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Memorandum
June 22, 2020
To: Concerned Citizens and Neighbors of the Forest Ridge Performance Based Cluster Plat (LP-08-00014)

From: Lindsey Ozbolt
Planning Official, Community Development Services

RE: Response to questions and concerns regarding the current development of the Forest Ridge
Performance Based Cluster Plat (LP-08-00014)

Kittitas County Community Development Services has received numerous emails and voicemails from many
citizens and neighbors regarding the Forest Ridge Performance Based Cluster Plat (LP-08-00014). So that
everyone receives the same information | will be addressing all questions/concerns in this one memo. Please be
aware that some questions | will be deferring to other department(s), however | have provided contact
information for that department and what conditions of approval they correlate with if applicable.

Below you will find the applicable codes, a project timeline/history, project narrative, attachment list
(attachments included in my email), and a response to all summarized questions.

Codes
e Kittitas County Code 16.09 Performance Based Cluster Platting (this project was submitted under this
code and vested to its standards. This code no longer exists in County Code)
O SEE ATTACHED

e RCW 58.17.140 Timing limitations for approval or disapproval of plats — extensions

“(3)(a) Except as provided by (b) of this subsection, a final plat meeting all requirements of this
chapter shall be submitted to the legislative body of the city, town, or county for approval within
seven years of the date of preliminary plat approval if the date of preliminary plat approval is on
or before December 31, 2014, and within five years of the date of preliminary plat approval if
the date of preliminary plat approval is on or after January 1, 2015.” [emphasis mine]

e  Kittitas County Code 16.12.250 Expiration

“A final plat meeting all requirements of this chapter shall be submitted to the board for
approval within the timeframe specified by RCW 58.17.140 . Failure to do so will result in the
preliminary plat being expired and no longer valid. No further action is necessary regarding an
application once the preliminary plat has expired pursuant to this chapter. Any applicant who
files a written request with the administrator at least 30 days prior to the expiration date,
showing that the applicant has attempted in good faith to submit the final plat within the time
period and that the associated fees are paid, shall be granted a one-year extension. Such an
extension can be requested and granted five times.” [emphasis mine]

COMMUNITY PLANNING ® BUILDING INSPECTION * PLAN REVIEW ® ADMINISTRATION ® PERMIT SERVICES ®* CODE ENFORCEMENT


https://app.leg.wa.gov/RCW/default.aspx?cite=58.17.140
https://www.co.kittitas.wa.us/boc/countycode/title16.aspx#16.12.250
http://apps.leg.wa.gov/rcw/default.aspx?cite=58.17.140

Project Timeline/History

e 4/24/2008 — Application Submitted

e 7/17/2009 — Application Determined Complete

e 7/30/2009 — Notice of Application (public comment period began)

e 8/14/2009 — Public comment period ended

e 9/23/2010 — SEPA (State Environmental Policy Checklist) MDNS (Mitigated Determination of
Nonsignificance) was issued.

0 10/7/2010 - Appeal period ended on the SEPA MDNS. No appeals were filed.

e 10/28/2010 — Hearing Examiner Public Hearing was held where the public was given an opportunity to
provide comments/testimony.

e 11/10/2010 — Hearing Examiner issued recommendation of approval of proposed project

e 12/21/2010 - Board of County Commissioners conducted a closed record meeting to consider the
proposal and the Hearing Examiner’s recommendation

0 Vote of 2-1 to grant preliminary approval, motion passed

e 12/28/2010 — Board of County Commissioners signed Resolution 2010-137 granting preliminary
approval of the Forest Ridge Performance Based Cluster Plat

e 1/4/2011 — Notice of Decision was issued. No LUPA (Land Use Petition Act) appeal was filed within 21
days of the decision.

e 12/8/2017 — First county plat extension was granted

e 12/3/2018 —Second county plat extension was granted

e 12/3/2019 — Third county plat extension was granted

Project Description

A 171-lot performance based cluster plat on approximately 479 acres of land that is zoned Rural-5. The project
is proposed to be served by a Group A water system and individual or community on-site septic systems. The
proposed project will have access off of Columbia Avenue in Cle Elum, then a new road west on the applicant’s
private property. The access road will be constructed to meet Kittitas County Road Standards. All required
roadway improvements will be the responsibility of the developer. A second access route is required.

Kittitas County Code 16.09 (as it existed in 2008, the time of application submittal that this preliminary approved
project is vested to) allows for Performance Based Cluster Platting to assist in the implementation of Kittitas
County's policy to provide tools to foster appropriate densities, while making development economically
feasible, benefits to the greater community through an effort to conserve water resources by minimizing the
development of exempt wells by encouraging group water systems, to protect public health by reducing the
number of septic drain fields, by concentrating urban densities in urban growth areas and by minimizing the
impact of "Rural Sprawl!" in rural lands, as designated in the Kittitas County Comprehensive Plan, Kittitas County
finds that this "Performance Based Cluster Platting" technique would foster the development of urban and rural
designated lands at appropriate densities, while protecting the environment and maintaining a high quality of
life in Kittitas County.

Public Benefit Rating System (PBRS) elements are items that are not already required by code. When a public
benefit is demonstrated then bonus density points apply. The density bonus is limited to use in the rural
designations with a 100% bonus in the Rural -5 zone. A minimum of twenty five percent (25%) of the area
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within the project boundary must be set aside in open space prior to application of the Public Benefit Rating

System contained in KCC 16.09.090.

Elements of the Performance Based Cluster Code are as follows:

Element Area Bonus Points
Open space total (48%) 230.13 acres 0

Open space density bonus (40%) 191.38 acres 40 points
Commercial Forest setback area 15.18 acres 0

Stream buffer within open space 7.05 acres 0

Wetlands & buffer within open space 4.52 acres 0

Roadway within open space 12.00 acres 0
Development Area 248.32 0

Group A water system 50 points
Total 478.45 acres 90points

Total bonus density points = 90 points. Total bonus density percentage =90%

Density bonus limit in the Rural 5 zone for this proposal is 90%.

Calculations for project:
e Current zone for project is Rural 5

o Allowed density for the Rural 5 zone is 1 unit per 5 acres

e Subject parcel is a total of 478.45 acres

e Lots allowed under current zoning (Rural 5) = 478.45 acres/5 acres = 95 lots
e (95 lots) x (total bonus density percentage 90%) = 182 total lots for cluster plat
O STAFF NOTE: This project was eligible for up to 182 units, however it was
proposed and given preliminary approval for up to 171 and is not allowed to

exceed this number.

All of the conditions included with the SEPA MDNS (see attached) and the Hearing Examiner Recommendation

of Preliminary Approval (see attached) are required to be met by the applicant/developer.

This project must be final platted by December 28, 2022 or it will expire. Once expired, a new application would
need to be applied for and would need to meet all current county code requirements. It would also be subject

to a new review process allowing for public participation.

Attached Documents

e Kittitas County Code 16.09 — Performance Based Cluster Code (version this project is vested to)
0 Kittitas County Code Ordinance 2007-022 amended the Performance Based Cluster Code

creating the version of code this project is vested to.
e Deemed Complete letter
e Notice of Application
e SEPA MDNS Decision
e Notice of SEPA Action and Public Hearing
e Hearing Examiner Staff Report
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e Hearing Examiner Recommendation of Approval

e Notice of Decision and Resolution 2010-137

e Application

e Revised project narrative and rating system chart —12/29/2009

Summarized Questions/Concerns (County responses italicized)

1. Rurallots are required to be 5 acres minimum to accommodate well and septic. The advertised lot of
150 homesites plus a clubhouse and pool exceed this requirement. Please explain.

You are correct that the minimum lot size for the Rural 5 zoning designation is 1 unit per 5 acres.
However, as explained above under “Project Description” the KCC 16.09 Performance Based
Cluster Platting (see attached) allowed for bonus density which is also described above.
Therefore, this project was given preliminary plat approval for up to 171 lots that are much
smaller in size than 5 acres in size consistent with the code in place at the time of processing this
application. Additionally, the clubhouse and pool are recreation facilities that were encouraged
as part of Performance Based Cluster Platting provisions. The applicant did not ultimately
choose to obtain bonus points for providing these facilities (recreation/community center)
however they are allowed to have them as they were proposed as part of their project and
considered when given preliminary approval. The revised project narrative and public benefit
rating system chart is attached to this email.

2. |If the hillside in question is zoned for rural single family; how is it possible to have a commercial/public
application to have a clubhouse and pool. It is not an allowable use. Please advise.

Please see the response to the question #1 above.

3. Ifthere are to be a large number of homes that are serviced only by a single road (Forest Ridge Drive)
how then is this possibly still considered a rural setting? Fire and Life Safety Equipment have one road in
and one road out to service approximately 180 current & future residences. This is not typical county
standards, much less rural. Has the developer applied for a zone change and additional roads?

KCC 16.09 Performance Based Cluster Platting is a form of land division that was allowed in the
Rural 5 zone at the time this application was submitted. In order for a code to be adopted
findings need to be made that it is consistent with rural character. This code found that it was
consistent at the time. Later through the Growth Management Hearings Board appeals the
Performance Based Cluster Platting code was repealed and replaced with the current KCC 16.09
Cluster Platting, Conservation and Agricultural Platting. Findings were also made in the Hearing
Examiner Staff report, Hearing Examiner Recommended Decision and the Board of County
Commissioners Resolution 2010-137 that the Forest Ridge Performance Based Cluster Plat was
consistent with rural character.

Access requirements were provided as conditions of preliminary approval and can be found in
Resolution 2010-137 (see attached). Specifically, conditions 16, and 23 — 25. The County Road
Standards that apply to this project are the 9/6/05 edition. For more information regarding
access/road requirements please contact Kittitas County Public Works at
publicworks@co.kittitas.wa.us. Mark Cook is the Director of Public Works and has been included
on this email.

The SEPA MIDNS also provided conditions regarding transportation and are conditions 8 — 10 of
the attached SEPA Action MDNS document. These conditions require re-evaluation of the
transportation network based on any required changes once geotechnical analysis is complete.
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There is also a condition that the applicant shall comply with the certain construction
requirements for the City of Cle Elum as explained in condition 9 of the SEPA MIDNS. Please
contact Kittitas County Public Works for additional information. In order for the applicant to
receive final plat approval they must demonstrate that all conditions of the preliminary approval
have been met. The applicant has not submitted for final plat approval as of the time of writing
this email.

e There are numerous fire and life safety conditions placed on this proposal through preliminary
approval and can be found in Resolution 2010-137 (see attached). Specifically, conditions 26, 39-
45. Pat Nicholson is the County Fire Marshal and has been included on this email.

4. What is the outcome of the traffic study coming down on Columbia from 180 homes?
e The traffic study can be found on the Kittitas County Website here:
https://www.co.kittitas.wa.us/cds/land-use/default.aspx then navigating to “Long Plats”, “LP-
08-00014 Forest Ridge Preliminary Plat” and finally “LP-08-00014 Forest Ridge Complete Record
Indexed and Bookmarked”. The Traffic Study can be found on page 204 of the pdf document
referenced. Please contact Kittitas County Public Works with questions regarding transportation.

5. With a proposed subdivision of this size, why is there not time and notification for public comment?

e Asexplained above in the Project Timeline section of this email, the public process occurred
between 2008 and 2010 when it was granted preliminary approval. There is no additional public
process for completion of this project as they are now required to obtain final plat approval by
demonstrating that they have met all conditions imposed through preliminary plat approval in
Resolution 2010-137 (see attached).

6. Who do | contact regarding road work including clearing and grading?
e Please contact Kittitas County Public Works at publicworks@co.kittitas.wa.us for questions
regarding road work including clearing and grading.

7. The documentation of hearings and approvals from this project are over a decade old, are they still valid
now?
o Yes, the preliminary approval granted by Resolution 2010-137 is still valid. Final platting must
occur by December 28, 2022 or the project will expire.

8. Concern with limited shared road access for an extremely large development and how the current
neighbors living in the areas will be negatively impacted.
e Please contact Kittitas County Public Works at publicworks@co.kittitas.wa.us for questions
regarding road access. Also refer to question 2 above as it relates to road requirements.

9. Will there be new hearings before this project can proceed?
e There will not be new hearings for this proposal. Please see the responses to questions 5 and 7
above.

10. What dust control measures will be used?
e Resolution 2010-137 which granted preliminary approval of the Forest Ridge Performance Based
Cluster Plat included two conditions regarding dust control measures, conditions 33 and 34.
County standards require a water truck be available during construction to minimize dust
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emissions. For more information regarding this standard and the use of a water truck, please
contact Public Works at publicworks@co.kittitas.wa.us.
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As Adopted July 19, 2007

Chapter 16.09
PERFORMANCE BASED CLUSTER PLATTING

Sections

16.09.010 Purpose and Intent,

16.09.020 Uses Permitted.

16.09.030 Criteria.

16.09.040 Development Regulations.
16.09.060 Minimum Lot Size.
16.09.080 Process for Approval.
16.09.090 Public Benefit Rating System.
16.09.100 Definitions.

16.09.010 Purpose and Intent.

With the recognition of the value of retention of rural densities in rural lands, while protecting
our critical areas, water resources and resource lands, and recognition that urban densities belong
in urban designated lands, Kittitas County also recognizes the need for innovative planning tools
to achieve these goals. Encouraged by the Growth Management Act (GMA), Kittitas County
may provide for clustering, planned unit developments, density transfer, design guidelines,
conservation easements and other innovative techniques that will accommodate appropriate rural
and urban densities and uses at levels that are consistent with the preservation of rural character
and that provide a public benefit.

To assist in the implementation of Kittitas County’s policy to provide tools to foster appropriate
densities, while making development economically feasible, benefits to the greater community
through an effort to conserve water resources by minimizing the development of exempt wells by
encouraging group water systems, to protect public health by reducing the number of septic drain
fields, by concentrating urban densities in urban growth areas and by minimizing the impact of
"Rural Sprawl" in rural lands, as designated in the Kittitas County Comprehensive Plan, Kittitas
County finds that this "Performance Based Cluster Platting" technique would foster the
development of urban and rural designated lands at appropriate densities, while protecting the
environment and maintaining a high quality of life in Kittitas County.

Kittitas County shall conduct a yearly review of the Performance Based Cluster Platting chapter
to review the effectiveness of the code in meeting the purpose and intent. (Ord. 2006-36, 2006;
Ord. 2005-35, 2005)

16.09.020 Uses Permitted.

The permitted uses of the clustered area shall be those of the underlying zone. Those uses
specifically identified for the recreation categories in KCC 16.09.090 can be found in KCC 17.14
performance based cluster plat uses. Other uses not specifically identified may apply if
determined a similar use as provided in Title 15A. (Ord. 2006-36, 2006; Ord. 2005-35, 2005)

16.09.030 Criteria.
Public Benefit Rating System (PBRS) elements are items that are not already required by code.
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No points shall be awarded for land which is already protected through the Critical Areas
Ordinance, Shoreline Program or other regulatory requirement. The calculation of open space
shall not include these areas already protected through regulation. When a public benefit is
demonstrated then bonus density points will apply. An element that may have a high value in an
urban designation may have a very low value in a rural designation. It is necessary, therefore, to
have a separate set of criteria and outcomes depending on the land use designation. The density
bonus is limited to use in the rural designations with a 100% bonus in the Rural -3, Agriculture -
3, Rural -5 and Agriculture - 5 zones and 200% in the Agriculture 20 and the Forest and Range
20 zones. There is no limit to density bonus within the Urban Growth Areas and the Urban
Growth Nodes. A minimum of forty percent (40%) the area within the project boundary must be
set aside in open space prior to application of the Public Benefit Rating System contained in
KCC 16.09.090 of this chapter.

The following minimums for open space allocation and minimum acreage for application for
performance based cluster plat (PBCP) application by zone shall apply:

Rural 3and Rural 5and  Agriculture 20 and
Ag3 Zones. AgS5Zones. Forestand Range 20.

Minimum open

9 acres 15 acres 30 acres
space acreage.

(Ord. 2006-36, 2006; Ord. 2005-35, 2005)
16.09.040 Development Regulations.

A. Applicability. This chapter applies to all tax parcels or combination of tax parcels from
the date of the ordinance codified in this chapter, located in the Residential, Residential 2,
Suburban, Suburban 2, Agriculture-3, Agriculture 5, Agriculture-20, Rural-3, Rural 5 and
Forest and Range 20 zoning districts. Roads. Title 12 Road Standards of this code shall
apply to Performance Based Cluster Platting.

B. Phasing. Phasing shall be permitted without bonding requirements for future phases.
Extension to final plat approval may be requested by the applicant in no more than three,
three-year increments, pursuant to RCW 58.17.140. Final plat approval must be given
within five years of the date of preliminary plat approval.

C. Notification Requirement. If appropriate, all Performance Based Cluster Platting
conveyance instruments shall contain the following notice: The subject property is within
or near existing agricultural or other natural resource areas on which a variety of
activities may occur that are not compatible with residential development for certain
periods of varying duration. Agricultural or other natural resource activities performed in
accordance with county, state and federal laws are not subject to legal action as public
nuisances. Kittitas County has adopted right to farm provisions contained in the Section
17.74 of the Kittitas County Zoning Code.
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D. Compliance with County Development Regulations. Unless otherwise specified by this
chapter, all development activities authorized through this chapter shall comply with all
existing, applicable county development regulations, including but not limited to:
subdivision ordinance, zoning code, shoreline master program, road standards, critical
areas, and floodplain development ordinance. In addition, Performance Based Cluster
Platting shall not be used prospectively in conjunction with the Kittitas County planned
unit development ordinance (Chapter 17.36 of this code).

E. Applications. Applications for Performance Based Cluster Platting shall be evaluated for
the possible impacts to adjacent agricultural uses. Residential parcel densities allowed in
rural areas can have a significant impact on agricultural, forestry and mineral resource
uses. Conditions may be placed on development proposals through the normal Kittitas
County permitting authority, which protect agricultural lands from possible impacts
related to incompatible land uses. All applications shall be referred to the planning
commission for review.

F. TIrrigation. If the land is served with irrigation water, a preliminary irrigation plan is
required with application.

G. Farmstead. The farmstead, including the pre-existing residential and associated out
buildings within the project boundary, will not be required to become part of a cluster of
residences.

H. Location. Clustered lots shall be located within the project boundary in a manner that best
recognizes the integrity of the public benefits identified in the cluster plat, including but
not limited to, the location of the natural resource lands, critical areas as identified in
K.C.C. 17.A, purpose of open space, etc.

I. Agriculture-20. The ability to create one lot less than twenty acres in size in the
Agriculture-20 zoning district shall not be used in addition to or cumulatively with
Performance Based Cluster Platting. (Ord. 2006-36, 2006; Ord. 96-6 (part), 1996)

16.09.060 Minimum Lot Size.
The size of the lots to be developed shall meet the minimum WA ST Department of Health
requirements. (Ord. 2006-36, 2006; Ord. 2005-35, 2005)

16.09.080 Process for Approval.

A. Prior to submitting an application for a Performance Based Cluster Plat the applicant
shall submit a request for a Pre-application Conference with the staff of Community
Development Services. (CDS). CDS will schedule the pre-application conference and
invite other county departments and outside agencies as appropriate to review and offer
comments regarding the application and to assist the applicant in the appropriate process.

B. Submit preliminary Performance Based Cluster Plat map in conformance with
requirements in K.C.C Title 16.12 Preliminary Plats and Title 12 Road Standards. Submit
SEPA checklist in conformance with K.C.C. 15.04 SEPA Regulations, as required for a
plat application.

C. Submit critical areas application consistent with K.C.C. Title 17A.C.
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D.

Performance Based Cluster Plats are to be processed as plats and are subject to a public
hearing before the Planning Commission as provided for in K.C.C. Title 15A. Project
Permit Application Process.

Final Performance Based Cluster Plat approval must be in conformance with K.C.C. Title
16.20 Final Plats.

Prior to final plat approval, any features of the project incurred as a result of bonus
density shall be fully constructed or bonded for.

. Documentation shall be submitted by the applicant stating how the proposed

development meets the intent of Chapter 16.09, and shall also demonstrate consistency
with the bonus density awarded for such development prior to final approval.

Final plats meeting all requirements of this chapter shall be submitted to the Board of
County Commissioners for approval within five years of the date of preliminary approval
as required by RCW 58.17.140. An applicant who files a written request with the County
at least thirty days before the expiration of this five year period shall be granted an
extension of no more than four years for a total of nine years upon a showing that the
applicant has attempted in good faith to submit the final plat within the initial five year
period. (Ord. 2006-36, 2006; Ord. 2005-35, 2005)

16.09.090 Public Benefit Rating System.

Points accrued from each element will be calculated in a cumulative manner and applied as a
total in accordance with the public benefit rating system chart below. This total shall be
converted to a percentile on a one to one basis (ex. 80 points equals 80% bonus density) and
multiplied against the underlying zone minimum lot size based density. Where more than one
zone exists within a cluster plat boundary, the overall percentile shall be applied against the
number of whole lots calculated within the individual zone acreage and within the overall limit
for the zone per 16.09.030 of this code.

Example:

An application for an 80 acre cluster plat where 65 acres are zoned Forest and Range 20
and 15 acres are zoned Rural 3.

Total cumulative points for entire plat earned = 150. Converted to 150%.

Rural 3 zone density bonus limit = 100%

Forest and Range 20 zone density bonus limit = 200%.

Calculations:
1. 15 acres divided by 3 acre min. lot size = 5 whole lots.*
5 lots times 100% max. (within the 150% earned) for Rural 3 = 10 lots.
2. 65 acres divided by 20 acre min. lot size = 3 whole lots.
3. 3 lots times 150% eamed (within the 200% max. allowed for Forest and Range) = 7
whole lots.
4. Total lots allowed for cluster plat = 17. A potential of up to 5 clusters (minimum 3 lots or

building envelopes each) may be located where most appropriate within the 80 acre
project boundary regardless of the zone in which each is placed.
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* Whole lots are based on the minimum lot size for the zone and fractions thereof will not be

rounded up to constitute a whole lot.

Public Benefit Ratings System Chart

Urban
Point;

Element

Transportation
Roadway Right of Way
width exceeding County
Road Standards by >20%
to Accommodate Future
Growth and Multi-Modal
Transportation Needs.

25 0

Incorporate appropriate 25 25
easements and rights of

way to allow for

connectivity between

developments for

motorized, non-motorized

and pedestrian travel.

Facilitates grid system

transportation network.

Provide for multi-modal
access to publicly owned
recreational lands.
Preserve Historic Access
to recreation areas.

25 25

Develop Design 20 0
Standards for streetscape.

i.e. separated sidewalks,

street lighting,

landscaping.

Rural Points

Comments

Urban levels of activity will need
to consider future needs as growth
and population increase. There
will be more opportunity for
Multi-modal transportation
options in the urban environment.

Establishment and facilitation of
connectivity between
developments for all modes of
transportation will allow for
efficient and orderly road
development.

Access to public recreation lands
has diminished as a result of
increased development. Incentives
to preserve this access are vital to
the public interest. Proposed
access points to public lands shall
be in conformance with
requirements as identified by
federal, state, and local agencies
having jurisdiction over said
public lands. Documentation
demonstrating such shall be
submitted as part of the project
application.

Urban streetscapes are an
important element to the character
of an urban community. As
density in these urban areas
increases, it is important to
provide elements in street design
that are effective in reducing the
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Open Space

Place minimum of 50%
of site in open space for
25 yrs.

Place 40% to 80% of site
in open space for
perpetuity.

Create urban
redevelopment areas
using open space

Wildlife Habitat

Connectivity of Wildlife
Corridors

Wetland and riparian
areas, setbacks, wetland,
riparian areas and habitat
enhancement and creation
beyond requirements of
CAO.

20

10

35

10

40 to 80 dependent on
% set aside. Points
directly related to set
aside percentage ie:

40% = 40 points.* See

habitat connectivity
for additional points
associated with this
category.

0

15 if done in
conjunction with open
space in perpetuity.

10
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effects of hardscape and that are
visually pleasing.

25 year period is sufficient to

justify the development of passive

uses. Allows for redevelopment in
urban areas after 25 years.

Significant long term benefit in
rural areas. Minimizes options for
redevelopment in urban areas.

Allows for redevelopment in
urban areas not currently served
by urban services.

Development of open space is
most effective if done with
adjacent open space lands in
mind. Development of wildlife
corridors provides maximum
benefit from open space creation.
Proposed wildlife corridors shall
be consistent with the
requirements of the Washington
State Department of Fish and
Wildlife. Documentation
demonstrating such shall be
submitted as part of the project
application.

Provides for replacement of
historic loss of wetlands, habitat,
riparian and aquifer recharge
areas.
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Health and Safety

Connection to municipal
water system.

Connection to Group A
water system.

Connection to Group B
water system.

Connection to Sewage
Disposal System

Community septic
system.

Reclaimed water system.

50

50

50

25

10

50

Recreation - For specific uses see KCC 17.14.
5/10* higher number Provides limited recreational use.

Development of passive
recreational facilities: ie:
bird watching, picnic
areas.

Development of active
recreational facilities ie:
trails, ball fields, tennis
courts, outdoor riding
arenas.

Development of formal
recreation facilities. ie:
pool, clubhouse, golf
course, indoor riding
arenas.

5/10%
higher
number if
available
for general
public use.

10/20*
higher
mumber if
available
for general
public use.

10/25*
higher
number if
available
for general
public use.

if available for
general public use.

Use of urban services.

Minimize need for individual
wells.

Minimizes need for individual
wells. Not consistent with urban
levels of development.

Use of urban services.

Minimizes individual drain fields
and ensures maintenance of
system.

Reduces use of domestic water
supplies for irrigation and stream
flows.

10/20* higher number Provides for increased opportunity

if available for
general public use.

for recreation.

10/25* higher number Provides for increased opportunity

if available for
general public use.

(Ord. 2006-36, 2006; Ord. 2005-35, 2005)

16.09.100 Definitions.

for recreation
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Cluster. A "cluster" consists of three or more buildable contiguous lots or building
envelopes within the cluster boundary. Individual clusters need not be contiguous but
must be within the project boundary.

"Density bonus" is that percentage of increase over the underlying zoning in the number
of residential lots based on the total acres of the proposal.

Open space. For purposes of this chapter, "open space" shall mean land used for outdoor
active, passive and formal recreational purposes, land used for resource protection
(including related structures such as barns on agriculturally productive land), land which
is a common area for use by the public and/or residents of a cluster development, which
is reserved for parks, walking paths or other natural uses, but not to include critical areas
where development would otherwise be restricted, or dwellings or roadways surfaces, or
building setbacks required by current codes, or areas otherwise encumbered by other
federal, state, or local jurisdictions. In all cases, for purposes of this chapter, open space
shall be of a functional nature and incorporate logical boundaries.

Public Water System. A DOH approved water system that meets the requirements of
WAC 246-290 or 246-291, or any water system that meets the definition of "Municipal
water supplier” under RCW 90.03.015.

Sewage Disposal System. A DOH or DOE approved sewage disposal system that meets
the requirements of RCW 36.94 or RCW 90.46 or RCW 90.48.

Parent Parcel. That land made up of one or more contiguous tax parcels that are
developed under this section.

Recreational passive uses shall include, but not be limited to, picnic areas, bird and
wildlife viewing areas, pedestrian trails, etc.

Recreational active uses shall include, but not be limited to, ball fields, tennis courts,
wheeled vehicle trails, outdoor riding arenas, etc.

Recreational formal uses shall include, but not be limited to, swimming pools,
clubhouses, golf courses, indoor riding arenas, etc.

Reserve Development Area is all of the land within the project boundary that is within
one mile of an Urban Growth Area and could reasonably be considered for inclusion

‘within an Urban Growth Area during the 20 year planning period.
. The "residual parcel” (also called "the open area") is that land which is remaining after

the cluster subdivision lots and internal roads are deducted (Ord. 2006-36, 2006; Ord.
2005-35, 2005)



KITTITAS COUNTY COMMUNITY DEVELOPMENT SERVICES

411 N, Ruby St., Suite 2, EHensburg, WA 08926
CRSECCKITTITAS. WAL US

Office (309} 962-7306

Fax (509) 862-7682

“Building Partnerships - Buitding Communities™

July 17, 2009

Iron Snowshoe, LLC
¢/o David Blanchard

PO Box 923

Cle Elum, WA 080922

Allison Kimball
Authorized Agent
Brookside Consulting
P.O. Box 1036

Cle Elum, WA 98922

Subject: Determination of Complete Application
Forest Ridge Prelimmary Plat LP-08-00014

Dear Applicant:

Your application for the Forest Ridge Preliminary Plat was received on April 24, 2008, and has been
determined complete on the date of this letter.

Your application meets the requirements of KCC 16.12.010 for a complete application. The County
may request additional information during review of your application. Continued processing of your
application will include, but is not limited to the following actions:

1. According to KCC 15A.030.060 a Notice of Application will be sent to the public
(adjacent landowners), Kittitas County departments, and non-County governmental
agencies mviting written comments on this proposal. Note: vou have 5 days to contact
Community Development Services for instructions for posting notice signs at the site
as outlined in KCC 15A.03.110.

2. Requests for clarification, amendments, or additional information will be sent to you
following the public comment period.

3. The consideration of written comments from adjacent property owners and public
agencies will be incorporated in the staff report.

4. As requested by the County, additional materials and/or revised preliminary plat
drawings may be required before this matter is brought before the Hearing Examiner.

5. A public hearing will be scheduled before the Kittitas County Hearing Examiner. At that
hearing a recommendation will be made for approval or denial.
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6. A closed-record hearing will be scheduled before the Kittitas County Board of
Commissioners where final approval or denial will be given.

If you have any questions regarding this matter, please contact me at (206) 382-9540, or by e-mail at
anelson@GordonDerr.com. :

Sincerely,

Qi \i—

Anna Nelson, AICP
Contract Planner

cc: Jeff Watson, Kittitas County Public Works



KITTITAS COUNTY COMMUNITY DEVELOPMENT SERVICES
411 N. Ruby St., Suite 2, Ellensburg, WA 98926
CDS@CO.KITTITAS.WA.US
Office (509) 962-7506
Fax (509) 962-7682

“Building Partnerships — Building Communities”

KITTITAS COUNTY

NOTICE OF APPLICATION

Notice of Application: July 30, 2009
Application Received: April 24, 2008
Application Complete: July 17, 2009

Project Name (File Number): Forest Ridge (LP-08-00014)
Applicant: Property owner — Iron Snowshoe LLC

Location: Twelve tax parcels, located northeast of the @it¢le Elum off of the extension of Columbia Straet
Section 24, T.20N, R.15E, W.M.; Kittitas County gglrmap numbers 20-15-24000-0001, -0003, -0004 7090
0015, -0016, -0017, -0018, -0019, -0020, -0021,-a0@2.

Proposal: Landowner Iron Snowshoe LLC has submitted a Prakinyi Plat application to subdivide
approximately 479 acres into 171 single-family desitial lots, with an average lot size of 1.67 acr€he subject
property is zoned Rural-5The project is proposed as a Performance BasedeCRkt. Final plat approval and
building permits will be required.

Materials Availablefor Review: The submitted application and related filed docuimiemy be examined by the
public at the Kittitas County Community Developm&atrvices (CDS) office at 411 N. Ruby, Suite 2,
Ellensburg, Washington, 98926, or on the CDS welaittp://www.co .kittitas.wa.us/cds/current/Phone:

(509) 962-7506

Written Comments on this proposal can be submitted to CDS any firre to 5:00 p.m. on August 14, 2009.
Any person has the right to comment on the apjptinateceive notice of and participate in any hegsj and
request a copy of the decision once made. Appeakpures can vary according to the type of decis&ng
appealed, and are described in Kittitas County Coile 15A.

Environmental Review (SEPA): The County expects to issue a Determination of-Bigmificance (DNS) for
this proposal, and will use the optional DNS preceseaning this may be the only opportunity forghblic to
comment on the environmental impacts of the prdpddétigation measures may be required under apple
codes, such as Title 17 Zoning, Title 16 Subdivisiaand the Fire Code, and the project review poogay
incorporate or require mitigation measures regasdtd whether an EIS is prepared. A copy of thestmold
determination may be obtained from the County.

Public Hearing: An open record hearing will be scheduled beforeditttas County Hearing Examiner after the
SEPA environmental threshold determination has lissered. A Public Hearing Notice will be issued
establishing the date, time and location of thisrimg.

Designated Permit Coordinator (staff contact): Anna Nelson, Contract Planner: (206) 382-9540; katai
anelson@GordonDerr.com
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KITTITAS COUNTY COMMUNITY DEVELOPMENT SERVICES

411 N. Ruby St.. Suite 2, Ellensburg, WA 98926

(‘l)S@;‘CU.KITTlTAS.WA.US

Ottice (509) 962-7506

“Building Partnerships - Building Communities™ Fax (509) 962-7682

T
KITTITAS COUNTY

NOTICE OF DECISION SEPA ACTION
AND PUBLIC HEARING

To: Interested County Departments & Agencies with jurisdiction
Adjacent Property Owners
Applicant
From: Dan Valoff, Staft Planner
Date: September 23, 2010
Subject: Forest Ridge Performance Based Cluster Plat (File No.: LP-08-00014)

Please find the attached Mitigated Determination of Nonsigniticance (MDNS) for the above referenced project. A
Notice of Application for the submitted application was mailed on July 30, 2009.

NOTICE IS HEREBY given that pursuant to 43.21(C) RCW, Kittitas County Community Development Services
did on September 23, 2010 make a Mitigated Determination of Non-Significance (MDNS) for Iron Snowshoe,
LLC for a preliminary plat application to subdivide approximately 479 acres into 171 single-family residential
lots, with an average lot size of 1.67 acres. The subject property is zoned Rural-5. The project is proposed as a
Performance Based Cluster Plat. Final plat approval and building permits will be required. The subject property
is comprised of twelve tax parcels, located northeast of the City of Cle Elum off of the extension of Columbia
Street in Section 24, T.20N, R.15E, W.M.; Kittitas County parcel map numbers 20-15-24000-0001, -0003, -0004
-0007, -0015, -0016, -0017, -0018, -0019, -0020, -0021, and -0022. The complete application file may be viewed
at Kittitas County Community Development Services, 411 N. Ruby St. Suite 2, Ellensburg, WA 98926. Staff
Planner: Dan Valoff.

¥

Any action to set aside, enjoin, review, or otherwise challenge such administrative SEPA action on the grounds of
noncompliance with the provisions of chapter 43.21RCW shall be commenced on or before October 7, 2010 at
5:00 p.m. to the Kittitas County Board of Commissioners, Rm. 108, County Courthouse, Ellensburg, WA 98926,
Appeals of SEPA threshold determinations shall be consolidated with appeals of final permit approval, according
to 15A.04.020, Chapter 43.21C RCW and Chapter 15.04 KCC (such as a decision to require particular mitigation
measures or to deny a proposal). A single simultaneous hearing before one hearing body will consider the agency
decision on a proposal and any environmental determinations made, with the exception of the appeal, if any, of a
threshold determination of significance.

NOTICE IS HEREBY given that a hearing on said application before the Kittitas County Hearing Examiner has
been scheduled for October 28, 2010 at 6:00 p.m. in the Kittitas County Courthouse Auditorium, Ellensburg,
WA, 98926. Anyone with an interest in this matter is urged to attend said hearing where testimony will be taken.
Written comments will be received and documents may be viewed at the above address prior to the hearing.
Interested persons are encouraged to verify prior to attending.
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APPROVALS
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KITNTAS COUNTY DEPARTMENT OF PUBLIC WORKS

EXAMINED AND APPROVED THIS DAY OF
-_— JAD, 200 __

KITTITAS COUNTY ENGINEER

Sk

=

KITNTAS COUNTY HEALTH DEPARTMENT

| HEREBY CERTIFY THAT THE FOREST RIDGE PBCP
PLAT HAS BEEN EXAMINED BY ME AND | FIND THAT
THE SEWAGE AND WATER SYSTEM HEREIN SHOWN
DOES MEET AND COMPLY WITH ALL REQUIREMENTS
OF THE COUNTY HEALTH DEPARTMENT.

DATED THIS ___ DAY OF AD., 200__

KITNTAS COUNTY HEALTH OFFICER

CERTIFICATE OF COUNTY PLANNING DIRECTOR

| HEREBY CERTIFY THAT THE FOREST RIDCE PBCP

HAS BEEN EXAMINED BY ME AND FIND THAT IT CONFORMS
TO THE COMPREHENSIVE PLAN OF THE KITMTAS

COUNTY PLANNING COMMISSION,

DATED THIS ___ DAY OF AD, 200__

KITTITAS COUNTY PLANNING DIRECTOR

CERTIFICATE OF KITTITAS COUNTY TREASURER

1 HEREBY CERTIFY THAT THE TAXES AND ASSESSMENTS
ARE PAID FOR THE PRECEDING YEARS AND FOR THIS
YEAR IN WHICH THE PLAT IS NOW TO BE FILED,
PARCEL NO. §20-15~24000-0001, —0003,

0004, —0007, —0015, —0016, —0017, —0018, —0018,
—-0020, -0021, —0022 (803034, 163034, 173034,
203034, 22020, 22021, 22022, 22023, 22024, 22025,
22026 & 22027)

DATED THIS ___ DAY OF AD., 200__

KITTITAS COUNTY TREASURER

CERTIFICATE OF KITNTAS COUNTY ASSESSOR

| HEREBY CERTIFY THAT THE FOREST RIDGE PBCP

HAS BEEN EXAMINED BY ME AND | FIND THE PROPERTY
TO BE IN AN ACCEPTABLE CONDITION FOR

PLATTING,  PARCEL NO. §20-15-24000—0001, —0003,
0004, —0007, —0015, —0018, 0017, -0018, —0019,
—-0020, -0021, -0022

DATED THIS ___ DAY OF AD., 200__

KITTITAS COUNTY ASSESSOR

KITIITAS COUNTY BOARD OF COMMISSIONERS

EXAMINED AND APPROVED THIS DAY OF
- . aD, 200

FOREST RIDGE
PERFORMANCE BASED CLUSTER PLAT
LOCATED IN SECTION 24, T.20N.,, R.15E, W.M.

KITTITAS COUNTY, STATE OF WASHINGTON
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SURVEY NOTES:
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4. THF CRITICAL SIOPES AND STREANS SEONN ON THIS SURFEY
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ROAD STANDARDS.

RECORDER'S CERTIFICATE ......ceoomuenrenermenmsannas

Filed for record this......... day of .o 20......atu M
in BOOK....Ofiuercrireicriirians at page........ al the requesl of

DAVID_P. NELSON
Sirveyor's Name

SURVEYOR'S CERTIFICATE

This mep correctly represents a survey made by
me or under my direclion In conformance with the
requirements of the Survey Recording Acl al the
request of... JRON. SNQWSHRR.. LEC... i
in.. APRIL...,2008.

DAVD P. NELSON DATE
Certificate No...18092.......

ENGINEERING & SURVEYING
108 EAST 2ND STREET

Encompass n)\

CLE ELUM, WA 98922
PHONE: (509) 674-7433
FAX: (509) 674-7419
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KITTITAS COUNTY COMMUNITY DEVELOPMENT SERVICES
411 N. Ruby St., Suite 2. Ellensburg, WA 98926

CDS(@CO.KITTITAS. WA.US

Oftice (509) 962-7506

Fax (509) 962-7682

State Environmental Policy Act

MITIGATED DETERMINATION OF NONSIGNIFICANCE

Description: Landowner Iron Snowshoe LLC has submitted a Preliminary Plat application to
subdivide approximately 479 acres into 171 single-family residential lots, with an
average lot size of 1.67 acres. The subject property is zoned Rural-5. The project
is proposed as a Performance Based Cluster Plat. Final plat approval and building
permits will be required.

Proponent: Iron Snowshoe, LLC

Location; The subject property is comprised of twelve tax parcels, located northeast of the
City of Cle Elum off of the extension of Columbia Street in Section 24, T.20N,
R.1I5E, W.M.; Kittitas County parcel map numbers 20-15-24000-0001, -0003, -
0004, -0007, -0015, -0016, -0017, -0018, -0019, -0020, -0021, and -0022.

Lead Agency: Kittitas County Community Development Services

The lead agency for this proposal has determined that the proposal will not have a probable significant adverse
impact on the environment. An Environmental Impact Statement (EIS) is not required under RCW 43.21C.030
(2) (¢) and WAC 197-11. This decision was made after review of a SEPA environmental checklist and other
information on file with the lead agency, after considering voluntary mitigation measures which the lead agency
or the applicant will implement as part of the proposal, and after considering mitigation measures required by
existing laws and regulations that will be implemented by the applicant as part of the Kittitas County permit
process. The responsible official finds this information reasonably sufficient to evaluate the environmental
impact of this proposal. This information is available to the public on request.

Based on the project specific analysis, the lead agency for this proposal has also determined that certain
mitigation measures are necessary in order to issue a Determination of Non-Significance for this proposal.
Failure to comply with the mitigation measures identified hereafter will result in the issuance of a Determination
of Significance (DS) for this project. The mitigation measures are listed below. Also note the following:

A, This finding is based on review of the Long Plat Application submitted April 24, 2008 and the
Application Supplement submitted December 29, 2009. The application includes a SEPA Environmental
Checklist dated April 2008, a revised SEPA Environmental Checklist dated December 2009,
correspondence with the applicant regarding voluntary mitigation measures, and the following reports or
studies: Downstream Analysis (August 2009); a letter from Sapphire Skies to the Department of Public
Health detailing water usage and status of water rights transfer (October, 2009): Transportation Impact
Analysis (November, 2009); Forest Ridge Streams und Wildlife Habitar Study (December, 2009); Forest
Ridge Existing Conditions Kittitas County Critical Areas Report (December, 2009); Preliminary Storm
Drainage Report (December, 2009); and Forest Ridge Geological Huzard Assessment (August, 2010).
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B. Issuance of this threshold determination does not constitute approval of the proposal for construction.
This proposal will require review and approval by Kittitas County (Building Permit and associated
permits/approvals) and will be reviewed for compliance with all applicable Kittitas County codes which
regulate development activities, including but not limited to the Zoning Code, Uniform Fire and Building
Codes, Road Standards, Surface Water Design Manual, and the Sensitive Areas Regulations. This
proposal will also require approvals by other agencies as described in the SEPA Environmental Checklist.
These approvals and requirements are not inclusive, as some approvals and code requirements can only be
confirmed and/or reviewed upon submittal of construction permits.

(&) Voluntary mitigation measures which the applicant will implement as part of the proposal are listed in the
SEPA Environmental Checklist and include the following:

e  Homes shall not be allowed to use wood burning stoves.

¢ Impervious surface area will be minimized to the extent practical, with less than 11% of the
project site being impervious. Native vegetation will be retained to the maximum extent feasible.

e (CCRs will be adopted to preserve native vegetation, wildlife areas, and recreational uses.

¢ Construction will be limited to 7am-7pm during the summer, and 8am-6pm during the winter.

e The applicant will work with a professional landscaper to design the site in such a way that the
natural setting is preserved. Design standards will help maximize aesthetic suitability and the
likelihood that the community blends within the surrounding environment.

e Through CCRs, residents will be required to comply with Dark Skies standards. Lighting in
comunon areas will also comply with Dark Skies standards.

e The applicant proposes to create several pedestrian/bicycle/multi-modal trails.

e The applicant may construct a recreational/community center that will provide opportunities for
active and passive recreation,

These mitigation measures are in addition to requirements that will be implemented through Kittitas
County code compliance permit review. Prior to construction permit issuance, these voluntary mitigation
measures will be incorporated as conditions of development.

The following SEPA mitigation conditions shall also apply based on the project specific analysis:

Geohazards and Landslide Areas

1. Additional Analysis: Prior to site construction, the applicant shall conduct additional
geotechnical analysis to better understand the site conditions and projected impacts of the
proposed development on the identified landslide area. Results of this additional analysis may
result in changes to the plat layout, including changes to the number of lots, location of internal
access roads, location of septic drain fields, location of stormwater facilities, open space
calculations, and other site elements. The analysis shall include, at a minimum, the following
activities:

a. Obtain 2-foot contour interval topographic data for the entire landslide area to permit a
more detailed examination of geomorphological features. This topographical data shall
be used in further delineation of areas on the landslide area requiring additional study, in
identification of landslide features, and will improve input for refining and confirming
results of the stability analysis. If new topographic data reveals areas warranting
additional study, these areas shall be examined, in addition to those areas identified in
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Figure 4 of the Forest Ridge Geological Hazard Assessment (August 19, 2010), shown
below.

ﬁ Areas Recommended for Additional Study
Figure 4 from Forest Ridge Geological Hazard Assessment (August 2010)

b. Collect subsurface data in the north-central portion of the landslide where there is
evidence of more recent slope movement and in the region near the toe of the landslide
where stability analysis suggests potential instability under modeled conditions.
Subsurface data should consist of a borehole drilling program observed by a qualified
geotechnical engineer, in situ testing of soil strength, and sample collection and analysis
by a geotechnical laboratory.

c. Using results from the two activities above refine the stability modeling for the entire
mapped landslide with emphasis on the north-central portion of the landslide, where there
is evidence of more recent slope movement, and in the region near the toe of the
landslide, where stability analysis suggests potential instability under model conditions.

d. A design-level geotechnical study of the site should be completed prior to finalizing final
plat development plans. Specific focus should be given to the results from refined slope
stability analysis, those areas of the mapped landslide that are potentially sensitive to
modification, those areas having steep slopes, and the presence of a mine hazard area
mapped by Kittitas County in the southwest comer of the site.

2. Timing of Improvements: This application is subject to the current version of the Kittitas
County Road Standards, dated 9/6/05. The following improvements shall be completed prior to
final plat approval for each respective phase of development: earth movement, rough grading for
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road alignment, installation of any necessary retaining structures, and any required mitigation to
address areas of slope failure or instability. Portions of road construction that do not involve
earth movement, slope stability, rough grading, or infrastructure, such as finished surfacing and
roadside safety barriers, shall be completed prior to issuance of a building permit for any of the
structure within this plat. In lieu of the improvements required prior to receiving a building
permit, a performance bond or acceptable financial guarantee may be provided as allowed by
KCC 12.01.050.

Stormwater

3. Stormwater Manual: On-site stormwater management that conforms to the specifications of the
Stormwater Management  Manual  for Eustern Washington (2004) is required of this
development. Stormwater systems shall be designed to store stormwater generated by a 24-hour,
25-year storm event. Stormwater system designs shall be prepared and stamped by a civil
engineer licensed in the State of Washington. The stormwater system design shall be presented
to Public Works and approved by the County Engineer prior to site construction. The stormwater
system construction shall be certified by a licensed engineer. The certification shall be included
with the road certification and is required prior to the issuance of a building permit. Stormwater
plans shall be submitted in accordance with KCC 12.06 and 12.08.

4. Stormwater Management: The following recommendations listed in the Preliminary Storm
Druinage Report (December 2009) shall be required:

a. Be proactive in establishing a maintenance strategy of streams, culverts, & catch basins
that convey stormwater on-site.

b. Establish a snow removal strategy for private streets that allow the majority of the
stormwater systems to still convey stormwater.

c. At the time of civil design, perform a backwater analysis on portions of the downstream
path to determine ditch and pipe velocities and capacities for the 100-yr. storm event.
This analysis will determine if upgrades to the existing downstream system are necessary.

d. Stabilize channels and outlets, and protect drain inlets.

¢. Control on-site flow rates and pollutants per DOE’s Stormwater Management Manual for
Eastern Washington.

f. Maintain Best Management Practices.

5. City of Cle Elum Stormwater: The applicant shall comply with the following stormwater
requirements from the City of Cle Elum:

a. A Balmer Canyon Drainage Study shall be performed which includes recommendations for
upgrades and improvements for the entire length of the drainage, including the portion within
the City of Cle Elum, based on a 25-year, 24-hour storm. This study shall be submitted along
with the on-site stormwater design for approval by the County Engineer.

b. The Balmer Canyon culvert crossing Creekside Road shall be replaced to the specifications
recommended by the drainage study, prior to final approval.

6. Grading Plan: A grading plan prepared by an engineer licensed in the state of Washington shall
be presented to Public Works prior to site construction. Depending on the amount of fill to be
removed from the site, a haul route and road condition analysis may be required prior to approval
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of the grading plan. The grading plan shall be submitted in accordance with KCC 12.08, and
shall be approved by the County Engineer.

Snow Removal: Prior to final plat approval, the applicant shall submit for review and approval
by the County a snow removal plan and proposed locations for snow storage. Snow removal
shall be the responsibility of the Homeowners Association. Locations for snow storage shall be
located outside of wetland and stream areas and their buffers and shall be shown on the face of
the final plat. In addition, the final plat shall include the following note:

Snow removal shall be the responsibility of the Homeowners Association. Snow storage shall be
limited to those areas shown on the face of the plat and shall be located outside of wetland and
stream areas and their buffers.

Transportation

8.

10.

Reevaluation at Final Design: It the final design of the project changes due to the results of
additional geotechnical analysis or other reasons, the project shall be reevaluated for road
construction requirements. Alterations to these requirements shall be discussed and agreed upon
by Public Works and the applicant.

City of Cle Elum Transportation: The applicant shall comply with the following construction

requirements from the City of Cle Elum:

a. Potholes must be repaired on Columbia Avenue from First Street to Fourth Street as required
by the City of Cle Elum prior to receiving final plat approval.

b. A 2-inch overlay on Columbia Avenue from First Street to Fifth Street or end of existing
pavement shall be constructed prior to beginning construction of Phase 5.

WSDOT: The Revised Traffic Impact Analysis (November 2009) considers the traffic impacts
from both the Forest Ridge development and the nearby City Heights development, which is
proposed in the City of Cle Elum and is currently under review. Based on this analysis, upon
completion of just the Forest Ridge development, the Level of Service (LOS) at the intersection
of SR 903 and the SR 903 Spur will be reduced to LOS C (Note: The traffic impact study
erroneously refers to the intersection of SR 903 and the SR 903 Spur as the “SR 970/SR 903"
intersection). Upon completion of both the Forest Ridge development and the City Heights
development, the same intersection will be reduced to either a LOS D or E, depending on the
approved development scenario for City Heights. According to Kittitas County Comprehensive
Plan GPO 4.26, any LOS below the adopted standard of LOS C in rural areas is unacceptable;
therefore, mitigation is required if a LOS below C results. The City Heights project has not yet
received approval from the City of Cle Elum, and the traffic impacts of Forest Ridge alone do
not cause the intersection in question to fall below LOS C. Because it is uncertain at this time
what the actual impact to the SR 903/SR 903 Spur intersection will be, prior to construction of
the Forest Ridge Phase 5, the developer shall reevaluate the traffic impacts of the proposed
Forest Ridge development on the SR 903/SR 903 Spur intersection. If the analysis concludes
that the full build out of this project result in the SR 903/SR 903 Spur intersection operating
below a LOS C, then the developer of the Forest Ridge project will be required to contribute a
pro rata share of the cost to construct mitigation improvements to the SR 903/SR 903 Spur
intersection, as required by WSDOT, to achieve an acceptable LOS.
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Wildlife and Habitat

11. The Forest Ridge Streams and Wildlife Habitat Study (December 2009) states that the Forest

Ridge plat has been designed to avoid and minimize impacts to existing waterways and wildlife
habitats in the study area, and that “The current design and layout of the proposed developments
meet the intent and requirements of the Kittitas County Code, including the provisions for
protecting waterways and riparian habitat areas™ (p. 10). To ensure identified project areas
remain suitable habitat for wildlife, the applicant shall submit to the County an Open Space
Management Plan prior to final plat approval. This Plan shall describe the types of recreational
uses and improvements allowed in the open space areas, and include a statement from a
professional biologist demonstrating that the proposed uses, proposed improvements, and lot
layout will avoid and minimize impacts to wildlife habitats. Approved recreational uses, as well
as provisions for maintenance of any improvements shall be included in the Homeowners
Association CCRs.

Light and Air Impacts

12. The following note shall be placed on the face of the final plat:

All outdoor lighting shall be shielded und directed downward to minimize the effect to nearby
residential properties.

13. The following note shall be placed on the face of the final plat:

The use of wood burning stoves shall be prohibited.

Responsible p(\ ) - W

Official: Dan Valoff A\
Title: Staft Planner
Address: Kittitas County Community Development Services

Date:

411 N. Ruby Street, Suite 2
Ellensburg, WA. 98926
Phone: (509) 962-7506 Fax: (509) 962-7682

September 23, 2010

This Mitigated DNS is issued under WAC 197-11-355 and WAC 197-11-390; the lead agency will not
act on this proposal for 10 working days. Any action to set aside, enjoin, review, or otherwise challenge
this administrative SEPA action’s procedural compliance with the provisions of Chapter 197-11 WAC
shall be commenced on or before 5:00 pm, October 7, 2010.

Pursuant to Chapter 15A.04.020 KCC, this MDNS may be appealed by submitting specific factual objections in
writing with a fee of $500.00 to the Kittitas County Board of Commissioners, Kittitas County Courthouse Room 110,
Ellensburg, WA 98926. Timely appeals must be received within 10 working davs, or no later than 5:00 PM, October
7.2010. Aggrieved parties are encouraged to contact the Board at (509) 962-7508 for more information on appeal

process.

Y WP KITTITAS COUNTY FOREST RIDGE P-08-14 MDNS 092010 DOC



KITTITAS COUNTY COMMUNITY DEVELOPMENT SERVICES
411 N. Ruby St., Suite 2, Ellensburg, WA 98926
CDS@CO.KITTITAS.WA.US
Office (509) 962-7506

“Building Partnerships — Building Communities” Fax (509) 962-7682

KITTITAS COUNTY

STAFF REPORT
FOREST RIDGE PERFORMANCE BASED CLUSTER PLAT

TO: Kittitas County Hearing Examiner

FROM: Kittitas County Community Development Sees Staff
RE: Forest Ridge Performance Based Cluster PRx0g8-14)
DATE: October 28, 2010

I GENERAL INFORMATION

Requested Actioniron Snowshoe LLC, property owner, have applmdaf 171-lot performance based cluster
plat on approximately 479 acres of land that isezbRural-5. The project is proposed to be seryea Group A
water system and individual or community on-sitptigesystems.

Location: The subject property is located northeast otityeof Cle Elum off of the extension of Columbia
Street in Section 24, T.20N, R.15E, WM.; Kitti@sunty parcel map numbers 20-15-24000-0001, -0Q084,
-0007, -0015, -0016, -0017, -0018, -0019, -0020210 and -0022.

. SITEINFORMATION

Total Project Size: 479 acres

Number of Lots: 171

Zoning District: Rural-5

Domestic Water: Group A water system

Sewage Disposal: Individual/Community on-site Eegystems
Power/Electricity: Puget Sound Energy

Fire Protection: Fire District #7

Irrigation District: None

Site Characteristics:
North: Vacant
South: Vacant
East: Vacant
West: Vacant

Access: The proposed project will have access off of @alia Avenue in Cle Elum, then a new road west en th
applicant’s private property. The access roadélconstructed to meet Kittitas County Road StatsdaAll
required roadway improvements will be the respdlitsitof the developer. A second access routedpiired.

Zoning and Development Standardihe purpose and intent of the Rural-5 zone [géwide areas where
residential development may occur on a low derssis. A primary goal and intent in siting Rurateémes will
be to minimize adverse effects on adjacent natesaurce lands.

K CC 16.09 allows forPerformance Based Cluster Platting to assist in the implementation of Kittitas Cousty
policy to provide tools to foster appropriate déasi while making development economically feasiblenefits
to the greater community through an effort to covsevater resources by minimizing the developmémixempt
wells by encouraging group water systems, to ptgeblic health by reducing the number of septairfields,
by concentrating urban densities in urban growasiand by minimizing the impact of "Rural Sprawvltural
lands, as designated in the Kittitas County Comgmslve Plan, Kittitas County finds that this "Penfiance

COMMUNITY PLANNING ® BUILDING INSPECTION® PLAN REVIEW ® ADMINISTRATION ® PERMIT SERVICES® CODE ENFORCEMENT® FIRE INVESTIGATION



Based Cluster Platting" technique would fosterdbeelopment of urban and rural designated landp@topriate
densities, while protecting the environment andntaaning a high quality of life in Kittitas County.

Public Benefit Rating System (PBRS) elements amastthat are not already required by code. Wherbhacp
benefit is demonstrated then bonus density poiiltapply. The density bonus is limited to usetie rural
designations with a 100% bonus in the Rural -3jd@dture -3, Rural -5 and Agriculture - 5 zoneshefe is no
limit to density bonus within the Urban Growth Aseand the Urban Growth Nodes. A minimum of twemntg f
percent (25%) of the area within the project boupdaust be set aside in open space prior to ajgitaf the
Public Benefit Rating System contained in KCC 1600.

The applicant has demonstrated the Public Benefit Rating System (PBRS) with the following elements. The
Hearing Examiner can further condition these elémasa necessary to meet the intent of the Ordintamce
Performance Based Cluster Platting. These elemeélhtse conditions of approval for the Forest Rédglat in
order to qualify for the density bonus allowed tigh Performance Based Cluster Platting.

Element Area Bonus Points
Open space total (48%) 230.13 acres 0

Open space density bonus (40%) 191.38 acres 4@spoin
Commercial Forest setback area 15.18 acres 0
Stream buffer within open space 7.05 acres 0
Wetlands & buffer within open space 4.52 acres 0
Roadway within open space 12.00 acres

Development Area 248.32 0

Group A water system 50 points
Total 478.45 acres 90points

Total bonus density points = 90 points. Total deansity percentage =90%
Density bonus limit in the Rural 5 zone for thigposal is 90%.

Calculations for project:

Current zone for project is Rural 5

Allowed density for the Rural 5 zone is 1 unit peacres
Subject parcel is a total of 478.45 acres

Lots allowed under current zoning (Rural 5378.45 acresb acres =95 lots
(95 lots) x (total bonus density percentd@§86) = 182 total lots for cluster plat

1. ADMINISTRATIVE REVIEW

Notice of Application: A complete long plat application was submitte@Community Development Services on
April 24, 2008. The application was deemed conepbet July 17, 2009. The Notice of Application floe
preliminary plat application was issued on July3009. This notice was published in the officialinty paper

of record and was mailed to jurisdictional governtreggencies, adjacent property owners and otheresited
parties. The last day to submit written commerds wn August 14, 2009.

Posting of Site:In accordance with Kittitas County code 15A.030.1this project was accurately posted with the
“Land Use Action” sign as provided by Community B®pment Services. The Affidavit of Posting wagsid
by the applicant and returned to the planner aimtladed as part of the record.

V. COMPREHENSIVE PLAN

The Kittitas County Comprehensive Plan designdtestbject property as Rural. Kittitas County has
established the following goals and policies tadguuture housing developments. These goals alicigsowvere
developed in response to existing housing conditaord identified needs within the county, and suppe
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County Wide Planning Policies:
GPO 3.1 Provide a sufficient number of housingsufat future populations in rural areas of KittiGsunty.
GPO 3.6 Provide for future populations while prditeggindividual property rights.

GPO 3.17 Provide a sufficient number of housingsufuir future populations while maintaining theadur
character of Kittitas County.

GPO 3.18 Provide sufficient housing units while mtaining environmental quality.

GPO 8.5 Kittitas County recognizes and agrees temeed for continued diversity in densities aselsuon
Rural Lands.

GPO 8.46 Residential development in rural landstinesn areas that can support adequate privaterwat
sewer systems.

V. ENVIRONMENTAL REVIEW

Based upon review of the submitted application mel&eincluding an environmental checklist, corr@sgpence
received during this 15 day comment period andrdttfiermation on file with Community Development
Services, a Mitigated Determination of Non-Sigrdfice (MDNS) was issued on September 23, 2010. The
appeal period ended on October 7, 2010 at 5:00 plonappeals were filed.

VI. AGENCY AND PUBLIC COMMENTS

Applicable agencies have been given the opportioitgview this proposal. Agency comments havabee
included as Exhibits in the Hearing Examiner packet

No public comments were submitted on this propas#ie time of staff review.
VIl.  PROJECT ANALYSIS

In review of this proposal it is important to cahesi the goals and policies of the comprehensive, @lpplicable
county code, public and agency comments, any iiiesh&nvironmental concerns and state and federal
requirements. ldentified below is planning staéfisalysis and consistency review for the subjeptiegtion.

Comprehensive Plan Consistency:

The proposal is consistent with the goals and diof the Kittitas County Comprehensive Plan,udaig those
listed above in section IV of this report. Thepwsed subdivision will be adequately served byl exeels of
service. The lots will be served by a Group A watestem and individual onsite septic systems.

Consistency with the provisions of KCC 17A Critidakas:
Staff has conducted an administrative critical asz@ew in accordance with KCC 17A and found weatkn
seasonal stream areas of steep slopes and potantalide areas on the subject properties.

Consistency with the provisions of KCC 16.09: Perfance Based Cluster Platting Code:

The application contained all required elementegasary to review this proposal with the exceptibsod logs,
which will be required prior to final plat approvadll proposed lots meet the dimensional standafdéCC
17.30A for lots zoned Rural 5. As conditionedstproposal is consistent with the Kittitas Countjp@vision
Code for Performance Based Cluster Plats.




Consistency with the provisions of KCC Title 12:ds and Bridges:

All roads are required to meet all Kittitas CouRiyad Standards as outlined in the September 8, 2010
memorandum issued by the Department of Public WoAssconditioned, the proposal is consistent \hin
provisions of KCC Title 12.

Agency Comments:

The following agencies provided comments duringaimment period: Department of Ecology, Washington
Department of Transportation, Washington Fish &dlifi¢g, Kittitas County Department of Public Workad
Environmental Health. These comments have bednded as conditions of approval to address these@g
concerns.

Public Comments:
No letters from the public were submitted on thispgmsal at the time of writing of the staff report.

VIlIl. RECOMMENDATION

As conditioned below, the application does not appe be detrimental to the general public healifiety or
welfare and meets the basic intent and criteriacated with Title 12 and Title 16.12 of the Kittit County Code
and the Kittitas County Comprehensive Plan. Ssfdommendspproval of the Forest Ridge Performance
Based Cluster Plat; file number (LP-08-14), subjec¢he following findings of fact and conditions:

Suggested Findings of Fact
1. Iron Snowshoe LLC, property owner, has appliedaf@71-lot performance based cluster plat on
approximately 479 acres of land that is zoned Rbiral' he project is proposed to be served by a Brou
water system and individual or community on-sitptigesystems.
2. The subject property is located northeast of theafi Cle Elum off of the extension of Columbia &t
in Section 24, T.20N, R.15E, WM.; Kittitas Coumigrcel map numbers 20-15-24000-0001, -0003, -
0004, -0007, -0015, -0016, -0017, -0018, -001926000021, and -0022.

3. The proposed lots range in size from one-acredords in size. The project is proposed to be ddryea
Group A water system and individual or communitysite septic systems.

4. Site Information:

Total Project Size: 479 acres

Number of Lots: 171

Zoning district Rural 5

Domestic Water: Group A water system

Sewage Disposal: Individual/Community on-site Eegystems
Power/Electricity: Puget Sound Energy

Fire Protection: Fire District #7

Irrigation District: None

5. Site Characteristics: The area is characterizad@untain terrain.

6. Surrounding Property:
North: Vacant
South: Vacant
East: Vacant
West: Vacant



7. The Comprehensive Plan designation is Rural.

8. The subject property is zoned Rural 5, which alléevsone residential unit per 5 acres and one-daiés
for platted cluster subdivisions served by publatev and sewer systems. All subdivision lots utfigler
acres in size must be served by public water amgrsgystems (KCC 17.30A.040).

9. A complete long plat application was submitted tmithunity Development Services on April 24, 2008.
The application was deemed complete on July 179.200e Notice of Application for the preliminary
plat application was issued on July 30, 2009. Tibiice was published in the official county paper
record and was mailed to jurisdictional governmegencies, adjacent property owners and other
interested parties. The last day to submit writemments was on August 14, 2009.

10. In accordance with Kittitas County code 15A.030,1th@s project was accurately posted with the “Land
Use Action” sign as provided by Community Developitn®8ervices. The Affidavit of Posting was
signed by the applicant and returned to the plaandris included as part of the record.

11. Based upon review of the submitted application melteincluding an environmental checklist,
correspondence received during this 15 day compenidd and other information on file with
Community Development Services, a Mitigated Detaeation of Non-Significance (MDNS) was issued
on September 23, 2010. The appeal period end€ttwber 7, 2010 at 5:00 p.m. No appeals were.filed

12. The proposal is consistent with the goals and diof the Kittitas County Comprehensive Plan. The
proposed subdivision will be adequately servedunglrevels of service. The lots will be servedaby
Group A water system and individual or communitgteesystems. Staff has conducted and an
administrative critical area review in accordanégwCC 17A and found wetlands, seasonal stream
areas of steep slopes and potential landslide areds subject properties.

13. This proposal is consistent with the Kittitas Cqu8tbdivision Code Chapter 16.09 for Performance
Based Cluster Plats.

14. All roads are required to meet all Kittitas CouRgad Standards as outlined in the September 8, 2010
memorandum issued by the Department of Public Woflssconditioned, the proposal is consistent with
the provisions of KCC Title 12.

15. The following agencies provided comments duringaghimment period: Department of Ecology,
Washington Department of Transportation, Washingiish & Wildlife, Kittitas County Department of
Public Works, and Environmental Health. These cemisihave been included as conditions of approval
to address these agency concerns

Suggested Conclusions:

1. As conditioned, the development meets the goal&ie® and implementation recommendations as
set forth in the Kittitas County Comprehensive Plan

2. As conditioned, this proposal is consistent withlmable federal and state laws and regulations.
3. Public use and interest will be served by appro¥#his proposal.

4. As conditioned, the proposal is consistent withitéis County Code Title 16 Subdivision, Title 17
Zoning, Title 17A Critical Areas, Title 15 Envirorantal, and Title 12 Roads and Bridges.



Suggested Conditions of Approval:

Platting Standar ds and Zoning Code:

1.

9.

Certificate of Title: A certificate of title of the property proposexie platted shall be submitted with the
final plat.

Lot Closures:lt is the responsibility of the Professional Lised Surveyor (PLS) to ensure the lot
closures are correct and accurate.

Conditions, Covenants, and Restrictiof&ior to final plat approval, a copy of the pregd final
Conditions, Covenants, and Restrictions shall ergiied to Community Development Services for
review and approval.

Open Space TractPrior to final plat approval, all areas not irdddl in development lots shall be
labeled as individual tracts. Tracts shall notuoéhier subdivided or altered. All tracts, excdyat tract(s)
containing the private road area, shall be lab&Dgzbn Space.”. All open space tracts shall betified
on the face of the final plat.

Open Space Tract Ownership and Maintenar@pen space tracts shall be jointly owned and tasied
by the developer or legally responsible owner andowner’s association or other legal entity made up
of all benefited property owners.

Clustering of Lots:Lots shall be designed to meet the requiremdrt€&€ 16.09.100.A relating to
clustering requirements.

Performance Based Cluster Plat Open Spdc¢es preliminary plat map states that 193.38 a@ed40%

of the total site) meets the definition of “Operag’ contained in Chapter 16.09.100.C (on the ofate
application). Prior to final plat approval, thepéipant shall present to the County for review and
approval a map demonstrating that at least 40%eofdtal plat area meets the open space requirsroént
Chapter 16.09. For purposes of calculating opasephe following areas shall not be included:
Commercial Forest setback area; seasonal streaitbein 15’ buffer area; wetlands and buffers; area
where development is otherwise restricted, andapgivoadways within open space.

Final mylars shall be submitted in accordance t&€K®.20: Final Plats. All applicable survey datd a
dedications shall be reflected pursuant to KCC4:6 3urvey Data-Dedications.

Both sheets shall reflect the Plat number: LF30814.

Critical Areas:

10. Wetland Impacts:The proposed plat area contains ten wetlandsvétlland areas and their buffers shall

be shown on the face of the final plat. The phatllsalso contain the following note:
Devel opment involving disturbance to wetlands may require additional County review and
possible mitigation. KCC 17A.04.015 requires all wetland impactsto be avoided to the extent
practical. Any unavoidable wetland impacts shall be required to be replaced at a ratio of 2:1 for
Category 2, 1.5:1 for Category 3, and 1:1 for Category 4 (KCC 17A.04.050).

11. Wetland J: The applicant’s wetland biologist identifies \Wettl J as a Category 2 high value wetland

measuring 2,008 square feet in area. This wettasda required minimum buffer of 25 feet accordmng
17A.04.020. The proposed design places Wetland.dts 152 and 156. A private road crosses through
Wetland J and its buffer. KCC 17A.04.015 requaksvetland impacts to be avoided to the extent
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practical. Any unavoidable wetland impacts to Qatg 2 wetlands shall be required to be replaced at
ratio of 2 square feet created for every 1 squaoeldst (KCC 17A.04.050). Impacts to buffers niey
mitigated through buffer averaging, as allowed 8yX17A.04.050. Prior to final plat approval, the
applicant shall redesign the layout to prevent oigable impacts to Wetland J and its buffer, arhst
a wetland replacement plan and/or wetland bufferagying plan, if necessary, for County review and
approval.

12. Wetland K: The applicant’s wetland biologist identifies Wt K as a Category 2 high value wetland
measuring 525 square feet. The proposed desigapWetland K in Lots 151 and 152. A private road
crosses through Wetland K. KCC 17A.04.015 requatbaetland impacts to be avoided to the extent
practical. Any unavoidable wetland impacts to Qatg 2 wetlands shall be required to be replaced at
ratio of 2 square feet created for every 1 squaoeldst (KCC 17A.04.050). Prior to final plat apypal,
the applicant shall redesign the layout to prewertvoidable impacts to Wetland J and its buffed, an
submit a wetland replacement plan, if necessaryCémunty review and approval.

13. Stream CrossingsThe preliminary plat map contains ten instanchere private roads cross mapped
streams and their buffers. It is the applicargsponsibility to obtain appropriate state pernotsail
stream crossings.

14. Stream Buffer ImpactsThe proposed plat area contains five streamspteh 17A.07.010.2 establishes
performance standards for buffers of streams. Bygieeams are subject to a 15 foot building sétbac
All streams and their buffers shall be shown onféee of the final plat. The plat shall also camtae
following note:
A 15 foot building setback is required from seasonal streams. Stream crossings may require
additional permitting from state agencies.

15. Access to Lots:Some lots contain natural conditions making aséesn the private roads difficult.
Notes shall be placed on the face of the final stiating:
Access to some lots requires crossing a seasonal stream. Additional permitting may be required
to access these lots from the private road.

Access to somelots requires crossing a critical slope area. Additional technical design may be
required to access these lots from the private road.

16. The following note shall be placed on the faceheffinal plat:
The placement of buildings and structures on or adjacent to ascending or descending slopes
steeper than 1 unit vertical in 3 units horizontal (33.3-percent slope) shall conformto the
building setback requirements of current adopted building codes (IRC Section R403.1.7 and IBC
Section 1805.3.1). Alternate setbacks and clearances are permitted, subject to the approval of
the building official. The building official is permitted to require an investigation and
recommendation of a qualified engineer to demonstrate the requirements necessary to construct a
building on or adjacent to ascending or descending slopes. Such an investigation shall include
consideration of material, height of slope, slope gradient, load intensity and erosion
characteristics of dope material.

Stormwater and Drainage

17. This project will require a NPDES Construction $tarater General Permit from the Washington State
Department of Ecology. This permit requires that EEPA checklist fully disclose anticipated atieg,
including building, road construction, and utilgiacements. Obtaining a permit is at least a 38 da
process and may take up to 60 days if the oright®A does not disclose all proposed activities.



18.

19.

20.

21.

The NPDES permit requires that a Stormwater PolluRrevention Plan (Erosion Sediment Control
Plan) is prepared and implemented for all permitiastruction sites. These control measures brist
able to prevent soil from being carried into suefaater (this includes storm drains) by stormwater
runoff. Permit coverage and erosion control messurust be in place prior to any clearing, gradimg,
construction.

Erosion control measures must be in place priangoclearing, grading or construction. These @bntr
measures must be effective to prevent soil fromgdpearried into surface water by storm water runoff
Sand, silt, and soil will damage aquatic habitat are considered pollutants.

Any discharge of sediment-laden runoff or othetuytahts to waters of the state is in violation dfa@ter
90.48, Water Pollution Control, and WAC 173-201AaMt Quality Standards for Surface Waters of the
State of Washington, and is subject to enforceraetin.

Best management practices must be used to premgisediment, oil, gas, or other pollutants from
entering surface or ground water.

Transportation and Infrastructure

22.

23.

24.

25.

26.

Timing of ImprovementsThis application is subject to the current verssbithe Kittitas County Road
Standards, dated 9/6/05. The following conditiapply and must be completed prior to the issuahee o
building permit for any of the residences withiisthlat. A Performance Bond or acceptable findncia
guarantee may be used, in lieu of the requiredongments, per the conditions outlined in the curren
Kittitas County Road Standards.

Private Road CertificatiorPrivate roads serving any of the lots within tihevelopment shall be
inspected and certified by a licensed professienglneer for conformance with current Kittitas Ctyun
Road Standards, 9/6/05 edition. Kittitas CountplPUWorks shall require this road certificationkde
completed prior to the issuance of a building péefariany of the structures within the proposed.pla

Second Accesd second access is required of this project.rRadinal approval for each phase, the
applicant shall conduct an analysis showing whetthethreshold for a second access has been freet. |
second access is required, the applicant must subfublic Works for approval a route that has
easement or other access rights secured and recditie second access must conform to Kittitas Gount
Road Standards and the second access requirersanigsified by the Board of County Commissioners

on April 2, 2007. The BOCC clarified KCRS 12.01.(®bwith the following requirements: 1) If the

second access is restricted to emergency accegstanlist meet or exceed the following requirersent

60’ easement, 20’ roadway width, BST/ACP surfacel, @ paved apron. Access restrictions such as gates
or bollards must be approved by the Fire Marsalif the second access is to be used for ingneds a
egress, it must meet the same standards as thaduess.

Cul-de-SacA cul-de-sac turn-around having an outside rightray or easement diameter of at least 110
feet shall be constructed at the closed end afesltl-end roads serving 3 or more lots. The driving
surface shall be at least 96 feet in diameter.déudacs must also conform to the requirementsfigubci

by the 2006 International Fire Code. Contact thie Marshal regarding any additional cul-de-sac
requirements.

Joint-Use DrivewayA joint-use access shall serve no more than axgarcels. See Kittitas County
Road Standards, 9/6/05 edition.
a. Access easements shall be a minimum of 20’ wide.rdadway width shall have a minimum
width of 12’
b. The surface requirement is for a minimum gravelasg depth of 6”.
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27.

28.

29.

30.

31.

c. Maintenance of driveway approaches shall be thmoresbility of the owner whose property they
serve. The County will not maintain accesses.

d. Any further subdivision or lots to be served bygwsed access may result in further access
requirements.

Single-Use Driveway:A single-use access shall serve no more thamoon®ee Kittitas County Road
Standards, 9/6/05 edition.
a. The roadway shall be a minimum of 8’ wide with ggbsurface.
b. Maintenance of driveway approaches shall be theoresbility of the owner whose property they
serve. The County will not maintain accesses.
c. Any further subdivision or lots to be served bygosed access may result in further access
requirements.

Private Road Maintenance Agreemertie applicant shall meet all applicable condgiof any pre-
established or required Private Road Maintenanageexgents.

Access PermitAn approved access permit shall be required tteerDepartment of Public Works prior
to creating any new driveway access or performingkwvithin the county road right of way.

Addressing Contact the Kittitas County Rural Addressing QGboator at (509) 962-7523 to obtain
addresses prior to obtaining a building permitpakcel cannot receive a building permit or utiitimntil
such parcel is identified with a 911 address.

Mailbox PlacementThe U.S. Postal Service requires that privatesagith 6 or more residences install
USPS approved Cluster Box Units (CBUSs) at a safation at the mouth of the private road. Contact
your local Post Office for location and additiodalsign requirements before beginning construction.

Air Quality

32.

33.

Dust, diesel emissions, and wood stove emissiap@ssible sources of air pollution from this pebje
The applicant shall comply with all state and Cguwstandards for air emissions and obtain any nacgss
air quality permits from applicable agencies.

According to County standards, a water truck shalavailable during construction to minimize dust
emissions.

Water and Sewer

34.

35.

The applicant has proposed a Group A Public Watste®h. Prior to final plat approval, the applicant
shall submit a signed letter of agreement betweermpublic water system purveyor or official and the
land developer/owner granting delivery of potabbdev for the entire development. If the publicavat
system is being developed specifically for the $uibihn/plat, the water system must be approved by
Washington State Department of Health (DOH), intigdssuance of a public water system ID number,
prior to recommendation by Kittitas County Publiedith Department for final plat approval.

Community septic systems with wastewater flows ui3d®@00 gallons/day are permitted by the Kittitas
County Public Health Department. For flows excegd,500 gallons/day, design review and approval
will be needed from the Washington State Departroéhtealth. For flows greater than 14,500
gallons/day, design review and approval will bedeekfrom the Washington State Department of
Ecology.



36. The maximum allowable slope for septic drain field depend on permitting agency. According to
Kittitas County Code 13.04.150(5) no drain fieldmbsal system may be designed for a site withgeslo
of greater than 30% grade. According to WAC 248&the maximum allowable slope is 45% grade.

37. Prior to final approval, the final Mylar must idégtthe wastewater disposal option for each lot Hral
locations of the proposed drain fields that doexateed the maximum allowable slope.

Fire Safety

38. Design and construction must comply with Kittitasu@ity Code, Kittitas County Zoning, the 2006
International Fire and Building Codes, and all otilevelopment agreements.

39. Given the provided pre-review documents, theseeasies will require fire flow of 100 gallons per
minute for a duration of no less than 30 minutdgeduction in required fire flow of 5- percent is
allowed when the buildings are provided with anrappd automatic sprinkler system.

40. An approved water supply capable of supplying dwpiired fire flow for fire protection shall be
provided. A standpipe or hydrant system with aeqahte source of water (supply), a distributioriesyis
and adequate pressure for delivery shall be iestddr this plat. Hydrant spacing shall complyhwit
International Fire Code and its appendices’ requéngts.

41. A separate permit and deposit shall be requireéhitallation of a hydrant/standpipe system.

42. The Kittitas County Fire Marshal’'s Office will ree a minimum of three (3) complete sets of plans f
full review: 1) Office Copy; 2) Permit Copy; and Bjye Department Copy.

43. This property is currently located outside of & filistrict. As such, until such time that the depment
is within a Fire District, all future developmentist meet the International Urban Wild Land Integfac
Code for building construction, defensible spadecaltion, access, etc.

44. Roads with a slope or grade greater than 12% shabe allowed.

SEPA Mitigation

45. A Mitigated Determination of Nonsignificance (MDN@®pgs issued on September 23, 2010. The
mitigation measures in the MDNS shall be conditiohBnal plat approval.

46. The following mitigation conditions from the SEPAitiated Determination of Non-Significance shall
be noted on the face of the final plat and inclueithe Covenants, Conditions, and Restrictions
(CC&Rs) document recorded with the final plat:

a. All outdoor lighting shall be shielded and directimvnward to minimize the effect to nearby
residential properties.

b. The use of wood burning stoves shall be prohibited.
c. Snow removal shall be the responsibility of the ldomners Association. Snow storage shall be

limited to those areas shown on the face of thiegnld shall be located outside of wetland and
stream areas and their buffers.
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KITTITAS COUNTY
LAND USE HEARING EXAMINER

INTHE MATTER OF ) RECOMMENDED FINDINGS OF
) FACT, CONCLUSIONS OF
LP-08-14 ) LAW, DECISION AND

Forest Ridge Performance Based Clusfer CONDITIONS OF APPROVAL

Plat

)

THIS MATTER having come on for hearing in front die Kittitas County Hearing
Examiner on October 28, 2010, the Hearing Exantia®ing taken evidence hereby submits
the following Recommended Findings of Fact, Conolus of Law, Decision and Conditions
of Approval as follows:

|. RECOMMENDED FINDINGS OF FACT

Iron Snowshoe LLC, property owner, has appladaf171-lot performance based
cluster plat on approximately 479 acres of land ihaoned Rural-5. The project is
proposed to be served by a Group A water systeninaiddual or community on-
site septic systems. (Staff report)

The applicant is Iron Snowshoe, LLC, 206 W. 8, Cle Elum, WA 98922.
Contact is David Blanchard. (Application materjals

The subject property is located northeast otityeof Cle Elum off of the extension
of Columbia Street in Section 24, T.20N, R.15E, WKittitas County parcel map
numbers 20-15-24000-0001, -0003, -0004, -0007,5041016, -0017, -0018, -0019,
-0020, -0021, and -0022. (Staff report)

The proposed lots range in size from one-acdedores in size. The project is
proposed to be served by a Group A water systeninaiddual or community on-
site septic systems. (Staff report)

LP-08-14
Forest Ridge Performance Based Cluster Plat
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10.

11.

12.

Site Information:

Total Project Size: 479 acres
Number of Lots: 171
Zoning district Rural 5
Domestic Water: Group A water system
Sewage Disposal: Individual/Community on-site Eepystems
Power/Electricity: Puget Sound Energy
Fire Protection: Fire District #7
Irrigation District: None
(Staff report)

Site Characteristics: The area is charact@@emountain terrain. (Staff report)

Surrounding Property:
North: Vacant

South: Vacant

East: Vacant

West: Vacant

(Staff report)

The Comprehensive Plan designation is Ruraiff(8port)

The subject property is zoned Rural 5, whicbvedl for one residential unit per 5
acres and one-half acres for platted cluster sigidns served by public water and
sewer systems. All subdivision lots under fiveegdn size must be served by public
water and sewer systems (KCC 17.30A.040). (Segiort)

A complete long plat application was submite@€ommunity Development Services
on April 24, 2008. The application was deemed detepon July 17, 2009. The
Notice of Application for the preliminary plat apgation was issued on July 30,
2009. This notice was published in the officialioty paper of record and was
mailed to jurisdictional government agencies, agl@roperty owners and other
interested parties. The last day to submit writemments was on August 14, 2009.
(Staff report)

In accordance with Kittitas County code 15A.030, this project was accurately
posted with the “Land Use Action” sign as providgdCommunity Development
Services. The Affidavit of Posting was signed by applicant and returned to the
planner and is included as part of the recordaf{$port)

Based upon review of the submitted applicathaterials including an environmental
checklist, correspondence received during thisahbadmment period and other
information on file with Community Development Semrs, a Mitigated

LP-08-14
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13.

14.

15.

16.

17.

18.

19.

20.

21.

Determination of Non-Significance (MDNS) was issuwedSeptember 23, 2010. The
appeal period ended on October 7, 2010 at 5:00 plonappeals were filed. (Staff
report)

The proposal is consistent with the goals aiitips of the Kittitas County
Comprehensive Plan. The proposed subdivisionbgilhdequately served by rural
levels of service. The lots will be served by @@r A water system and individual
or community septic systems. Staff has conduateldsa administrative critical area
review in accordance with KCC 17A and found wetksrgkasonal stream areas of
steep slopes and potential landslide areas oruttject properties. (Staff report)

This proposal is consistent with the Kittitasu@ty Subdivision Code Chapter 16.09
for Performance Based Cluster Plats. (Staff r@port

All roads are required to meet all Kittitas @GuRoad Standards as outlined in the
September 8, 2010 memorandum issued by the DeparohBublic Works. As
conditioned, the proposal is consistent with thev/jgions of KCC Title 12. (Staff
report)

The following agencies provided comments dutiregcomment period: Department
of Ecology, Washington Department of Transportatidiashington Fish & Wildlife,
Kittitas County Department of Public Works, and Eommental Health. These
comments have been included as conditions of appto\address these agency
concerns. (Staff report)

Public and agency comments that were receivet wonsidered by the Hearing
Examiner in rendering this Decision and forming @itions of Approval. (Hearing
Examiner finding based on the record)

The entire Planning Staff file was admitteaitite record at the public hearing.
(Public hearing record)

The Kittitas County Community Development Seegi recommended approval of
this permit, subject to the recommended conditadfregoproval. (Public hearing
record)

An open record public hearing after due legaice was held on October 28, 2010.
(Open record public hearing testimony)

The following documents were admitted as Exbiat the open record hearing:

21.1 Exhibit 1. Long Plat Application & Environmial Checklist
21.2 Exhibit 2: Affidavit of Posting

LP-08-14
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21.3
21.4

21.5
21.6
21.7
21.8
21.9
21.10
21.11
21.12
21.13

21.14

21.15

21.16

21.17
21.18
21.19
21.20
21.21
21.22
21.23
21.24
21.25
21.26

21.27

21.28
21.29

Exhibit 3:
Exhibit 4:

Letter of Complete Application
Letter from Sapphire Skies repExation of Water Rights use for

projects 7/14/09

Exhibit 5:
Exhibit 6:
Exhibit 7:
Exhibit 8:
Exhibit 9:

Exhibit 10:
Exhibit 11:
Exhibit 12:
Exhibit 13:

8/31/09

Exhibit 14:

9/30/09

Exhibit 15:

10/21/09

Exhibit 16:

Planner re

Exhibit 17:
Exhibit 18:
Exhibit 19:
Exhibit 20:
Exhibit 21:
Exhibit 22:
Exhibit 23:
Exhibit 24:
Exhibit 25:
Exhibit 26:

Chart date

Exhibit 27:

Notice of Application
Affidavit of Mailing & Publicatin
Memo from Kittitas Co. Public Wksr7/17/09
Memo from Kittitas Co. EnvironntehHealth 7/31/09
Comment letter from Kittitas Géire Marshal’s Office 8/24/09
Comment letter from WDF&W 8/08/
Comment letter from Dept. obkegy 8/27/09
Sapphire Skies letter respogdmmWDF&W comments 8/19/09
Sapphire Skies letter respogdnDept. of Ecology comments

Comment letters from Kittitas.®ublic Health 1/11/09 &
Sapphire Skies letter respogdinPublic Health’s comments

Letter to Iron Snowshoe LLCriré\nna Nelson, CDS Contract
early notice EIS 10/28/09

Preliminary Storm Drainage Red®/14/09

Downstream Analysis 8/1/09

Stream & Wildlife Habitat Study

Critical Areas Report 12/15/09

Revised Transportation Impaot#ysis 11/19/09

Revised SEPA Checklist datengted 12/29/09

Revised Plat Drawings 12/2009

Road Plan & Profile date stachp2/29/09

Abandoned Mine Lands Reportl7109

Revised Forest Ridge Narrafivieublic Benefit Rating System
stamped 12/29/09

Letter from Sapphire Skiess@pplemental information

submitted 12/28/09

Exhibit 28:
Exhibit 29:

Comment letter from WSDOT 24/1
2/16/10 Memo from Public Works Stormwater issues

21.30 Exhibit 30: 3/4/10 letter from Brooksider3alting re: response to Public

21.31
21.32
21.33
21.34
21.35
21.36
21.37

Works stormwater issues
Exhibit 31:
Exhibit 32:
Exhibit 33:
Exhibit 34:
Exhibit 35:
Exhibit 36:
Exhibit 37:

3/26/10 Public Works memo esponses to comments
Comment letter from WSDOT 4%/

Forest Ridge Geological Hazakdsessment 8/19/10
Memo from Public Works 9/8/10

SEPA MDNS issued 9/21/10

Notice of Decision SEPA Acti&Public Hearing
Hearing Examiner Staff Report

LP-08-14
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22.

23.

24,

25.

26.

27.

21.38 Exhibit 38: October 28, 2010, letter from Bonnie Reay of Cle Elum City
Council to the Hearing Examiner

21.39 Exhibit 39: September 15, 2010, Kittitasu@ty request for public records
with attachment

21.40 Exhibit 40: November 9, 2009, letter fromramdy Weed to Catherine Clerf
with attachments related to a public disclosurelest

21.41 Exhibit 41: Transcript of handwritten sta@nt of Catherine Clerf at
September 21, 2010, Board of County Commissionetinng

21.42 Exhibit 42: Series of emails between CimastVollman, Kittitas County
Public Works, Matt Morton, City of Cle Elum, Jim dwehard and Jan Olivier
from September 8, 2010, through September 14, 2010

(Open record public hearing record)

Testifying on behalf of the applicant was ShaNamthrup. Mr. Northrup testified

that he is the owner of the property and the apptic Mr. Northrup indicated that the
applicant agreed with all of the proposed condgiohapproval stated within the staff
report as well as the Mitigated Determination ohBignificance. He stated that the
project would utilize pedestrian paths within theeo space, would comply with dark
sky ordinances and would prohibit wood stoves psmaary means of heating.

(Open record public hearing testimony)

Also testifying on behalf of the applicant Wwaark Kirkpatrick. Mr. Kirkpatrick
testified that the stormwater system will be destyto withstand a 100-year storm
event. It will be designed to account for botmrand snow events and will provide
retention for stormwater up to a 25-year storm evéte stated that the plat map had
multiple dark shaded areas which represent potdatation of stormwater ponds
and bioswales. (Open record public hearing testyno

Mr. Northrup returned to testify concerning-siffe traffic mitigation measures.
(Open record public hearing testimony)

Mr. Northrup also represented that the projeltthave a second access point during
Phase 1. Regarding off-site improvements, Mr. hot acknowledged that Forest
Ridge will be required to participate with Columi@aeet (Cle Elum) mitigation
when required to do so by traffic volume generdtgthe development. (Open
record public hearing testimony)

No member of the public testified in favor & tproject. (Open record public
hearing testimony)

Testifying in opposition to the project were following persons:
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28.

27.1

27.2

27.3

27.4

Bonnie Reay: Dr. Reay represented that sisetestifying on behalf of the
Cle Elum City Council and the City of Cle Elum. .[Reay is a current
member of the Cle Elum City Council.

Dr. Reay'’s testimony is found in Exhibit 38.

Although Dr. Reay testified that the City of G&im was not involved in
discussion of off-site mitigation measures, theliappt submitted Exhibit 42,
documenting City of Cle Elum Public Works’ involvent in suggesting
mitigation measures for this project as late ageSeper, 2010.

Catherine Clerf: Also testifying in oppositito the project was Catherine
Clerf. Ms. Clerf submitted Exhibits 39, 40 and 4ls. Clerf had concerns as
to egress through this northeast corner of theept@rea and whether or not
this was for future development to the propertthimnorth of the subject
property. Ms. Clerf also echoed Dr. Reay’s commeastto why an
environmental impact statement was not required. ®derf had concerns
over wetlands identified as J and K and testiffeat ho development should
occur on those wetlands. She was curious as ttheher not this project
area is within a fire district as there was cotiflig information within the
application materials and the Mitigated Determioaidf Nonsignificance.
Finally, Ms. Clerf testified that none of the roamishin the development
should be greater than 12% grade.

Diedra Link: Ms. Link testified that in hepinion GPO 3.1 had not been met.
She testified that 6,000 lots had approved for gveent within Kittitas
County in the last four years and that this wasenban adequate inventory

of lots for projected residential growth within tGeunty.

Kevin Daily: Mr. Daily also testified in oppition to the project. His
personal concerns related to stormwater, roadgjpteuinresolved issues and
fire protection. He stated that his land was gbuthwest of the project area
and is not within Fire District No. 7. He alsottBsd as to easement
problems concerning the applicant and Mr. Daily'sgerty and how difficult

it has been to resolve those issues. He questiom@dnore significant
unresolved issues for this project will be resolwdn, as he put it, even his
simple issue could not be resolved.

(Open record public hearing testimony)

In rebuttal, Mark Kirkpatrick testified for tteoplicant that of the 478 acres within
the project area, only 79 acres drained toward€ttyeof Cle Elum through Balmers
Canyon while the remainder of the property draitiedugh Steiners Canyon. He
also testified that the impervious surface of thigget would be between 12% and
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29.

30.

31.

32.

33.

34.

35.

15% of the entire site. The point of this testimeras that 85% to 88% of the
property would be pervious allowing for the rairdaamow to be naturally absorbed
into the ground according to the soil’'s capaci@pen record public hearing
testimony)

Mr. Northrup also provided additional testimoriyir. Northrup recognized that there
was a written public comment received from ScotisHuhat was not referenced in
the staff report. Mr. Northrup also testified ttfa¢re were meetings between the
applicant, the County and the City of Cle Elum Rul/orks & Planning
Departments regarding this project. Mr. Northrupmitted Exhibit 42 as evidence
of the City of Cle Elum’s participation in the désement of mitigation measures and
off-site project mitigation measures for the projellr. Northrup testified that the
road access point on the northeast portion of tbggt is required by certain
easements upon which the subject property is requa protect. He testified that
Wetlands J and K are protected through the proposeditions of approval.

Mr. Northrup testified that while the project aisanot currently within Fire District
No. 7, approval is imminent. Mr. Northrup testdfithat the problem regarding

Mr. Daily’s property involved what Mr. Northrop teed as “floating” easements that
go through the subject property according to pieoest and logging requirements.
Mr. Northrup stated that they will move the roaakanto the project boundary. He
also testified that the final stormwater plan anddout will prevent water from
flowing from the project area onto Mr. Daily’s lanfOpen record public hearing
testimony)

The applicant has requested performance bassghses in bonus density based upon
the public benefit rating system. (Open recordlipuiearing testimony)

The applicant is proposing 191.38 acres of gpace (40% of project) allowing for
40 bonus points. (Open record public hearingriestiy)

The applicant is proposing a Group A wateresysivhich allows for 50 points.
(Open record public hearing testimony)

This allows for a total of 90 points and a tb@nus density percentage of 90% which
ultimately allows for 182 total lots for this clestplat. (Open record public hearing)

In the event that a Group A water system isdeotloped, those points shall not be
awarded. In the event the applicant does not geofar a minimum of 191.38 acres
of open space, then those 40 points will not benadt. (Open record public hearing)

The proposal is appropriate in design, charactd appearance with the goals and
policies for the land use designation in whichpheposed use is located. (Hearing
Examiner finding based on the record)
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36.

37.

38.

The proposed use will ncause significant adverse impacts on the humaatorad
environments that cannot be mitigated by conditmispproval. (Hearing Examiner
finding based on the record)

The proposal will be served by adequate faslincluding access, fire protection,
water, storm water control, and sewage disposdities. (Hearing Examiner finding
based on the record)

Any Conclusion of Law that is more correctlifiading of Fact is hereby
incorporated as such by this reference. (Hearkagrither finding based on the
record)

[I. RECOMMENDED CONCLUSIONS OF LAW

The Hearing Examiner has been granted authtoritgnder this recommended
decision.

As conditioned, the development meets the gpalsg;ies and implementation
recommendations as set forth in the Kittitas Co@uynprehensive Plan.

As conditioned, this proposal is consistent \aipiplicable federal and state laws and
regulations.

Public use and interest will be served by apgiro¥ this proposal.

As conditioned, the proposal is consistent Witititas County Code Title 16
Subdivision, Title 17 Zoning, Title 17A Critical Aas, Title 15 Environmental, and
Title 12 Roads and Bridges.

As conditioned, the proposed use is consistéhttive intent, purposes and
regulations of the Kittitas County Code and Compredive Plan.

As conditioned, the proposal does conform tostaedards specified in Kittitas
County Code.

As conditioned, the use will comply with all teced performance standards as
specified in Kittitas County Code.

As conditioned, the proposed use will not betr@ry to the intent or purposes and
regulations of the Kittitas County Code or the Coaensive Plan.
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10. As conditioned, this proposal does comply Witmprehensive Plan, the Shoreline
Master Program, the zoning code and other landagdations, and SEPA.

11.  Any Finding of Fact that is more correctly anCluision of Law is hereby
incorporated as such by this reference.

1. RECOMMENDED DECISION

Based on the above Recommended Findings of FadRaoommended Conclusions of Law,
the Hearing Examiner hereby recommends that Appdicd_P-08-14, Forest Ridge
Performance Based Cluster Plat Af8PROVED subject to the following Recommended
Conditions of Approval.

V. RECOMMENDED CONDITIONS OF APPROVAL

All Conditions of Approval shall apply to the apgit, and the applicant’s heirs, successors
in interest and assigns.

1. All conditions imposed herein shall be bindimgtbe “Applicant,” which terms shall
include the owner or owners of the property, h&ssigns and successors.

Platting Standards and Zoning Code:

2. Certificate of Title: A certificate of title of the property proposexdite platted shall
be submitted with the final plat.

3. Lot Closures:lt is the responsibility of the Professional Lised Surveyor (PLS) to
ensure the lot closures are correct and accurate.

4, Conditions, Covenants, and Restrictioisior to final plat approval, a copy of the
proposed final Conditions, Covenants, and Restnstshall be submitted to
Community Development Services for review and apgiro

5. Open Space Tract®rior to final plat approval, all areas not irdsd in development
lots shall be labeled as individual tracts. Trattsll not be further subdivided or
altered. All tracts, except the tract(s) contagnine private road area, shall be labeled
“Open Space.”. All open space tracts shall betiied on the face of the final plat.

6. Open Space Tract Ownership and Maintenai@gen space tracts shall be jointly
owned and maintained by the developer or legallpaasible owner or homeowner’'s
association or other legal entity made up of afidfited property owners.

LP-08-14
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10.

Clustering of Lots:Lots shall be designed to meet the requiremdrf<&

16.09.100.A relating to clustering requirements.

Performance Based Cluster Plat Open Spabe: preliminary plat map states that
193.38 acres (or 40% of the total site) meets #imition of “Open Space” contained
in Chapter 16.09.100.C (on the date of applicatid®jor to final plat approval, the
applicant shall present to the County for review approval a map demonstrating
that at least 40% of the total plat area meetepen space requirements of Chapter
16.09. For purposes of calculating open spacdptlmving areas shall not be
included: Commercial Forest setback area; seastmrea@ms and their 15’ buffer area;
wetlands and buffers; areas where developmenherwtse restricted, and private
roadways within open space.

Final mylars shall be submitted in accordandé@& 16.20: Final Plats. All
applicable survey data and dedications shall Heatefd pursuant to KCC 16.24:
Survey Data-Dedications.

Both sheets shall reflect the Plat number:0BF30014.

Critical Areas:

11.

12.

Wetland ImpactsThe proposed plat area contains ten wetlandsvédland areas
and their buffers shall be shown on the face ofitied plat. The plat shall also
contain the following note:
Development involving disturbance to wetlands may require additional
County review and possible mitigation. KCC 17A.04.015 requires all wetland
impacts to be avoided to the extent practical. Any unavoidable wetland
impacts shall be required to be replaced at a ratio of 2:1 for Category 2, 1.5:1
for Category 3, and 1:1 for Category 4 (KCC 17A.04.050).

Wetland J: The applicant’'s wetland biologist identifies Wettl J as a Category 2
high value wetland measuring 2,008 square feetda.aThis wetland has a required
minimum buffer of 25 feet according to 17A.04.02lhe proposed design places
Wetland J in Lots 152 and 156. A private road sesshrough Wetland J and its
buffer. KCC 17A.04.015 requires all wetland imsaict be avoided to the extent
practical. Any unavoidable wetland impacts to Qatg 2 wetlands shall be required
to be replaced at a ratio of 2 square feet crdateevery 1 square foot lost (KCC
17A.04.050). Impacts to buffers may be mitigatedagh buffer averaging, as
allowed by KCC 17A.04.050. Prior to final plat apyal, the applicant shall redesign
the layout to prevent unavoidable impacts to Weltldmand its buffer, and submit a
wetland replacement plan and/or wetland buffer agieg plan, if necessary, for
County review and approval.
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13.

14.

15.

16.

17.

Wetland K: The applicant’s wetland biologist identifies Waettl K as a Category 2
high value wetland measuring 525 square feet. prfbposed design places Wetland
K'in Lots 151 and 152. A private road crossesugoWetland K. KCC 17A.04.015
requires all wetland impacts to be avoided to titerd practical. Any unavoidable
wetland impacts to Category 2 wetlands shall beired to be replaced at a ratio of 2
square feet created for every 1 square foot I061GKL7A.04.050). Prior to final plat
approval, the applicant shall redesign the layoytrevent unavoidable impacts to
Wetland J and its buffer, and submit a wetlandaegrnent plan, if necessary, for
County review and approval.

Stream Crossingsthe preliminary plat map contains ten instanchsre private
roads cross mapped streams and their buffers.theiapplicant’s responsibility to
obtain appropriate state permits for all streanssirs.

Stream Buffer ImpactsThe proposed plat area contains five streamsapteh

17A.07.010.2 establishes performance standardsufters of streams. Type 5

streams are subject to a 15 foot building setba#dkstreams and their buffers shall

be shown on the face of the final plat. The ptetllsalso contain the following note:
A 15 foot building setback is required from seasonal streams. Stream
crossings may require additional permitting from state agencies.

Access to LotsSome lots contain natural conditions making ax@esn the private
roads difficult. Notes shall be placed on the fatthe final plat stating:
Access to some lots requires crossing a seasonal stream. Additional
permitting may be required to access these lots from the private road.

Access to some lots requires crossing a critical slope area. Additional
technical design may be required to access these lots from the private road.

The following note shall be placed on the faicthe final plat:
The placement of buildings and structures on or adjacent to ascending or
descending slopes steeper than 1 unit vertical in 3 units horizontal (33.3-
percent slope) shall conform to the building setback requirements of current
adopted building codes (IRC Section R403.1.7 and IBC Section 1805.3.1).
Alternate setbacks and clearances are permitted, subject to the approval of
the building official. The building official is permitted to require an
investigation and recommendation of a qualified engineer to demonstrate the
requirements necessary to construct a building on or adjacent to ascending or
descending slopes. Such an investigation shall include consideration of
material, height of slope, slope gradient, load intensity and erosion
characteristics of slope material.
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Stor mwater and Drainage

18.

19.

20.

21.

22.

This project will require a NPDES Constructi®iormwater General Permit from the
Washington State Department of Ecology. This pereguires that the SEPA
checkilist fully disclose anticipated activitiesclhading building, road construction,
and utility placements. Obtaining a permit isestdt a 38 day process and may take
up to 60 days if the original SEPA does not diselals proposed activities.

The NPDES permit requires that a StormwateluBoh Prevention Plan (Erosion
Sediment Control Plan) is prepared and implemefwtedll permitted construction
sites. These control measures nhestible to prevent soil from being carried into
surface water (this includes storm drains) by swawer runoff. Permit coverage and
erosion control measures must be in place priantoclearing, grading, or
construction.

Erosion control measures must be in place priany clearing, grading or
construction. These control measures must beteféeto prevent soil from being
carried into surface water by storm water run&@and, silt, and soil will damage
aquatic habitat and are considered pollutants.

Any discharge of sediment-laden runoff or ofh@tutants to waters of the state is in
violation of Chapter 90.48, Water Pollution Contrashd WAC 173-201A, Water
Quality Standards for Surface Waters of the St ashington, and is subject to
enforcement action.

Best management practices must be used torpirang sediment, oil, gas, or other
pollutants from entering surface or ground water.

Transportation and I nfrastructure

23.

24,

Timing of Improvementsthis application is subject to the current versibthe
Kittitas County Road Standards, dated 9/6/05. félewing conditions apply and
must be completed prior to the issuance of a mglgiermit for any of the residences
within this plat. A Performance Bond or acceptdlyiancial guarantee may be used,
in lieu of the required improvements, per the cbads outlined in the current

Kittitas County Road Standards.

Private Road Certificatiofrivate roads serving any of the lots within this
development shall be inspected and certified bgem$ed professional engineer for
conformance with current Kittitas County Road Stedd, 9/6/05 edition. Kittitas
County Public Works shall require this road cestifion to be completed prior to the
issuance of a building permit for any of the stawes within the proposed plat.
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25.

26.

27.

28.

29.

Second Acces# second access is required of this project.rRadinal approval for
each phase, the applicant shall conduct an analgsising whether the threshold for
a second access has been met. If a second ascegsired, the applicant must
submit to Public Works for approval a route thad basement or other access rights
secured and recorded. The second access mustmaiofdtittitas County Road
Standards and the second access requirementsifisctlay the Board of County
Commissioners on April 2, 2007. The BOCC clariftcdRS 12.01.095(2) with the
following requirements: 1) If the second accese#ricted to emergency access
only, it must meet or exceed the following requiesits: 60’ easement, 20’ roadway
width, BST/ACP surface, and a paved apron. Accessictions such as gates or
bollards must be approved by the Fire Marshallf #)e second access is to be used
for ingress and egress, it must meet the sameat@mds the first access.

Cul-de-SacA cul-de-sac turn-around having an outside righivay or easement
diameter of at least 110 feet shall be construatéde closed end of all dead-end
roads serving 3 or more lots. The driving surfsicall be at least 96 feet in diameter.
Cul-de-sacs must also conform to the requiremeagsied by the 2006

International Fire Code. Contact the Fire Marskgharding any additional cul-de-sac
requirements.

Joint-Use DrivewayA joint-use access shall serve no more than axgarcels. See
Kittitas County Road Standards, 9/6/05 edition.

a. Access easements shall be a minimum of 2@ witie roadway width
shall have a minimum width of 12’.

b. The surface requirement is for a minimum grauveface depth of 6.

C. Maintenance of driveway approaches shall bedkponsibility of the
owner whose property they serve. The County vatimaintain
accesses.

d. Any further subdivision or lots to be serveoddooposed access may

result in further access requirements.

Single-Use DrivewayA single-use access shall serve no more thahodngee
Kittitas County Road Standards, 9/6/05 edition.

a. The roadway shall be a minimum of 8’ wide wgthvel surface.

b. Maintenance of driveway approaches shall beebponsibility of the
owner whose property they serve. The County vatimaintain
accesses.

C. Any further subdivision or lots to be servegdaooposed access may

result in further access requirements.

Private Road Maintenance Agreemditte applicant shall meet all applicable
conditions of any pre-established or required Rei\Road Maintenance Agreements.
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30.

31.

32.

Access PermiAn approved access permit shall be required filterDepartment of
Public Works prior to creating any new drivewayegsor performing work within
the county road right of way.

AddressingContact the Kittitas County Rural Addressing Ghioator at (509) 962-
7523 to obtain addresses prior to obtaining a mglgermit. A parcel cannot receive
a building permit or utilities until such parceligentified with a 911 address.

Mailbox PlacemeniThe U.S. Postal Service requires that privatesoaith 6 or
more residences install USPS approved Cluster Buts WCBUS) at a safe location
at the mouth of the private road. Contact your ll&xzst Office for location and
additional design requirements before beginningtrantion.

Air Quality

33.

34.

Water

Dust, diesel emissions, and wood stove emissios possible sources of air pollution
from this project. The applicant shall comply watthstate and County standards for
air emissions and obtain any necessary air quaditgnits from applicable agencies.

According to County standards, a water truckldye available during construction to
minimize dust emissions.

and Sewer

35.

36.

37.

The applicant has proposed a Group A PublieW@&ystem. Prior to final plat
approval, the applicant shall submit a signed lettegreement between the public
water system purveyor or official and the land deper/owner granting delivery of
potable water for the entire development. If thblg water system is being
developed specifically for the subdivision/plag thater system must be approved by
Washington State Department of Health (DOH), intigdssuance of a public water
system ID number, prior to recommendation by KagiCounty Public Health
Department for final plat approval.

Community septic systems with wastewater flowder 3,500 gallons/day are
permitted by the Kittitas County Public Health Dapgent. For flows exceeding
3,500 gallons/day, design review and approval bglheeded from the Washington
State Department of Health. For flows greater th4500 gallons/day, design
review and approval will be needed from the Wastoingtate Department of
Ecology.

The maximum allowable slope for septic draghds will depend on permitting
agency. According to Kittitas County Code 13.09(8) no drain field disposal

LP-08-14
Forest Ridge Performance Based Cluster Plat
Page 14 of 16



38.

system may be designed for a site with a slopeestgr than 30% grade. According
to WAC 246-272A the maximum allowable slope is 4§fade.

Prior to final approval, the final Mylar musdentify the wastewater disposal option
for each lot and the locations of the proposedndiialds that do not exceed the
maximum allowable slope.

Fire Safety

39.

40.

4].

42.

43.

44,

45.

Design and construction must comply with KagitCounty Code, Kittitas County
Zoning, the 2006 International Fire and Buildingd€s, and all other development
agreements.

Given the provided pre-review documents, tleselences will require fire flow of
100 gallons per minute for a duration of no lesstBO minutes. A reduction in
required fire flow of 5- percent is allowed whe thuildings are provided with an
approved automatic sprinkler system.

An approved water supply capable of supplyiregrequired fire flow for fire
protection shall be provided. A standpipe or hptlsystem with an adequate source
of water (supply), a distribution system and adégpaessure for delivery shall be
installed for this plat. Hydrant spacing shall gdynwith International Fire Code and
its appendices’ requirements.

A separate permit and deposit shall be regdimeshstallation of a hydrant/standpipe
system.

The Kittitas County Fire Marshal’s Office witquire a minimum of three (3)
complete sets of plans for full review: 1) Officefy; 2) Permit Copy; and 3) Fire
Department Copy.

This property is currently located outside dfea district. As such, until such time
that the development is within a Fire District, fallure development must meet the
International Urban Wild Land Interface Code forlthng construction, defensible
space allocation, access, etc.

Roads with a slope or grade greater than 128brsbt be allowed.

SEPA Mitigation

46.

A Mitigated Determination of Nonsignificance IMS) was issued on September 23,
2010. The mitigation measures in the MDNS shaltdmditions of final plat
approval.

LP-08-14

Forest Ridge Performance Based Cluster Plat
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47.  The following mitigation conditions from the BE& Mitigated Determination of Non-
Significance shall be noted on the face of thel fjohat and included in the Covenants,
Conditions, and Restrictions (CC&Rs) document réedrwith the final plat:

a. All outdoor lighting shall be shielded andedtied downward to
minimize the effect to nearby residential propettie

b. The use of wood burning stoves shall be prtddb
C. Snow removal shall be the responsibility & Homeowners

Association. Snow storage shall be limited to ¢éhaseas shown on
the face of the plat and shall be located outsfdeetland and stream

areas and their buffers.

Dated this 18 day of November, 2010.

KITTITAS COUNTY HEARING EXAMINER

Andrew L. Kottkamp

LP-08-14
Forest Ridge Performance Based Cluster Plat
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KITTITAS COUNTY COMMUNITY DEVELOPMENT SERVICES

411 N, Ruby St.. Suite 2, Ellensburg, WA 98926
f‘[)S@;(‘O.KI'ITl"lAS.WA.US
Office (509) 962-7506

o “Building Partnerships - Building Communities™ Fax (09) 962-7652
S N;;T-‘ICE OF DECISI?)N -
To: Interested Parties (KCC 15A.06)
Applicant
From: Dan ValofT, Staff Planner
Date: January 4, 2011

Subject: Forest Ridge Performance Based Cluster Plat (LP-08-14)

Pursuant to RCW 36.70B.130 and KCC 15A.06, notice is hereby given that on December 28, 2010 the
Kittitas County Board of County Commissioners granted preliminary plat approval for Forest Ridge
Performance Based Cluster Plat (LP-08-14) located northeast of the City of Cle Elum off of the
extension of Columbia Street in Section 24, T.20N, R.15E, WM,; Kittitas County parcel map numbers
20-15-24000-0001, -0003, -0004, -0007, -0015, -0016, -0017, -0018, -0019, -0020, -0021, and -0022.

Copies of the Kittitas County Board of Commissioners Resolution 2010-137 and related file documents
may be examined at Kittitas County Community Development Services, 411 N. Ruby Suite 2,
Ellensburg, WA 98926. (509) 962-7506.

Issuance of this land use decisions may be appealed by parties with standing, by filing a land use
petition in Superior Court, and serving said petition on all required parties pursuant to RCW 36.70C and
KCC 15A.08, within twenty-one days of the issuance of the land use decision.

If you have any questions, please do not hesitate to contact our office at (509) 962-7506.

COMMUNITY PLANNING ® BUILDING INSPECTION ® PLAN REVIEW * ADMINISTRATION ® PERMIT SERVICES * CODE ENFORCEMENT ® FIRE INVESTIGATION



BOARD OF COUNTY COMMISSIONERS
COUNTY OF KITTITAS
STATE OF WASHINGTON

PRELIMINARY PLAT APPROVAL
FOREST RIDGE PERFORMANCE BASED CLUSTER PLAT (LP-08-00014)

RESOLUTION

NO.2010- (37

WHEREAS, according to Kittitas County Code Chapter 16, relating to the Subdivision of Land, adopted
pursuant to RCW 58.17, an open record hearing was held by the Kittitas County Hearing Examiner on October
28, 2010 for the purpose of considering a preliminary plat known as the Forest Ridge Performance Based
Cluster Plat and described as follows:

A4 171-lot performance based cluster plat on approximately 479 acres of land that is zoned Rural-
3, located northeast of the City of Cle Elum off of the extension of Columbia Street in Section 24,
T'20N, R.ISE, WM.; Kittitas County parcel map numbers 20-1 3-24000-0001, -0003, -0004. -
0007, -0015, -0016, -0017, 0018, -0019, -0020, -0021, and -0022. Proponent: Iron Snowshoe,
LLC, 206 W. First St.,, Cle Elum, WA 98922. Contact is David Blanchard.

WHEREAS, public testimony was heard from those persons present; and,

WHEREAS, due notice of the hearing had been given as required by law, and the niecessary inquiry has been
made into the public interest to be served by such platting; and,

WHEREAS, the Hearing Examiner recommended approval of said proposed subdivision; and,

WHEREAS, a closed record public meeting was held by the Board of County Commrissioners on December
21, 2010 to consider the Hearing Examiner’s recommendation on this matter; and,

WHEREAS, the Kittitas County Board of Commissioners make the following FINDINGS OF FACT and
CONCLUSIONS AT LAW concerning said proposed preliminary plat:

1. Iron Snowshoe LLC, property owner, has applied for a 171-lot performance based cluster plat on
approximately 479 acres of land that is zoned Rural-5. The project is proposed to be served bya
Group A water system and individual or community on-site septic systems.

2. The subject property is located northeast of the city of Cle Elum off of the extension of Columbia
Street in Section 24, T.20N, R.15E, WM.; Kittitas County parcel map numbers 20-]5-24000-
0001, -0003, -0004, -0007, 0015, -0016, -0017, -0018, -0019, -0020, -0021, and -0022.

3. A complete long plat application was submitted to Community Development Services on April 24,
2008. The application was deemed complete on July 17, 2009, The Notice of Application for the
preliminary plat application was issued on July 30, 2009. This notice was published in the official

1
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county paper of record and was mailed to jurisdictional government agencies, adjacent property
owners and other interested parties. The last day to submit written comments was on August 14,
2009.

Community Development Services issued a Mitigated Determination of Non-Significance {(MDNS)
cn September 23, 2010. No appeals were filed.

The Hearing Examiner conducted an open record hearing on October 28, 2010 to consider this
matter where testimony was heard. On November 10, 2010 the Hearing Examiner issued a
recommendation of preliminary plat approval subject to conditions for the Forest Ridge Performance
Based Cluster Plat (I.P-08-00014).

The Board of County Commissioners conducted a closed record meeting on December 21, 2010 for
the purpose of considering the preliminary plat known as the Forest Ridge Performance Based
Cluster Plat (LP-08-00014). A motion was made and seconded that the preliminary plat be
approved, the motion carried with a vote of 2 to 1 with Commissioner Crankovich voting against the
proposal.

The Board of County Commissioners finds that additional conditions are not necessary to
protect the public’s interest.

NOW, THEREFORE BE IT RESOLVED: That the Kittitas County Board of Commissioners hereby grants
preliminary plat approval to the Forest Ridge Performance Based Cluster Plat (LP-08-00014) and adopts the
Kittitas County Land Use Hearing Examiner’s Recommended Finds of Fact, Conclusions of Law, Decision
and Conditions of Approval (See Exhibit A) and the same hereby is, approved with the proposed development
configuration (See Exhibit B).

DATED this Z W day of !ﬁ&l‘imi’v’}’é‘ﬁ% - 2010 at Ellensburg, Washington.

BOARD OF COUNTY COMMISSIONERS
KITTITAS COUNTY, WASHINGTON
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Exhibit “A”

KITTITAS COUNTY
LAND USE HEARING EXAMINER

IN THE MATTER OF RECOMMENDED FINDINGS OF
FACT, CONCLUSIONS OF
LP-08-14 LAW, DECISION AND

Forest Ridge Performance Based Cluster Plat

CONDITIONS OF APPROVAL

e

THIS MATTER having come on for hearing in front of the Kittitas County Hearing Examiner on
October 28, 2010, the Hearing Examiner having taken evidence hereby submits the following
Recommended Findings of Fact, Conclusions of Law, Decision and Conditions of Approval as
follows:

3‘-—)

I. RECOMMENDED FINDINGS OF FACT

Iron Snowshoe LLC, property owner, has applied for a 171-lot performance based cluster

plat on approximately 479 acres of land that is zoned Rural-5. The project is proposed to

be served by a Group A water system and individual or community on-site septic systems.
(Staff report)

The applicant is Iron Snowshoe, LLC, 206 W, First St., Cle Elum, WA 98922. Contact is
David Blanchard. (Application materials)

The subject property is located northeast of the city of Cle Elum off of the extension of
Columbia Street in Section 24, T.20N, R.15E, WM.; Kittitas County parcel map numbers
20-15-24000-0001, -0003, -0004, -0007, -0015, -0016, -0017, -0018, -0019, -0020, -
0021, and -0022. (Staff report)

The proposed lots range in size from one-acre to 4-acres in size. The project is proposed
to be served by a Group A water system and individual or community on-site septic
systems. (Staff report)



5.

10.

11.

12.

Site Information:

Total Project Size:

Number of Lots:
Zoning district
Domestic Water:
Sewage Disposal:

Power/Electricity:

Fire Protection;

Irrigation District:

(Staff report)

479 acres

171

Rural 5

Group A water system
Individual/Community on-site septic systems
Puget Sound Energy

Fire District #7

None

Site Characteristics: The area is characterized as mountain terrain. (Staff report)

Surrounding Property:
North: Vacant

South: Vacant

East: Vacant

West: Vacant

(Staff report)

The Comprehensive Plan designation is Rural. (Staff report)

The subject property is zoned Rural 5, which allows for one residential unit per 5 acres

and one-half acres for platted cluster subdivisions served by public water and sewer

systems. All subdivision lots under five acres in size must be served by public water and

sewer systems (KCC 17.30A.040). (Staff report)

A complete long plat application was submitted to Community Development Services on
April 24, 2008. The application was deemed complete on July 17, 2009. The Notice of
Application for the preliminary plat application was issued on July 30, 2009. This notice

was published in the official county paper of record and was mailed to Jjurisdictional

government agencies, adjacent property owners and other interested parties. The last day

to submit written comments was on August 14, 2009, (Staff report)

In accordance with Kittitas County code 15A.030.110, this project was accurately posted
with the “Land Use Action” sign as provided by Community Development Services. The

Affidavit of Posting was signed by the applicant and returned to the planner and is
included as part of the record. (Staff report)

Based upon review of the submitted application materials including an environmental
checklist, correspondence received during this 15 day comment period and other

information on file with Community Development Services, a Mitigated Determination

of Non-Significance (MDNS) was issued on September 23, 2010. The appeal period
ended on October 7, 2010 at 5:00 p.m. No appeals were filed. (Staff report)

5
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14.

15.

16.

T

18.

19.

20.

21.

The proposal is consistent with the goals and policies of the Kittitas County
Comprehensive Plan. The proposed subdivision will be adequately served by rural levels
of service. The lots will be served by a Group A water system and individua) or
community septic systems. Staff has conducted and an administrative critical area review
in accordance with KCC 17A and found wetlands, seasonal stream areas of steep slopes
and potential landslide areas on the subject properties. (Staff report)

This proposal is consistent with the Kittitas County Subdivision Code Chapter 16.09 for
Performance Based Cluster Plats. (Staff report)

All roads are required to meet all Kittitas County Road Standards as outlined in the
September 8, 2010 memorandum issued by the Department of Public Works. As
conditioned, the proposal is consistent with the provisions of KCC Title 12. (Staff report)

The following agencies provided comments during the comment period: Department of
Ecology, Washington Department of Transportation, Washington Fish & Wildlife,
Kittitas County Department of Public Works, and Environmental Health. These
comments have been included as conditions of approval to address these agency
concerns. (Staff report)

Public and agency comments that were received were considered by the Hearing Examiner in
rendering this Decision and forming Conditions of Approval. (Hearing Examiner finding
based on the record)

The entire Planning Staff file was admitted into the record at the public hearing. (Public
hearing record)

The Kittitas County Community Development Services recommended approval of this
permit, subject to the recommended conditions of approval. (Public hearing record)

An open record public hearing after due legal notice was held on October 28, 2010.
(Open record public hearing testimony)

The following documents were admitted as Exhibits at the open record hearing:

21.1  Exhibit 1: Long Plat Application & Environmental Checklist

21.2  Exhibit 2: Affidavit of Posting

21.3  Exhibit 3: Letter of Complete Application

21.4  Exhibit 4: Letter from Sapphire Skies re: Explanation of Water Rights use for
projects 7/14/09

21.5  Exhibit 5: Notice of Application

21.6  Exhibit 6: Affidavit of Mailing & Publication

21.7  Exhibit 7: Memo from Kittitas Co. Public Works 7/17/09

6



21.8
Z1.9
21.10
21.11
21.12
21.13

21.14
21.15

21.16

21,17
21.18
21.19
21.20
21.21
21.20
2123
21.24
21.25
21.26

21.27

21.28
21.29
21.30

21.31
21.32
21.33
21.34
21.35
21.36
21.37
21.38

21.39

21.40

21.41

Exhibit 8: Memo from Kittitas Co. Environmental Health 7/31/09

Lxhibit 9: Comment letter from Kittitas Co. Fire Marshal’s Office 8/24/09
Exhibit 10: Comment letter from WDF&W 8/14/09

Exhibit 11: Comment letter from Dept. of Ecology 8/27/09

Exhibit 12: Sapphire Skies letter responding to WDF&W comments 8/19/09
Exhibit 13: Sapphire Skies letter responding to Dept. of Ecology comments
8/31/09

Exhibit 14: Comment letters from Kittitas Co. Public Health 1/11/09 & 9/30/09
Exhibit 15: Sapphire Skies letter responding to Public Health’s comments
10/21/09

Exhibit 16: Letter to Iron Snowshoe LLC from Anna Nelson, CDS Contract
Planner re: early notice EIS 10/28/09

Exhibit 17: Preliminary Storm Drainage Report 12/14/09

Exhibit 18: Downstream Analysis 8/1/09

Exhibit 19: Stream & Wildlife Habitat Study

Exhibit 20: Critical Areas Report 12/15/09

Exhibit 21: Revised Transportation Impact Analysis 11/19/09

Exhibit 22: Revised SEPA Checklist date stamped 12/29/09

Exhibit 23: Revised Plat Drawings 12/2009

Exhibit 24: Road Plan & Profile date stamped 12/29/09

Exhibit 25: Abandoned Mine Lands Report 11/17/09

Exhibit 26: Revised Forest Ridge Natrative & Public Benefit Rating System
Chart date stamped 12/29/09

Exhibit 27: Letter from Sapphire Skies re: supplemental information submitted
12/28/09

Exhibit 28: Comment letter from WSDOT 2/4/10

Exhibit 29: 2/16/10 Memo from Public Works re: Stormwater issues

Exhibit 30: 3/4/10 letter from Brookside Consulting re: response to Public Works
stormwater issues

Exhibit 31: 3/26/10 Public Works memo re: responses to comments

Exhibit 32: Comment letter from WSDOT 4/26/10

Exhibit 33: Forest Ridge Geological Hazards Assessment 8/19/10

Exhibit 34: Memo from Public Works 9/8/10

Exhibit 35: SEPA MDNS issued 9/21/10

Exhibit 36: Notice of Decision SEPA Action & Public Hearing

Exhibit 37: Hearing Examiner Staff Report

Exhibit 38: October 28, 2010, letter from Dr. Bonnie Reay of Cle Elum City
Council to the Hearing Examiner

Exhibit 39: September 15, 2010, Kittitas County request for public records with
attachment

Exhibit 40: November 9, 2009, letter from Mandy Weed to Catherine Clerf with
attachments related to a public disclosure request

Exhibit 41: Transcript of handwritten statement of Catherine Clerf at September
21, 2010, Board of County Commissioner meeting

7



23

24,

25,

20

21.42 Exhibit 42: Series of emails between Christina Wollman, Kittitas County Public
Works, Matt Morton, City of Cle Elum, Jim Leonhard and Jan Olivier from
September 8, 2010, through September 14, 2010

(Open record public hearing record)

Testifying on behalf of the applicant was Shawn Northrup. Mr. Northrup testified that he
is the owner of the property and the applicant. Mr. Northrup indicated that the applicant
agreed with all of the proposed conditions of approval stated within the staff report as
well as the Mitigated Determination of Nonsignificance. He stated that the project would
utilize pedestrian paths within the open space, would comply with dark sky ordinances
and would prohibit wood stoves as a primary means of heating. (Open record public
hearing testimony)

Also testifying on behalf of the applicant was Mark Kirkpatrick. Mr. Kirkpatrick testified
that the stormwater system will be designed to withstand a 100-year storm event. It will
be designed to account for both rain and snow events and will provide retention for
stormwater up to a 25-year storm event. He stated that the plat map had multiple dark
shaded areas which represent potential location of stormwater ponds and bioswales.
(Open record public hearing testimony)

Mr. Northrup returned to testify concerning off-site traffic mitigation measures. (Open
record public hearing testimony)

Mr. Northrup also represented that the project will have a second access point during
Phase 1. Regarding off-site improvements, Mr. Northrup acknowledged that Forest
Ridge will be required to participate with Columbia Street (Cle Elum) mitigation when
required to do so by traffic volume gencrated by the development. (Open record public
hearing testimony)

No member of the public testified in favor of the project. (Open record public hearing
testimony)

Testifying in opposition to the project were the following persons:

27.1  Bonnie Reay: Dr. Reay represented that she was testifying on behalf of the Cle
Elum City Council and the City of Cle Elum. Dr. Reay is a current member of the
Cle Elum City Council.

Dr. Reay’s testimony is found in Exhibit 38.

Although Dr. Reay testified that the City of Cle Elum was not involved in
discussion of off-site mitigation measures, the applicant submitted Exhibit 42,
documenting City of Cle Elum Public Works’ involvement in suggesting
mitigation measures for this project as late as September, 2010.

8



28.

29.

27.2  Catherme Clerf: Also testifying in opposition to the project was Catherine Clerf.
Ms. Clerf submitted Exhibits 39, 40 and 41. Ms. Clerf had concerns as 10 egress
through this northeast corner of the project area and whether or not this was for
future development to the property to the north of the subject property. Ms. Clerf
also echoed Dr. Reay’s comments as to why an environmental impact statement
was not required. Ms. Clerf had concerns over wetlands identified as J and K and
testified that no development should occur on those wetlands, She was curious as
to whether or not this project area is within a fire district as there was conflicting
information within the application materials and the Mitigated Determination of
Nonsignificance. Finally, Ms. Clerf testified that none of the roads within the
development should be greater than 12% grade.

27.3  Diedra Link: Ms, Link testified that in her opinion GPO 3.1 had not been met.
She testified that 6,000 lots had approved for development within Kittitas County
in the last four years and that this was more than adequate inventory of lots for
projected residential growth within the County.

27.4  Kevin Daily: Mr. Daily also testified in opposition to the project. His personal
concerns related to stormwater, roads, multiple unresolved issues and fire
protection. He stated that his land was to the southwest of the project area and is
not within Fire District No. 7. He also testified as to easement problems
concerning the applicant and Mr. Daily’s property and how difficult it has been to
resolve those issues. He questioned how more significant unresolved issues for
this project will be resolved when, as he put it, even his simple issue could not be
resolved.

(Open record public hearing testimony)

In rebuttal, Mark Kirkpatrick testified for the applicant that of the 478 acres within the
project area, only 79 acres drained towards the City of Cle Elum through Balmers Canyon
while the remainder of the property drained through Steiners Canyon. He also testified
that the impervious surface of the project would be between 12% and 15% of the entire
site. The point of this testimony was that 85% to 88% of the property would be pervious
allowing for the rain and snow to be naturally absorbed into the ground according to the
soil’s capacity. (Open record public hearing testimony)

Mr. Northrup also provided additional testimony, Mr. Northrup recognized that there was
a written public comment received from Scott Huish that was not referenced in the staff
report. Mr. Northrup also testified that there were meetings between the applicant, the
County and the City of Cle Elum Public Works & Planning Departments regarding this
project. Mr. Northrup submitted Exhibit 42 as evidence of the City of Cle Elum’s
participation in the development of mitigation measures and off-site project mitigation
measures for the project. Mr. Northrup testified that the road access point on the
northeast portion of the project is required by certain easements upon which the subject

9



30.

31

32.

33.

34,

33.

36.

4.

38.

property is required to protect. He testified that Wetlands J and K are protected through
the proposed conditions of approval. Mr. Northrup testified that while the project area is
not cutrently within Fire District No. 7, approval is imminent. Mr. Northrup testified that
the problem regarding Mr. Daily’s property involved what Mr. Northrop termed as
“floating” easements that go through the subject property according to prior forest and
logging requirements. Mr. Northrup stated that they will move the road back onto the
project boundary. He also testified that the final stormwater plan and build-out will
prevent water from flowing from the project area onto Mr. Daily’s land. {Open record
public hearing testimony)

The applicant has requested performance based increases in bonus density based upon the
public benefit rating system. (Open record public hearing testimony)

The applicant is proposing 191.38 acres of open space (40% of project) allowing for 40
bonus points. (Open record public hearing testimony)

The applicant is proposing a Group A water system which allows for 50 points. (Open
record public hearing testimony)

This allows for a total of 90 points and a total bonus density percentage of 90% which
ultimately allows for 182 total lots for this cluster plat. (Open record public hearing)

In the event that a Group A water system is not developed, those points shall not be
awarded. In the event the applicant does not provide for a minimum of 191.38 acres of
open space, then those 40 points will not be allowed. (Open record public hearing)

The proposal is appropriate in design, character and appearance with the goals and
policies for the land use designation in which the proposed use is located. (Hearing
Examiner finding based on the record)

The proposed use will not cause significant adverse impacts on the human or natural
environments that cannot be mitigated by conditions of approval. (Hearing Examiner
finding based on the record)

The proposal will be served by adequate facilities including access, fire protection, water.
storm water control, and sewage disposal facilities. (Hearing Examiner finding based on
the record)

3

Any Conclusion of Law that is more correctly a Finding of Fact is hereby incorporated as
such by this reference. (Hearing Examiner finding based on the record)

II. RECOMMENDED CONCLUSIONS OF LAW



1. The Hearing Examiner has been granted authority to render this recommended decision,

2. As conditioned, the development meets the goals, policies and implementation
recommendations as set forth in the Kittitas County Comprehensive Plan.

3. As conditioned, this proposal is consistent with applicable federal and state laws and
regulations.

4, Public use and interest will be served by approval of this proposal.

5. As conditioned, the proposal is consistent with Kittitas County Code Title 16

Subdivision, Title 17 Zoning, Title 17A Critical Areas, Title 15 Environmental, and Title
12 Roads and Bridges.

6. As conditioned, the proposed use is consistent with the intent, purposes and regulations of
the Kittitas County Code and Comprehensive Plan.

i As conditioned, the proposal does conform to the standards specified in Kittitas County
Code.
8. As conditioned, the use will comply with all required performance standards as specified

in Kittitas County Code.

9. As conditioned, the proposed use will not be contrary to the intent or purposes and
regulations of the Kittitas County Code or the Comprehensive Plan.

10.  As conditioned, this proposal does comply with Comprehensive Plan, the Shoreline
Master Program, the zoning code and other land use regulations, and SEPA.

1. Any Finding of Fact that is more correctly a Conclusion of Law is hereby incorporated as
such by this reference.

HI. RECOMMENDED DECISION
Based on the above Recommended Findings of Fact and Recommended Conclusions of Law, the
Hearing Examiner hereby recommends that Application LP-08-14, Forest Ridge Performance
Based Cluster Plat, be APPROVED subject to the following Recommended Conditions of

Approval.

I



IV. RECOMMENDED CONDITIONS OF APPROV AL

All Conditions of Approval shall apply to the applicant, and the applicant’s heirs, successors in
interest and assigns.

1.

All conditions imposed herein shall be binding on the “Applicant,” which terms shall
include the owner or owners of the property, heirs, assigns and successors.

Platting Standards and Zoning Code:

%

Certificate of Title: A certificate of title of the property proposed to be platted shall be
submitted with the final plat.

Lot Closures: It is the responsibility of the Professional Licensed Surveyor (PLS) to
ensure the lot closures are correct and accurate.

Conditions, Covenants. and Restrictions: Prior to final plat approval, a copy of the
proposed final Conditions, Covenants, and Restrictions shall be submitted to Community
Development Services for review and approval.

Open Space Tracts: Prior to final plat approval, all areas not included in development
lots shall be labeled as individual tracts. Tracts shall not be further subdivided or altered.
All tracts, except the tract(s) containing the private road area, shall be labeled “Open
Space.”. All open space tracts shall be identified on the face of the final plat.

Open Space Tract Ownership and Maintenance: Open space tracts shall be jointly owned
and maintained by the developer or legally responsible owner or homeowner’s association
or other legal entity made up of all benefited property owners.

Clustering of Lots: Lots shall be designed to meet the requirements of KCC 16.09.100.A
relating to clustering requirements.

Performance Based Cluster Plat Open Space: The preliminary plat map states that 193.38
acres (or 40% of the tolal site) meets the definition of “Open Space” contained in Chapter

16.09.100.C (on the date of application). Prior to final plat approval, the applicant shall
present to the County for review and approval a map demonstrating that at least 40% of
the total plat area meets the open space requirements of Chapter 16.09. Yor purposes of
calculating open space, the following areas shall not be included: Commercial Forest
setback area; seasonal streams and their 15 buffer area; wetlands and buffers; areas
where development is otherwise restricted, and private roadways within open space.

12



10.

Final mylars shall be submitted in accordance to KCC 16.20: Final Plats. All applicable
survey data and dedications shall be reflected pursuant to KCC 16.24: Survey Data-
Dedications.

Both sheets shall reflect the Plat number: LP-08-00014,

Critical Areas:

L1x

12.

13.

14,

15.

Wetland Impacts: The proposed plat area contains ten wetlands. All wetland areas and
their buffers shall be shown on the face of the final plat. The plat shall also contain the
following note:
Development involving disturbance to wetlands may require additional County
review and possible mitigation. KCC 174.04.015 requires all wetland impacts to
be avoided 10 the extent practical. Any unavoidable wetland impacts shall be
required to be replaced at a ratio of 2:1 for Category 2, 1.5:1 for Category 3, and
1:1 for Category 4 (KCC 174.04.050).

Wetland J: The applicant’s wetland biologist identifies Wetland J as a Category 2 high
value wetland measuring 2,008 square feet in area. This wetland has a required minimum
buffer of 25 feet according to 17A.04.020. The proposed design places Wetland J in Lots
152 and 156. A private road crosses through Wetland I and its buffer. KCC 17A.04.015
requires all wetland impacts to be avoided to the extent practical. Any unavoidable
wetland impacts to Category 2 wetlands shall be required to be replaced at a ratio of 2
square feet created for every 1 square foot lost (KCC 17A.04.050). Impacts to buffers
may be mitigated through buffer averaging, as allowed by KCC 17A.04.050. Prior to
final plat approval, the applicant shall redesign the layout to prevent unavoidable impacts
to Wetland J and its buffer, and submit a wetland replacement plan and/or wetland buffer
averaging plan, if necessary, for County review and approval.

Wetland K: The applicant’s wetland biologist identifies Wetland K as a Category 2 high
value wetland measuring 525 square feet. The proposed design places Wetland K in Lots
151 and 152. A private road crosses through Wetland K. KCC 17A.04.015 requires all
wetland impacts to be avoided to the extent practical. Any unavoidable wetland impacts
to Category 2 wetlands shall be required to be replaced at a ratio of 2 square feet created
for every 1 square foot lost (KCC 17A.04.050). Prior to final plat approval, the applicant
shall redesign the layout to prevent unavoidable impacts to Wetland J and its buffer. and
submit a wetland replacement plan, if necessary, for County review and approval.

Stream Crossings: The preliminary plat map contains ten instances where private roads
cross mapped streams and their buffers. It is the applicant’s responsibility to obtain
appropriate state permits for all stream crossings.

Stream Buffer Impacts: The proposed plat area contains five streams. Chapter
17A.07.010.2 establishes performance standards for buffers of streams. Type 5 streams

13



16.

13.

are subject to a 15 foot building setback. All streams and their buffers shall be shown on
the face of the final plat. The plat shall also contain the following note:
A 15 foot building setback is required from seasonal streams. Stream crossings
may require additional permitting from state agencies.

Access to Lots: Some lots contain natural conditions making access from the private
roads difficult. Notes shall be placed on the face of the final plat stating:
Access to some lots requires crossing a seasonal stream. Additional permitting
may be required to access these lots from the private road.

Access to some lots requires crossing a critical slope area. Additional technical
design may be required to access these lots from the private road,

The following note shall be placed on the face of the final plat:
The placement of buildings and structures on or adjacent to ascending or
descending slopes steeper than I unit vertical in 3 units horizontal (33.3-percent
slope) shall conform to the building setback requirements of current adopted
building codes (IRC Section R403.1.7 and IBC Section 1805.3.1). Alternate
setbacks and clearances are permitted, subject to the approval of the building
official. The building official is permitted ro require an investigation and
recommendation of a qualified engineer to demonstraie the requirements
necessary to construct a building on or adjacent to ascending or descending
slopes. Such an investigation shall include consideration of material, height of
slope, slope gradient, load intensity and erosion characteristics of slope material,

Stormwaler and Drainage

18.

149,

20,

This project will require a NPDES Construction Stormwater General Permit from the
Washington State Department of Ecology. This permit requires that the SEPA checklist
fully disclose anticipated activities, including building, road construction, and utility
placements. Obtaining a permit is at least a 38 day process and may take up to 60 days if
the original SEPA does not disclose all proposed activities.

The NPDES permit requires that a Stormwater Pollution Prevention Plan (Erosion
Sediment Control Plan) is prepared and implemented for all permitted construction sites.
These control measures must be able to prevent soil from being carried into surface water
(this includes storm drains) by stormwater runoff. Permit coverage and erosion control
measures must be in place prior to any clearing, grading, or construction.

Erosion control measures must be in place prior to any clearing, grading or construction.
‘These control measures must be effective to prevent soil from being carried into surface
water by storm water runoff. Sand, silt, and soil will damage aquatic habitat and are
considered pollutants,

14



21.

22,

Any discharge of sediment-laden runoff or other pollutants to waters of the state js in
violation of Chapter 90.48, Water Pollution Contro}, and WAC 173-201A, Water Quality
Standards for Surface Waters of the State of Washington, and is subject to enforcement
action.

Best management practices must be used to prevent any sediment, oil, gas, or other
pollutants from entering surface or ground water.

Transportation and Infrastructure

23,

24.

25.

26.

27.

Timing of Improvements: This application is subject to the current version of the Kittitas
County Road Standards, dated 9/6/05. The following conditions apply and must be
completed prior to the issuance of a building permit for any of the residences within this
plat. A Performance Bond or acceptable financial guarantee may be used, in lieu of the
required improvements, per the conditions outlined in the current Kittitas County Road
Standards.

Private Road Certification: Private roads serving any of the lots within this development
shall be inspected and certified by a licensed professional engineer for conformance with
current Kittitas County Road Standards, 9/6/05 edition. Kittitas County Public Works
shall require this road certification to be completed prior to the issuance of a building
permit for any of the structures within the proposed piat.

Second Access: A second access is required of this project. Prior to final approval for
each phase, the applicant shall conduct an analysis showing whether the threshold for a
sccond access has been met. If a second access is required, the applicant must submit to
Public Works for approval a route that has easement or other access rights secured and
recorded. The second access must conform to Kittitas County Road Standards and the
second access requirements as clarified by the Board of County Commissioners on April
2,2007. The BOCC clarified KCRS 12.01.095(2) with the following requirements: 1) If
the second access is restricted to emergency access only, it must meet or exceed the
following requirements: 60" easement, 20° roadway width, BST/ACP surface, and a
paved apron. Access restrictions such as gates or bollards must be approved by the Fire
Marshall; 2) If the second access is to be used for ingress and egress, it must meet the
same standards as the first access.

Cul-de-Sac: A cul-de-sac turn-around having an outside right-of-way or easement
diameter of at least 110 feet shall be constructed at the closed end of all dead-end roads
serving 3 or more lots. The driving surface shall be at least 96 feet in diameter. Cul-de-
sacs must also conform to the requirements specified by the 2006 International Fire Code.
Contact the Fire Marshal regarding any additional cul-de-sac requirements.

Joint-Use Driveway: A joint-use access shall serve no more than two tax parcels. See

15



28.

29,

30.

3.

Kittitas County Road Standards, 9/6/05 edition.
a. Access easements shall be a minimum of 20” wide. The roadway width
shall have a minimum width of 12°,
The surface requirement is for 2 minimum gravel surface depth of 6”.

c. Maintenance of driveway approaches shall be the responsibility of the
owner whose property they serve. The County will not maintain accesses,
d. Any further subdivision or lots to be served by proposed access may resuit

in further access requirements.

Single-Use Driveway: A single-use access shall serve no more than one lot. See Kittitas
County Road Standards, 9/6/05 edition.
a. The roadway shall be a minimum of 8’ wide with gravel surface,
b Maintenance of driveway approaches shall be the responsibility of the
owner whose property they serve, The County will not maintain accesses.
c. Any further subdivision or lots to be served by proposed access may result
in further access requirements.

Private Road Maintenance Agreement: The applicant shall meet all applicable conditions
of any pre-established or required Private Road Maintenance Agreements.

Access Permit: An approved access permit shall be required from the Department of
Public Works prior to creating any new driveway access or performing work within the
county road right of way.

Addressing: Contact the Kittitas County Rural Addressing Coordinator at (509) 962-7523
to obtain addresses prior to obtaining a building permit. A parcel cannot receive a
building permit or utilities unti] such parcel is identified with a 911 address.

Mailbox Placement: The U.S. Postal Service requires that private roads with 6 or more
residences install USPS approved Cluster Box Units (CBUs) at a safe Jocation at the
mouth of the private road. Contact your local Post Office for location and additional
design requirements before beginning construction.

Air Quality

33,

Dust, diesel emissions, and wood stove emissions are possible sources of air pollution
from this project. The applicant shall comply with all state and County standards for air
emissions and obtain any necessary air quality permits from applicable agencies.

According to County standards, a water truck shall be available during construction to
minimize dust emissions.

Water and Sewer

16



36.

37.

38.

The applicant has proposed a Group A Public Water System. Prior to final plat approval,
the applicant shall submit a signed letter of agreement between the public water system
purveyor or official and the land developer/owner granting delivery of potable water for
the entire development. If the public water system is being developed specifically for the
subdivision/plat, the water system must be approved by Washington State Department of
Health (DOH), including issuance of a public water system ID number, prior to
recommendation by Kittitas County Public Health Department for final plat approval.

Community septic systems with wastewater flows under 3,500 gallons/day are permitted
by the Kittitas County Public Health Department. For flows exceeding 3,500 gallons/day,
design review and approval will be needed from the Washington State Department of
Health. For flows greater than 14,500 gallons/day, design review and approval will be
needed from the Washington State Department of Ecology.

The maximum allowable slope for septic drain fields will depend on permitting agency.
According to Kittitas County Code 13.04.150(5) no drain field disposal system may be
designed for a site with a slope of greater than 30% grade. According to WAC 246-272A
the maximum allowable slope is 45% grade.

Prior to final approval, the final Mylar must identify the wastewater disposal option for
each lot and the locations of the proposed drain fields that do not exceed the maximum
allowable siope.

Fire Safety

39.

40.

41.

42.

43.

Design and construction must comply with Kittitas County Code, Kittitas County Zoning,
the 2006 International Fire and Building Codes, and all other development agreements.

Given the provided pre-review documents, these residences will requite fire flow of 100
gallons per minute for a duration of no less than 30 minutes. A reduction in required fire
flow of 5- percent is allowed when the buildings are provided with an approved automatic
sprinkler system.

An approved water supply capable of supplying the required fire flow for fire protection
shall be provided. A standpipe or hydrant system with an adequate source of water
(supply), a distribution system and adequate pressure for delivery shall be installed for
this plat. Hydrant spacing shall comply with International Fire Code and its appendices’
requirements.

A separate permit and deposit shall be required for installation of a hydrant/standpipe
system.

The Kittitas County Fire Marshal’s Office will require a minimum of three (3) complete
sets of plans for full review: 1) Office Copy; 2) Permit Copy; and 3) Fire Department

17



Copy.
44.  This property is currently located outside of a fire district. As such, until such time that
the development is within a Fire District, all future development must meet the

International Urban Wild Land Interface Code for building construction, defensible space
allocation, access, etc,

45.  Roads with a slope or grade greater than 12% shall not be allowed.

SEPA Mitigation

46. A Mitigated Determination of Nonsignificance (MDNS) was issued on September 23,
2010. The mitigation measures in the MDNS shall be conditions of final plat approval.

47.  The following mitigation conditions from the SEPA Mitigated Determination of Non-
Significance shall be noted on the face of the final plat and included in the Covenants,
Conditions, and Restrictions (CC&Rs) document recorded with the final plat:

a. All outdoor lighting shall be shiclded and directed downward to minimize
the effect to nearby residential properties.

b. The use of wood burning stoves shall be prohibited.
C. Snow removal shall be the responsibility of the Homeowners Association.

Snow storage shall be limited to those areas shown on the face of the plat
and shall be located outside of wetland and stream areas and their buffers,

Dated this 10 day of November, 2010.

KITTITAS COUNTY HEARING EXAMINER

Andrew L. Kottkamp
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KITTITAS COUNTY COMMUNITY DEVELOPMENT SERVICES
411 N. Ruby St., Suite 2, Ellensburg, WA 98926

CDS@CO.KITTITAS.WA.US

Office (509) 962-7506

Fax (509) 962-7682

[T )
KITTITAS COUNTY

LONG PLAT APPLICATION L[~ 08-0094

(To divide lot into 5 or more lots)

KITTITAS COUNTY ENCOURAGES THE USE OF PRE-APPLICATION MEETINGS. PLEASE CONTACT COMMUNITY DEVELOPMENT
SERVICES TO SET UP A PRE-APPLICATION MEETING TO DISCUSS A PROPOSED PROJECT.

PLEASE TYPE OR PRINT CLEARLY IN INK. ATTACH ADDITIONAL SHEETS AS NECESSARY. PURSUANT TO KCC 15A.03.030, A
COMPLETE APPLICATION IS DETERMINED WITHIN 28 DAYS OF RECEIPT OF THE APPLICATION SUBMITTAL PACKET AND FEE. THE
FOLLOWING ITEMS MUST BE ATTACHED TO THE APPLICATION PACKET:

REQUIRED ATTACHMENTS

& Ten large copies of plat with all preliminary drawing requirements complete (reference KCC Title 16 Subdivision
Code for plat drawing requirements) and one small 8.5” x 117 copy
Address list of all landowners within 500 feet of the subject parcel(s). If adjoining parcels are owned by the
applicant, then the 500 foot area shall extend from the farthest parcel. If the parcel is within a subdivision with a
Homeowners’ or Road Association, then please include the mailing address of the association.

m SEPA Checklist (Only required if your subdivision consists of 9 lots or more.

Please pick up a copy of the Checklist if required)

OPTIONAL ATTACHMENTS
(Optional at preliminary submittal, but required at the time of final submittal)

% Certificate of Title (Title Report)
Computer lot closures

FEES:
$200 plus $10 per lot for Public Works Department;
$625 plus $75 per hour over 12.5 hours for Environmental Health Department;
$2000 for Community Development Services Department, PLUS $400 if SEPA Checklist is required
*One check made payable to KCCDS

FOR STAFF USE ONLY

DARRYL PIERCY, DIRECTOR
ALLISON KIMBALL, ASSISTANT DIRECTOR
COMMUNITY PLANNING ® BUILDING INSPECTION ¢ PLAN REVIEW ® ADMINISTRATION ® PERMIT SERVICES ® CODE ENFORCEMENT ¢ FIRE INVEQ‘IGATION



1.

2.

20F3

Name, mailing address and day phone of land owner(s) of record:
Landowner(s) signature(s) required on application form.

s Iron Snowshoe, LLC.
Mailing Address: PO Box 923
City/State/ZIP: Cle Elum, WA 98922
Day Time Phone: (509) 674-6828

Email Address:

Name, mailing address and day phone of authorized agent (if different from land owner of record):
If an authorized agent is indicated, then the authorized agent’s signature is required
for application submittal.

Agent Name: Same as Above

Mailing Address:

City/State/ZIP:

Day Time Phone:

Email Address;

Street address of property:
Address: TBD Creekside Road

City/State/ZIP: Cle Elum, WA 98922

Legal description of property:
See sheet 6 of the attached Preliminary Plat Map

Tax parcel number(s): See sheet 1 of the attached map

Property size: 478.45 (acres)

Narrative project description: Please include the following information in your description: describe project size,
location, water supply, sewage disposal and all qualitative features of the proposal; include every element of the

proposal in the description (be specific, attach additional sheets as necessary):

This is a 478.45 acre preliminary plat containing 171 lots. The project is located north
of Cle Elum off of Creekside Road in Sect. 24, T20N., R15E., W.M. Water will be from

a Class A water system. Sewage disposal will be from onsite individual septic
systems.



10.

Are Forest Service roads/easements involved with accessing your development? Yes vﬁ (Circle)
If yes, explain:

What County maintained road(s) will the development be accessing from? Columbia Ave (Cle Elum)

Application is hereby made for permit(s) to authorize the activities described herein. I certify that I am familiar with
the information contained in this application, and that to the best of my knowledge and belief such information is
true, complete, and accurate. I further certify that I possess the authority to undertake the proposed activities. I
hereby grant to the agencies to which this application is made, the right to enter the above-described location to
inspect the proposed and or completed work.

All correspondence and notices will be mailed to the Land Owner of Record and copies sent to the authorized agent.

Signature of Authorized Agent: Date:

REQUIRED if indicated on application
x_ Pro~ Zﬁ:u«é_ Gp .l 21 200€

B s |

Signatuilf‘l,and Owner of Record

(Required for application submittal): Date:

X

M\M/Q&o ST MZ/LDOK

G DRIVE/CDS FORMS/PLANNING/LLAND USE APPS/LONG PLAT APP UPDATED: 1/1/08

J0F3



KITTITAS COUNTY COMMUNITY DEVELOPMENT SERVICES
411 N. Ruby St., Suste 2. Ellensburg. WA 98926

PLEASE NOTE: This is a fill-in-and-print PDF form. It cannot be edited and CDS@ COKITTITAS. WA.US
saved to your hard drive unless you have the full version of Adobe Acrobat. If Office (509) 962-7506
vou are not using the full version vou must complete this form and then print it, Fax (509) 962-7682

or print it and complere it by hand.
SR TEE  E

B L R R

SEPA ENVIRONMENTAL CHECKLIST
FEE $400.00

PURPOSE OF CHECKLIST:

The State Environmental Protection Act (SEPA). chapter 43.21C RCW. Requires all governmental agencies to consider the environmental
impacts of a proposal before making decisions. An environmental impact statement (EIS) must be prepared for all proposals with probable
significant adverse impacts on the quality of the environment. The purpose of this checklist 15 to provide information to help you and the
agency identify impacts from your proposal (and to reduce or avoid impacts from the proposal, if it can be done) and to help the agency decide
whether an EIS is required.

INSTRUCTIONS FOR APPLICANTS:

Tlus environmental checklist asks you to describe some basic information about your proposals. Governmental agencies use this checklist
to deternine whether the environmental impacts or your proposal are significant. requiring preparation if an EIS. Answer the questions briefly.
with the most precise information known, or give the best description you can.

You must answer each question accurately and carefully, to the best of your knowledge. In most cases. you should be able to answer the
questions from vour own observations or project plans without the need to hire experts. If you really do not know the answer, or if a question
does not apply to vour proposal. write “don not know™ or “does not apply” Complete answers to the questions now may avoid unnecessary
delays later.

Some questions ask about governmental regulations, such as zoning. shoreline and landmark designations. Answer these questions 1f you
can. If you have problems, the governmental agencies can assist you.

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of time or on different parcels of land.
Attach any additional information that will help describe your proposal or its environmental effects. The agency to which you submit this
checklist may ask you to explamn your answers or provide additional information reasonably related to determining if there mav be significant
adverse umpact.

Use of checklist for nonproject proposals:

Complete this checklist for nonproject proposals, even though questions may be answered "does not apply.” IN
ADDITION, complete the SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS (part D).

For nonproject actions, the references in the checklist to the words "project," "applicant," and "property or site" should
be read as "proposal," "proposer," and "affected geographic area," respectively.

A. BACKGROUND

1. Name of proposed project, if applicable:

Forest Ridge Performance Based Cluster Plat
2. Name of applicant:

Iron Snowshoe, LL.C, a Washington limited liability company

3. Address and phone number of applicant and contact person:

206 W. First St., Cle Elum, WA 98922
(509) 674-6828
Contact: David Blanchard

4. Date checklist prepared:

April 21, 2008



5. Agency requesting checklist:
Kittitas County Community Development Services

6. Proposed timing or schedule (including phasing, if applicable):
Project to be completed in up to eight (8) phases to be constructed. Phases will be designed primarily
to enable the applicant to complete infrastructure in phases and to time construction to match market

conditions. All requisite infrastructure (including two means of access where a road will serve more
than 40 lots) for each phase will be constructed prior to obtaining approval to release that phase.

Timing for completion of each phase may depend upon market, but expectation is to release one to
two phases each year.

Approximately 50% of the proposed trails and associated amenities will be completed prior to the
completion of the fourth (4™) phase, with the remainder being completed by the end of the seventh
(7"™) phase.

A community recreation center will be completed prior to the end of the seventh phase.

7. Do you have any plans for future additions, expansion, or further activity related to or connected with this proposal? If yes,
explain.

No.

8. List any environmental information you know about that has been prepared, or will be prepared, directly related to this

proposal.

A SEPA Checklist was prepared in conjunction with rezoning of the property in 2006 from Forest
and Range 20 to R-5.

A Transportation Analysis of the impacts of the project is being undertaken by the applicant in an
effort to assist the County with the SEPA analysis.

9. Do you know whether applications are pending for governmental approvals of other proposals directly affecting the property
covered by your proposal? If yes, explain.

Preliminary approval was granted for a boundary Line Adjustment (BLA-07-136) but final approval
not yet granted.

10. List any government approvals or permits that will be needed for your proposal, if known.

o Kittitas County preliminary plat approval
¢ Kittitas County/State Department of Health approval of Septic Systems



¢ Kittitas County/State Department of Health approval of Group A water system
¢ Kittitas County Conservancy Board Approval of Change Application for Water Right once we
exceed 14 lots served by an exempt groundwater well

(Potentially) Hydraulic Project Approval from Dept. of Fish and Wildlife for construction of
bridge/culvert allowing crossing over seasonal creeks.

e Franchise Agreement from Kittitas County for installation of water transmission line.

11. Give brief, complete description of your proposal, including the proposed uses and the size of the project and site. There are
several questions later in this checklist that ask you to describe certain aspects of your proposal. You do not need to repeat those

answers on this page. (Lead agencies may modify this form to include additional specific information on project description.)

The property consists of approximately 479+- acres located in Section 24, T20N, R1S5 E, in Kittitas
County. The proposed cluster plat would provide 171 single family residential homesites (avg of
1.67 acre homesite), preserve critical areas, and set aside over 193 acres of the property as open
space for perpetuity. The proposal will provide for numerous passive recreational opportunities
including multi-modal trails, large open expanses for passive and active recreation, critical area
enhancement, and a private community recreation center.

12. Location of the proposal. Give sufficient information for a person to understand the precise location of your proposed
project, including a street address, if any, and section, township, and range, if known. If a proposal would occur over a range of
area, provide the range or boundaries of the site(s). Provide a legal description, site plan, vicinity map, and topographic map, if
reasonably available. While you should submit any plans required by the agency, you are not required to duplicate maps or
detailed plans submitted with any permit applications related to this checklist.

Parcels A-1 through A-4, B-1 through B-4, C-1, C-2, D-1, and D-2 of the survey recorded Oct. 27,
2005 under Auditors File No. 20051027005, in Book 31 of Surveys, pages 224-225, Kittitas County, all
in Section 24, T20N, R15 E., W.M. Kittitas County, Washington.

B. ENVIRONMENTAL ELEMENTS
1. Earth

a. General description of the site (circle one): Flat, rolling, hilly, steep slopes, mountainous,
The site is hilly with varied terrain with it generally sloping up from southeast to northwest .
Approximately 8% of the site contains slopes that are 30% or greater.

b. What is the steepest slope on the site (approximate percent slope)?

Approximately 35%
c. What general types of soils are found on the site (for example, clay, sand, gravel, peat,

muck)? If you know the classification of agricultural soils, specify them and note any prime
farmland.

Glacial till, sandy loam, cobbles



d. Are there surface indications or history of unstable soils in the immediate vicinity? If so,
describe.

None observable.

e. Describe the purpose, type, and approximate quantities of any filling or grading proposed.
Indicate source of fill.

Cut and fill will generally be balanced on-site.

f. Could erosion occur as a result of clearing, construction, or use? If so, generally describe.

No, The area appears stable, and best management practices will be undertaken in conjunction
with all clearing and construction activities.

g. About what percent of the site will be covered with impervious surfaces after project
construction (for example, asphalt or buildings)?

Approximately 50 acres will be impervious or semi-impervious surface. This estimate assumes 8,000
square feet of impervious improvements on each lot and 15 acres of roadway improvements.

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any:

Best management practices will be employed, and a storm water pollution prevention plan will be
prepared and implemented prior to and during construction activities. Erosion control likely will
include silt fence, straw check dams, retention/detention and covering of exposed soils.

2. Air

a. What types of emissions to the air would result from the proposal (i.e., dust, automobile,
odors, industrial wood smoke) during construction and when the project is completed? If
any, generally describe and give approximate quantities if known.

Dust and noise typically associated with construction of private roads and infrastructure for
residential plats. All dust and noise will be within limits of applicable County regulations.

b. Are there any off-site sources of emissions or odor that may affect your proposal? If so,
generally describe.

None known.

c. Proposed measures to reduce or control emissions or other impacts to air, if any:

Compliance with State and County standards for emissions;
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3. Water
a. Surface:

1) Is there any surface water body on or in the immediate vicinity of the site (including
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)? If yes, describe type
and provide names. If appropriate, state what stream or river it flows into.

Two unnamed seasonal creeks Creeks/ditches are dry in late summer, and do not appear to
be connected to any stream or river within a % mile.

2) Will the project require any work over, in, or adjacent to (within 200 feet) the described
waters? If yes, please describe and attach available plans.

Two to three crossings over the seasonal creeks for Trail and Road access

3) Estimate the amount of fill and dredge material that would be placed in or removed
from surface water or wetlands and indicate the area of the site that would be affected.
Indicate the source of fill material.

Culverts may be placed in seasonal creeks in order to allow construction of private road across ditch.
Up to 2000 cubic yards of fill may be needed for such improvement.

4) Will the proposal require surface water withdrawals or diversions? Give general
description, purpose, and approximate quantities if known.

A permitted surface water withdrawal will be made offsite and piped to the property.

5) Does the proposal lie within a 100-year floodplain? If so, note location on the site plan.

No.

6) Does the proposal involve any discharges of waste materials to surface waters? If so,
describe the type of waste and anticipated volume of discharge.

No.

b. Ground:

1) Will ground water be withdrawn, or will water be discharged to ground water? Give
general description, purpose, and approximate quantities if known.

Yes. Iron Snowshoe, LLC will serve the project with a Group A water system. Any lots not served
by an exempt groundwater well will be supplied and supported by a surface water right which the
applicant currently owns or controls. With approval of the preliminary plat, Iron Snowshoe will
prepare a Comprehensive Water plan to identify the total water need for the project.



2) Describe waste material that will be discharged into the ground from septic tanks or
other sources, if any (for example: Domestic sewage; industrial, containing the
following chemicals. . . ; agricultural; etc.). Describe the general size of the system, the
number of such systems, the number of houses to be served (if applicable), or the number of animals or humans
the system(s) are expected to serve.

Each homesite will be served by a combination of on-site septic system, and community
systems, constructed and permitted in accordance with applicable regulations.

c. Water runoff (including stormwater):

1) Describe the source of runoff (including storm water) and method of collection
and disposal, if any (include quantities, if known). Where will this water flow?
Will this water flow into other waters? If so, describe.

An approved stormwater system complying with all applicable County regulations will be
constructed to handle runoff from the project. Most runoff likely will be associated with the
creation of impervious surface. The stormwater system will be designed to infiltrate or
discharge into an appropriate source. The stormwater system will be designed to insure no
adverse impact on adjacent properties or infrastructure.

2) Could waste materials enter ground or surface waters? If so, generally describe.

Waste materials will only enter water through approved septic systems.

d. Proposed measures to reduce or control surface, ground, and runoff water impacts, if any:

Impervious surface area will be minimized to the extent practical, with less than 11% of the project
site being impervious. Native vegetation will be retained to the maximum extent feasible. If needed,
a professionally engineered storm water system will be designed and constructed to serve the project
and eliminate potential impacts of runoff.

4. Plants

a. Check or circle types of vegetation found on the site:

X deciduous tree: alder, maple, aspen, other
X

X
X

evergreen tree: fir, cedar, pine, other
shrubs
grass
pasture
crop or grain
wet soil plants: cattail, buttercup, bullrush, skunk cabbage, other
water plants: water lily, eelgrass, milfoil, other

other types of vegetation

b. What kind and amount of vegetation will be removed or altered?



Vegetation will be removed in order to construct infrastructure, including storm drainage and
private roadways. Some vegetation may be removed in conjunction with constructing recreational
trails, but the trails will primarily wind through the trees and retain native vegetation and
topography as much as feasible.

. List threatened or endangered species known to be on or near the site.

None known.

. Proposed landscaping, use of native plants, or other measures to preserve or enhance
vegetation on the site, if any:

The applicant, with the assistance of a landscaping firm knowledgeable about native plants in the
area, will assist in the design and planning for the project. The concept for Forest Ridge is one that
embraces nature and seeks to create a feel where homes are nestled within the natural surroundings.

. Animals
. Circle any birds and animals which have been observed on or near the site or are known to be on or near the site:

birds: hawk, songbirds
mammals: deer, bear, elk,
fish: none.

List any threatened or endangered species known to be on or near the site.

None.

. Is the site part of a migration route? If so, explain.

No.

. Proposed measures to preserve or enhance wildlife, if any:

More than 190 acres will be dedicated as perpetual open space and left substantially in their natural
state.

. Energy and natural resources

. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet
the completed project's energy needs? Describe whether it will be used for heating,
manufacturing, etc.

Electric, natural gas, wood stoves, solar, and propane energy all are potential sources for serving
residential units. It is expected that the majority of energy will be provided by electric and propane
sources.



. Would your project affect the potential use of solar energy by adjacent properties?
If so, generally describe.

No.

. What kinds of energy conservation features are included in the plans of this proposal?
List other proposed measures to reduce or control energy impacts, if any:

None.

. Environmental health

. Are there any environmental health hazards, including exposure to toxic chemicals, risk
of fire and explosion, spill, or hazardous waste, that could occur as a result of this proposal?
If so, describe.

None known. The property is subject to common fire danger just as other rural property in Upper
Kittitas County. Requisite fire access, including secondary accesses will be provided for the
development.

1) Describe special emergency services that might be required.

The project does not present any unique needs in terms of emergency services. Standard emergency

services for rural areas will be appropriate.

2) Proposed measures to reduce or control environmental health hazards, if any:

CCRs will be adopted to preserve native vegetation, wildlife areas, and recreational uses. The
applicant will provide its own water right to serve the project. Low-impact septic systems will serve

the project.

. Noise

1) What types of noise exist in the area which may affect your project (for example:
traffic, equipment, operation, other)?

None

2) What types and levels of noise would be created by or associated with the project on a
short-term or a long-term basis (for example: traffic, construction, operation, other)? Indi-
cate what hours noise would come from the site.

Short term noise associated with installation of infrastructure will occur, but will be well within
acceptable noise thresholds as established by the County. Construction noise typically associated
with single family residential construction will occur over time. The applicant will include in its
CCRs and impose upon its contractors restrictions on the hours of construction (i.e. 7am-7pm in



summer; 8am-6pm in winter). Residential traffic traveling at speeds under 35 mph, and passive
recreational uses will present negligible noise once houses are constructed.

3) Proposed measures to reduce or control noise impacts, if any:

All noise associated with the proposal will comply with applicable County noise standards.
Construction will be restricted to 7am-7pm during the summer, and 8am-6 pm during the winter.

Significant buffering will exist through preservation of open space and native vegetation.

8. Land and shoreline use

a. What is the current use of the site and adjacent properties?

The property is zoned R-5, but generally undeveloped. Commercial Forest to the North and
Forest and Range to the East and West.

b. Has the site been used for agriculture? If so, describe.
No.

c. Describe any structures on the site.
None.

d. Will any structures be demolished? If so, what?
No.

e. What is the current zoning classification of the site?
R-5.

f. What is the current comprehensive plan designation of the site?
Rural.

g. If applicable, what is the current shoreline master program designation of the site?
Not applicable.

h. Has any part of the site been classified as an "environmentally sensitive" area? If so, specify.

Some steep slopes. See Critical Areas Checklist and attachments.

i. Approximately how many people would reside or work in the completed project?



171 single family homes at full build-out. (Assuming an average of 2.5 people per home: 475 people)

j- Approximately how many people would the completed project displace?

None.

k. Proposed measures to avoid or reduce displacement impacts, if any:

Not applicable.
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TO BE COMPLETED BY APPLICANT EVALUATION FOR
AGENCY USE ONLY

1. Proposed measures to ensure the proposal is compatible with existing and projected land

uses and plans, if any:

The applicant has engaged a highly respected, environmentally conscientious landscaping and land
planning consultant to assist in the design elements and layout of the project.

Additionally, with assistance from the land planner, the applicant will adopt CCRs designed to
maximize compatibility of the project with the surrounding land uses and environment.

9. Housing

a. Approximately how many units would be provided, if any? Indicate whether high, mid-
dle, or low-income housing.

171 single-family units are anticipated. The applicant’s goal is to create a range of housing, but it is
expected that the housing will generally be geared towards a livable, middle income community.

At this time, we would like to reserve the right for either future landowners or the current
landowner, to apply for a Zoning Structural Setback Variance. This would concern those parcels
within the 200’ setback of the Commercial Forest Zone per KCC 17.30A.055. Where the setback is
not feasible, all development will comply with KCC 17.57.050(2).

b. Approximately how many units, if any, would be eliminated? Indicate whether high,
middle, or low-income housing.

None/NA.

c. Proposed measures to reduce or control housing impacts, if any:

The project will create housing opportunities for people living and recreating in to Upper Kittitas
County.

10. Aesthetics

a. What is the tallest height of any proposed structure(s), not including antennas; what is
the principal exterior building material(s) proposed?

The CCRs will establish a maximum height of 35 feet.
Exterior building materials will be primarily wood, stone, and other products that are aesthetically
pleasing and blend with the surrounding environment.

b. What views in the immediate vicinity would be altered or obstructed?

The entire ~480 acres is, and for years has been, privately owned and occasionally logged.
Construction of a single-family residential community within this area will modify the viewshed for

11



people living south of the property/south of Cle Elum. The development, however, would not
obstruct any views.

c. Proposed measures to reduce or control aesthetic impacts, if any:

Impacts will be insignificant, given the enactment of CCRs, a professionally designed landscape and
site plan intended to preserve the natural setting, designation of buffers, and most importantly, the
perpetual preservation of more than 140 acres of natural or open space in perpetuity. Design
standards will help maximize aesthetic suitability and the likelihood that the community blends
within the surrounding environment.

11. Light and glare

a. What type of light or glare will the proposal produce? What time of day would it mainly
occur?

Basic residential night lighting for pathfinding and safety.
b. Could light or glare from the finished project be a safety hazard or interfere with views?

No.

c. What existing off-site sources of light or glare may affect your proposal?

City lights and surrounding lights are not likely to adversely impact the residential development.

d. Proposed measures to reduce or control light and glare impacts, if any:

Through CCRes, residences will be required to comply with Dark Skies standards.
Lighting in common areas will also comply with Dark Skies standards.

12. Recreation

a. What designated and informal recreational opportunities are in the immediate vicinity?

Hiking, mountain biking, walking, and snowmobiling are common recreational activities in the
immediate vicinity. No formal recreational opportunities exist. Much of the recreational activities
that occur within the vicinity are on private property/commercial forest.

Suncadia is within close proximity and provides numerous recreational opportunities. National
Forest is also nearby, providing recreational opportunities.

b. Would the proposed project displace any existing recreational uses? If so, describe.

No.
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c. Proposed measures to reduce or control impacts on recreation, including recreation op-
portunities to be provided by the project or applicant, if any:

The proposal will create perpetual recreational opportunities within the 480-acre project. Over 190

acres will be set aside in perpetuity as open space, for residents and guests to enjoy.

The applicant also proposes to create several pedestrian/bicycle/ multi-modal trails.

The applicant may construct a recreational/community center that will provide opportunities for

active and passive recreation.

13. Historic and cultural preservation

a. Are there any places or objects listed on, or proposed for, national, state, or local preser-
vation registers known to be on or next to the site? If so, generally describe.

No.

b. Generally describe any landmarks or evidence of historic, archaeological, scientific, or
cultural importance known to be on or next to the site.

None.

c. Proposed measures to reduce or control impacts, if any:

N/A.

14. Transportation

a. Identify public streets and highways serving the site, and describe proposed access to the
existing street system. Show on site plans, if any.

See site plan submitted with application. The project will be accessible via at least two public road
connections, which access may include the following, all of which would be constructed to meet
County Road standards for projects serving more than 40 homesites (unless otherwise noted).

1)
2)
3)
4)

5)

Columbia (then new road west on applicant’s private property)

Columbia (then new road east on applicant’s private property)

Secondary access via 6™ Avenue via BPA

Secondary access only via Montgomery (would require a variance from the County Road
standards for an approximately 320-foot segment of roadway).

Secondary access via Shaft Street

The applicant reserves the right to designate additional accesses.

A Transportation Study of proposed traffic impacts at the proposed intersections is underway.
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c. Proposed measures to reduce or control impacts on recreation, including recreation op-
portunities to be provided by the project or applicant, if any:

The proposal will create perpetual recreational opportunities within the 480-acre project. Over 190

acres will be set aside in perpetuity as open space, for residents and guests to enjoy.
The applicant also proposes to create several pedestrian/bicycle/ multi-modal trails.

The applicant may construct a recreational/community center that will provide opportunities for

active and passive recreation.
13. Historic and cultural preservation

a. Are there any places or objects listed on, or proposed for, national, state, or local preser-
vation registers known to be on or next to the site? If so, generally describe.

No.

b. Generally describe any landmarks or evidence of historic, archaeological, scientific, or
cultural importance known to be on or next to the site.

None.

¢. Proposed measures to reduce or control impacts, if any:

N/A.

14. Transportation

a. Identify public streets and highways serving the site, and describe proposed access to the
existing street system. Show on site plans, if any.

The project will be accessible via Columbia Street. The extension of Columbia St. will be improved to
City Standards up to the circled area as shown on the attached Secondary Access exhibit. This will

eliminate any need to access the site via Montgomery St.

A Transportation Study of proposed traffic impacts at the proposed intersections is underway.
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b. Is site currently served by public transit? If not, what is the approximate distance to the
nearest transit stop?

No.

c. How many parking spaces would the completed project have? How many would the
project eliminate?

Each single-family residence would be required to provide its own parking on the homesite. A small
parking area, consistent with County parking requirements would be provided to serve the planned
community/recreational center. No other parking would be permitted within the development.

d. Will the proposal require any new roads or streets, or improvements to existing roads or
streets, not including driveways? If so, generally describe (indicate whether public or
private).

At least two accesses for the proposal will be improved to meet the County’s private road standards.
Internal roads with the project would be constructed to applicable standards for private roads
serving more than 40 units.

e. Will the project use (or occur in the immediate vicinity of) water, rail, or air transporta-
tion? If so, generally describe.

No.

f. How many vehicular trips per day would be generated by the completed project? If known, indicate when peak
volumes would occur.

Up to 1,710 trips per day may be associated with the project at full build-out. Full-build out is not
expected to occur, however, for four to ten years.

The applicant is undertaking a traffic study of the impacts of the proposed development.

g. Proposed measures to reduce or control transportation impacts, if any:

Internal road design and access points will be designed, with the help of a traffic engineer, to
maximize efficiency and safety. Roads will be improved to applicable County standards for private
roads. The applicant will engage in mitigation that is reasonably necessary to mitigate, and
reasonably proportional to, the impacts that the transportation study reveals that the development
will actually cause.

15. Public services

a. Would the project result in an increased need for public services (for example: fire pro-
tection, police protection, health care, schools, other)? If so, generally describe.

14



Somewhat. The need for fire protection exists even in the predevelopment condition, and the
presence of residences is unlikely to increase significantly the fire danger. The need for emergency
medical services will increase slightly given the additional residents, but the added expense of such
services likely will be offset with the tax revenues. The same can be said with respect to police
protection and schools.

b. Proposed measures to reduce or control direct impacts on public services, if any.

Payment of taxes and assessments.

16. Utilities

a. Circle utilities currently available at the site: electricity, natural gas, water, refuse serv-
ice, telephone, sanitary sewer, septic system, other.

No utilities currently exist at the site. Telephone and electric will be extended to the site. Water will
be provided by the applicant. Refuse collection will be provided by contract with private refuse
companies. Individual septic systems, or a group septic system/drainfield will serve each home.

b. Describe the utilities that are proposed for the project, the utility providing the service,
and the general construction activities on the site or in the immediate vicinity which might
be needed.

Each homesite will be served by an individual or group septic system, and will receive water through
a Group A water system. The applicant will handle extending the electric and telephone services to
the residences, with service to be provided by local utility companies.

C. SIGNATURE

The above answers are true and complete to the best of my knowledge. I understand that the lead
agency is relying on them to make its decision.
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“Forest Ridge”
Performance Based Cluster Plat — Narrative

The proposed development includes a subdivision of approximately 478.45 acres into 171
single-family residential lots pursuant to KCC Chapter 16.09 Performance Based Cluster
Platting. Lot sizes will range from approximately 1.0 acre to 4.0 acres and will be
developed in four phases as follows:

Phase

Estimated Timeline

Phase I — 14 lots 2010-2011 —
Phase I — 32 lots 2011 -2012 | =

Phase ITI — 14 lots 2012 — 2013 )
Phase IV—-22lots 2013 —2014 DEC

Phase V — 21 lots 2014 - 2015

Phase VI — 29 lots 2015-2016

Phase VII - 16 lots 2016 — 2017
Phase VIII - 23 lots 2017 - 2018

Total:

51 lots 8 years

A Non-Expanding Group A water system is proposed to serve the development
and either each lot will be provided sanitary sewage disposal by individual on-site
septic systems or community systems will be designed where feasible.

Interior roadways will be private roads, connecting to Columbia Street.

Approximately 191.38 acres of open space will be provided and may include
private trails.

Please refer to the attached spreadsheet for a complete summary of the
Performance Based Cluster Plat Ratings Systems Chart.
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