Kittitas County

Community Development Services
Darryl Piercy, Director

Q.oé‘
&

KITTITAS COUNTY

AGENDA STAFF REPORT

AGENDA DATE: August 2, 2005

ACTION REQUESTED: Set Closed Record Meeting for Vista View Estates Preliminary Plat (P-05-03) for
August 16, 2005 at 2:00 p.m., Commissioner’s Auditorium

BACKGROUND:

» Vista View Estates Preliminary Plat (P-05-03): Rick Wade and John Miller, landowners, have applied for
a 187-lot plat on 45 acres of land zoned Residential. The subject property is located North of Kittitas
Highway and West of Willow Street on Kittitas Highway, Ellensburg, WA 98926. Tax parcel numbers:
17-18-01086-0001, 0002, 0003 and 17-18-01087-0001, 0002, 0003, 0004.

= The lots contained within this application are located within the Ellensburg Urban Growth Area and
would be served by municipal water and sewer if the application is approved. An “Outside Utility
Agreement, Annexation Covenant” between the City of Ellensburg and the owners of the subject property
was signed on June 21*, 2005.

s The subject parcels are within the Urban Growth Area of Ellensburg. The Urban Growth Areas are areas
designated by an incorporated city and approved by the county, in which urban growth is encouraged.
Urban growth areas are suitable and desirable for urban densities as determined by the sponsoring city’s
ability to provide urban services.

* The following Goals, Policies, and Objectives from the Kittitas County Comprehensive Plan apply to
Urban Growth Areas:

— GPO 2.3: The encouragement of urban growth and development to those areas where land
capability, public roads and services can support such growth.

— GPO 2.5: Kittitas County should encourage residential and economic growth that will minimize
the costs of providing public utilities and services.

— GPO 2.94: A consideration for all future development should be the adaptability of a proposal to
urban water and sewer systems.

-~ GPO 2.96: Adopt urban growth node (UGN) and urban growth area (UGA) boundaries to
accommodate residential and employment increases projected within the boundaries over the next
20 years. :

— GPO 2.98B: Lands included within the UGNs and/or UGAs shall either be already characterized
by urban growth or adjacent to such lands.

— GPO 2.98D: UGNs and/or UGAs shall provide a balance of industrial, commercial, and
residential lands.

* The subject properties were rezoned from Agriculture-3 to Residential in 1999 and 2000 (Ordinance No.
1999-13 and No. 200-9). Comprehensive Plan land use designations for the parcels are Urban Density
Residential and High Density Residential (Ellensburg). The minimum lots size for a single-family
dwelling unit in the Residential zone is 7200 square feet.
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= Kittitas County Community Development Services issued A Notice of Application on June 14, 2005.

= Pursuant to WAC 197-11-340(2) A SEPA MDNS was issued on July 11", 2005 and was mailed to
jurisdictional government agencies, adjacent property owners, and other interested parties. The specific
mitigations are as follows:

I. Environmental Elements

a.

A 50 foot buffer from the Ordinary High Water Mark of Lyle Creek shall be shown on the final
plat and designed as part of a separate Tract(s). This buffer shall remain in its natural
condition. No construction activities or disturbance of the vegetation shall be allowed within
the buffer area. The tracts shall be maintained by the owner or applicable homeowners
association.

A wood fence or equivalent will need to be placed on-site to delineate the 50 foot buffer from
the Ordinary High Water Mark of Lyle Creek to ensure that the buffer is not disturbed.

No fill or grading for the purposes of roads or utilities shall take place within 50 feet of the
Ordinary High Water Mark of Lyle Creek.

As required in the outside utility agreement, the installation of utility, street and other public
improvements shall conform to the standards and specifications approved by the City of
Ellensburg and such development standards shall use the current City development design
requirements as the standard for review of the development.

The developer will need to design and construct storm drainage treatment and flow control
facilities.

_Storm water shall not be deposited in the county right of way. Appropriate Department of

Ecology permits shall be applied for relating to storm water and run off.

Irrigation water will need to comply with irrigation district requirements and continued in front
of and through the site to any downstream users.

No irrigation water or tail water will be conveyed in the county right of way along the project’s
county road frontage.

Erosion control measure must be in place prior to any clearing, grading or construction. These
control measures must be able to prevent soil from being carried into surface water (this
includes storm drains) by stormwater runoff. A stormwater construction permit from
Washington State Department of Ecology may be required if there is a potential for discharge
from a construction site larger than one acre. A Stormwater Prevention Plan (Erosion Sediment
Control Plan) is needed for all permitted sites.

There is no existing storm drain system available for interior or exterior roadway drainage. The
current City of Ellensburg storm design requirements are based on treating the first %4” of
rainfall on the property, and storm drainage detention on a 10 year storm event (1.2” of
precipitation/24 hours) and retention facilities based on a 25 year storm event (1.6” of
precipitationm/24 hours). Depending upon the storm water control plan, the City of Ellensburg
may require additional right of way or easements for on site storm water treatment, prior to
discharge off site.

The applicants design engineer shall determine groundwater elevations in the vicinity of
proposed stormwater treatment and flow control facilities. The water surface elevation needs to
be utilized in the facility designs and shall be verified when groundwater is at its highest.
Tygically the groundwater in the Ellensburg area is elevated from April 15™ through October
15

The developer shall install a 12” storm drain along the entire Kittitas Highway frontage.
Stormwater and surface irrigation systems shall be kept separate.
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k. The preliminary plat indicates a detention area for storm water detention and flow control.
Specific issues related to storm water will be reviewed at time of civil plan submittal.

1. The developer shall provide storm drainage on the Kittitas Highway frontage as part of the site
development. Additional right of way or a drainage easement along the Kittitas Highway
frontage may be required for frontage stormwater treatment and flow control.

III. Noise
a. Construction activities on site shall be conducted only between the hours of 7am — Spm.
IV. Land and Shoreline Use

a. Any lots created by the subsequent subdivision or short subdivision of the subject parcels shall
be serviced by municipal utilities from the City of Ellensburg. The cost of extension of all
required utilities and other construction improvements shall be born by the proponent. The
proponent shall construct according to applicable design plans approved by Kittitas County
and/or the City of Ellensburg, all water, sanitary sewer, storm drainage, frontage and internal
road improvements prior to final approval of any division or boundary line adjustment of the
subject parcels. '

V. Housing

a. Manufactured homes as defined in KCC 17.08.391 and mobile homes as defined in

KCC17.08.398 shall not be allowed within the Vista View Estates Subdivision.
VI. Aesthetics

a. Per KCC 17.16.050 — No structure shall exceed two and one-half stories, or thirty-five feet,
whichever is less in height.

b. Maximum lot coverage regulations shall comply with the City of Ellensburg development
standards.

VII. Light and Glare

a. Street illumination shall be installed within the internal road network and at the intersections of
internal roads and county roads in accordance with the City of Ellensburg road standards.
Approved down draft lighting shall be used.

b. Street lights along Kittitas Highway should be 35’ tall Valmonts or pole mounted, but it is
likely they may need to be “Pinto” or the historic “Acorn” lights due to existing twin overhead
electrical lines on the Kittitas Highway. Street lights for the interior roads can be “Pinto” or the
historic “Acorn” lights. Street lighting standards will apply accordingly to this plat.

VIII. Transportation ‘

a. Internal roads shall be constructed in accordance with Kittitas County or the City of Ellensburg
standards, which ever is more restrictive.

b. All Kittitas County Road Standards for design, construction, inspection and bonding are
applicable except where City standards are specifically called out. (Refer to letter from Gordon
Crane, City of Ellensburg Engineering Department, dated June 28, 2005)

c. Street improvements, including sidewalk, curb and gutter, storm drainage, and street lighting
will be required. Half Street improvement, with full height curb and gutter, sidewalks and
street lighting will need to be installed along the Kittitas Highway and Pfenning Road
frontages. The Kittitas Highway and Pfenning Road frontage half street improvements
extension shall be constructed at a 48” wide roadway to face of full height curb, witha 7’
sidewalk. (Refer to letter from Gordon Crane, City of Ellensburg Engineering Department,
dated June 28, 2005 for typical roadway details from the City of Ellensburg Public Works
guidelines)

d. The design standards for the internal residential streets shall be a 50’ right of way width with a
38’ roadway to face of rolled up curb and 5° wide sidewalks on each side, providing for 6”
from the back of sidewalk to the property line. The improvements also include street lighting
and storm drainage.
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Prior to full curb and gutter road side improvements along Kittitas Highway, the shoulders
shall be widened to full width improvement with shoulder slope not to exceed 4(H);1(V).

Lots 40 through 55 and Lot 154 shall not access Kittitas Highway; access shall be on the
internal road system.

The lots adjacent to Kittitas Highway shall have their driveway access along the interior streets.
Driveways accessing onto arterial streets are discouraged, and to the greatest extent possible in
plat design, access should be organized along neighborhood streets that may intersect arterials,
i.e. cul-de-sacs, loops and neighborhood collectors.

The applicant’s traffic study recommended the required frontage improvements and street
construction per current City of Ellensburg road standards should be provided. In addition, turn
lanes will be required if traffic volume counts approach 90% if what is required to trigger a left
turn lane. The County will conduct counts during and at the end of each phase. A
determination will be made prior to the start of each phase as to whether the modlﬁcatlons are
required or not.

All roads shall be dedicated to the county and upon successful completion of construction be

_petitioned to be placed on the county maintenance system.

Road names shall comply with the City’s road name ordinance. (Refer to letter from Gordon
Crane, City of Ellensburg Engineering Department, dated June 28, 2005)

The applicant will be required to work with the City to identify, plan and provide for a future
north/south arterial/collector route between the Kittitas Highway and Pfenning Road and to
extend Seattle Avenue through the plat to connect with that north/south arterial/collector.

In addition to the Seattle Avenue right of way connection, a road right of way shall be stubbed
out to the north boundary line for a future connection to Oak Street.

A future Locust Street, Seattle Avenue and Oak Street corridor shall be protected with a
temporary cul-de-sac in order to accommodate for future extensions.

The Kittitas Highway is identified as an arterial on the City’s road master plan. The extension
of the Pfenning Road at the easterly border of the plat is also identified as a future arterial of the
City’s road master plan. The proposed Pfenning Road right of way shall be 80’ wide.

The alignment of the proposed Pfenning Road will need to extend to the northerly edge of the
proposed plat. Specific issues related to roadway alignment and driveway access will be
reviewed at the time of civil plan submittal.

Mountain View Avenue and the roadway’s continuation into the County is on the City’s
Bicycle route plan. The developer will need to install corresponding roadway markings and
signage.

Arterial roadways in the City are required to have centerline striping, installed by the developer.
The applicant’s engineer shall review the traffic and determine if a left turn lane is required off
Kittitas Highway.

All traffic signs according to MUTCD standards shall be supplied and installed by the
developer.

IX. Utilities

a.

b.

The following services are required to be provided to this development per KCC 17.16.010:
i. City of Ellensburg Water
ii. City of Ellensburg Sewer
iii. City of Ellensburg Electric
Specific requirements regarding utilities for the Vista View Estates are outlined in a letter from
the City of Ellensburg. (Refer to letter from Gordon Crane, City of Ellensburg Engineering
Department, dated June 28, 2005.)
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» The Kittitas County Planning Commission held a public hearing on June 25, 2005. A considerable
amount of testimony both for and in opposition of the project was received during the hearing.

INTERACTION:

* TheKittitas County Planning Commission could not come to a consensus whether to approve or
disapprove the project (2-2 vote), therefore the Planning Commission voted to forward the project with no
recommendation with a 4-0 decision to the BOCC.

* In addition to the findings prepared as part of the Staff Report, the Planning Commission made the
following findings and conclusions at the hearing:
1. The Planning Commission finds that additional internal transportation improvements are needed
including access from and to the Kittitas Highway. '
2. The Planning Commission finds a need for internal trails or park sites to the area.
3. The Planning Commission finds a concern for the impact of high density development to the
surrounding area in relation to public safety and welfare.

RECOMMENDATION:

= Take action on the Vista Views Estate Preliminary Plat at the August 16, 2005 Closed Record Meeting.

ATTACHMENTS: Staff Report
Written Record
Planning Commission Minutes
Planning Commission Audio Tapes Available Upon Request

LEAD STAFF: Joanna Valencia and Marco Rains, Staff Planners
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