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
DUNFORD PUD REZONE AND PRELIMINARY LARGE LOT SUBDIV ISION

TO: Kittitas County Hearing Examiner

FROM: Kittitas County Community Development Sees Staff

RE: Dunford PUD Rezone (Z-07-08) and Preliminaayge Lot Subdivision (LL-08-02)
DATE: September 23, 2010

I GENERAL INFORMATION

Requested ActionTerra Design Group, authorized agent for ThecRam Swauk Creek LLC, landowners,
applied for a project specific Planned Unit Develgmt (PUD) rezone and associated 4-lot Large Latt ¢t
approximately 345.69 acres of land that is curyentined Agriculture-3 and Agriculture-5. The PUDIw
include the phased development of 65 residentigés.unThe proposed large lot subdivision propdees lots
being 119.49 acres, 110.81 acres, 39.55 acresméd dcres in size. The project is proposed teelpeed by the
Hidden Valley Group A Public Water System and npldéticommunity septic systems and an eventual Chdss
Reclaimed Water facility.

Location: The project is located east of the City of Clarkloff State Highway 97 at the north intersectibn o
Bettas Road, 98922, and is located in a portidBeation 3, TL9N, R17E and a portion of Section 38N,

R17E, WM in Kittitas County. Assessor's map nunsb#E-17-03000-0002 and a portion of 20-17-340005000
and 20-17-34000-0002.

I. SITE INFORMATION

Total Project Size: 345.69 acres

Number of Lots: 4

Domestic Water: Group A Public System

Sewage Disposal: Community septic/ Class “A” Rieatad Water facility.
Power/Electricity: PUD

Fire Protection: Kittitas County Fire District #7

Irrigation District: N/A

Site Characteristics:

North: Vacant
South: Vacant
East: Vacant
West: Residential

Access: The proposed project will have access via Stag@why 97 at the intersection of Bettas Road. @osd
access route will be for emergency use only anbhaite a breakaway gate installed to limit the efsée access
to emergency vehicles. There may be a third acedgsh may be a tunnel under Highway 97 to allafes
access between the Ranch on Swauk Creek and tipiega.

Zoning and Development Standardihe subject property is currently located wittlie Ag-3 and Ag-5 zoning
district. The applicant is proposing a rezonetfibP The purpose and intent of PUD zoning is tovjate for and
encourage a harmonious mixture of land uses wehtgr flexibility in land use controls than is gelly
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permitted by other sections of the zoning cod€his includes:

1. To allow greater flexibility and to encourage moreovative design for the development of residgnti
areas that is generally possible under conventmmaihg and subdivision regulations.

2. To encourage more economical and efficient usarad,Istreets and public services.

3. To preserve and create usable open space andantlegities superior to conventional developments.

4. To preserve important natural features of the lamadyding topography, natural vegetation, and d@ew

5. To encourage development of a variety of housipgdyand densities.

6. To encourage energy conservation, including theofipassive solar energy in project design and
development to the extent possible.

7. To encourage infill development of areas or si@rabterized by special features of geography,

topography, size, shape or historical legal normonity.

8. To permit flexibility of design that will create sieable public and private open space, to varyyhe,
design and layout of buildings and to utilize tlidgmtials of individual sites and alternative eerg
services to the extent possible.

Permitted Uses in the PUD Zone include the follawin

All residential uses, including multifamily struces

Manufactured home parks

Hotels, motels, condominiums

Fractionally-owned units (for PUDs proposed witbirban Growth Areas)

Retail businesses

Commercial-recreation businesses

Restaurants, cafes, taverns, cocktail bars

Any other similar uses deemed by the planning casimin to be consistent with the purpose and intent
of this chapter. Such determination shall be nthdeng review of the development plan required unde
Section 17.36.030.

ONOoOGAWNE

M. ADMINISTRATIVE REVIEW

Rezone and Preliminary Plat ApplicatioApplications for a rezone from Ag-3 and Ag-5 td[Pwere received
on June 1, 2007 and a 4-lot Preliminary Large Ldiddvision was received on February 29, 2008. The
applications were deemed complete on February@®.2 Additional application materials, includingexised
application narratives, revised Preliminary Devebemt Plan, a revised SEPA Environmental Checklist,
Teanaway Ridge LLC — Dunford PUD Critical Areas BgFebruary 2010), andn Archaeological and
Historical Review and Inventory at a Proposed Dudferoperty Development Projeilay 2007).

Notice of Application: The Notice of Application for the rezone and pnghary plat application was issued on
March 12, 2009. This notice was published in tfiieial county paper of record and was mailed tagdictional
government agencies, adjacent property ownersmid0 feet and other interested parties. Thedagto
submit written comments was on April 13, 2009.

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 suppbe
County Wide Planning Policies:

GPO 2.49 Planned Unit Developments, which reserve substgrdigions of land as open space or
recreation area, are preferred over conventioraligisions
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GPO 2.5:

GPO 2.94:

GPO 3.1

GPO 3.6
GPO 3.17

GPO 3.18
GPO 8.5

GPO 8.46

Kittitas County should encourage regidkeand economic growth that will minimize the
costs of providing public utilities and services.
A consideration for all future devel@mishould be the adaptability of a proposal tdnbot
public and private utilities such as municipal wated sewer systems.
Provide a sufficient number of housinigsuior future populations in rural areas of
Kittitas County.
Provide for future populations while pating individual property rights.
Provide a sufficient number of housinigsufor future populations while maintaining the
rural character of Kittitas County.
Provide sufficient housing units whilaimtaining environmental quality.
Kittitas County recognizes and agreds thi need for continued diversity in densities
and uses on Rural Lands.
Residential development in rural landstrbe in areas that can support adequate private
water and sewer systems.

V. REZONE CRITERIA

KCC 17.98.020.7 requires the applicant of a rezordemonstrate that the following criteria are met:

A. The proposed amendment is compatible with the celmemsive plan.

B. The proposed amendment bears a substantial rel&atidine public health, safety or welfare.

C. The proposed amendment has merit and value fdtasitCounty or a sub-area of the county.

D. The proposed amendment is appropriate becauseaoielll circumstances or because of a need for
additional property in the proposed zone or becahgseproposed zone is appropriate for reasonable
development of the subject property.

E. The subject property is suitable for developmergdaneral conformance with zoning standards for the
proposed zone.

F. The proposed amendment will not be materially dedrital to the use of properties in the immediate
vicinity of the subject property.

G. The proposed change in use of the subject progedlf not adversely impact irrigation water deliies
to other properties.

Below is the applicant’s response to the aboverdait

A. The proposed amendment is compatible with thgpoehensive plan

The applicant states:

This rezone is consistent with the Rural Lands (Chater 8) of the Kittitas County Comprehensive Plan,
which allows for a variety of rural densities rangihg from 3 acres to 20 acres.

The property is within the land use designation of'Rural Lands” as described in Chapter 8 of the
comprehensive plan. The proposed rezone meets thengral policies and objectives of the Rural
designation of the Kittitas County Comprehensive Rin, specifically:

GPO 8.13 dealing with rural sprawl caused by largéot zoning.

GPO 8.5, 8.9, 8.11 & 8.13. The rezone also compliggh non-resource agricultural land and rural

residential policies.

GPO 8.30 and 8.46, 8.47, 8.49, 8.50, 8.51, 8.53688.60.

GPO 3.14: “Designate high-density residential landise zones such as PUDs, cluster development,

and MPRs outside of Urban Growth Areas and Urban Gowth Nodes.”

(Please see Attachment G for complete wording of ¢hGPOSs).
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According to RCW 36.70A.030(16)(Attachment F): “Rual Development refers to development outside
of the urban growth area and outside agricultural, forest and mineral resource lands designated
pursuant to RCW 36.70A.170.” The subject propertiedbeing rezoned are not designated as resource
lands. RCW 36.70A.030(16) states, “Rural development can casisof a variety of uses and residential
densities, including clustered residential developent.”

Is also consistent with the Kittitas County CountyWide Planning Policies, which allow PUD’s in the
rural areas. See Attachment H.

The proposed rezone is compatible with the KittitasCounty Comprehensive Plan.

B. The proposed amendment bears a substantialogltd the public health, safety or welfare.
The applicant states:

Through this application only requires to show a shstantial relationship to one of the above, this
project bears a substantial relationship to each dahe following:

In regards to the Public Health; the county has adpted the high population projections as provided by
the Washington State Office of Financial Managementb guide growth in the county for the next
twenty years (Attachment N). These projections prade for substantial growth in the county outside of
the cities, the UGAs and the UGNSs.

One of the main concerns in regards to Public Heditin the county, expressed by Kittitas County
Citizens, the Department of Ecology, the County, ahUpper County Cities, is the continued
development of unmonitored, untested and uncontra#ld exempt wells. Every new exempt well that is
drilled increases the possibility of aquifer polluton, reduction of the usable aquifer, and the possility
to interfere with existing water rights.

This entire proposed project will be placed withinand served by the Hidden Valley water system,
which is a Group A Water System that currently mees the Department of Health’s requirements and
has been approved by the Department of Health. Thapplicant of this proposal has ownership of both
ground and surface Senior Water Rights. A small pdron of these water rights will be used to provide
for the domestic water needs of this proposal. GrquA Public Water Systems provide greater public
health protection than individual exempt wells or Goup B water systems due to increased federal and
state testing requirements. By approving this apptiation, a portion of the county’s projected growth
will be directed from other rural areas of the courty where multiple individual exempt wells could be
drilled to serve multiple homes and population, tdhis area where a Group A Water System already
exists. This redirection of the population growth fom areas that may require the development of
individual exempt wells to an area served by an esting and approved Class A Water System with
Senior Water Rights bears a substantial relation tahe public, health, safety, or welfare. Additiondy,
due to the current well moratorium in Upper Kittita s County, this is one of the few places growth and
development can occur because the applicant ownagar water rights and will not have to rely on
exempt wells.

Another of the main concerns regarding Public Heah in the county is that with the continued growth
in the rural areas of the county, there is an incrase in use of individual septic systems that could
pollute the aquifer and/or surface waters of the Uper Yakima River basin. Kittitas County Citizens,
County Government, Washington State Department of alth, Washington State Department of
Ecology, and the Upper County Cities have expresseldis view. An additional benefit to the Public
Health is that this project provides a reduction ofindividual septic systems constructed throughouttte
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county by providing community drain fields followed by a Class A Reclaimed Water Facility.

A Class “A” Reclaimed Water System will be construted to provide for the sewage needs for this
planned unit development. This system is currentlyn the design process, and is proposed to be
operational as required by the volume created by atstruction on the parcels that have been previously
created.

This facility will be constructed to meet the requiements of the Washington State Department of
Health and Department of Ecology. This facility wil take effluent from the project and treat it to a
level that meets or exceeds Class “A” Reclaimed Weatt, the highest standard recognized by
Department of Health and Department of Ecology anallow that water to be put to beneficial use.
Class “A” Reclaimed Water is suitable for many bengcial uses including irrigation of food and non-
food crops, landscape irrigation, impoundments fotandscape and recreational uses, construction
water, and fire fighting/protection. The standardsfor Class “A” Reclaimed Water, established by
Department of Health and Department of Ecology, regire treatment and disinfections to a level that is
far above what conventional wastewater treatment falities are required to provide. The standards
also require automated alarms, redundancy of treatrant units, emergency storage, and stringent
operator training and certification to meet reliability criteria.

The Class “A” Reclaimed Water Facility will have the same coverage area as the Group A Water
System, which includes the Hidden Valley Guest Rah¢ Swauk Pines subdivision, the Ranch on Swauk
Creek Planned Unit Development and this proposal.

This project provides at least three Public Safetpenefits:

1. This proposal will be using an expanded Group AVater System. The water system is called the
Hidden Valley Group A Water System and will be degined with enough capacity to serve the Hidden
Valley Guest Ranch, Swauk Pines subdivision, the Rah on Swauk Creek Planned Unit Development
and this current proposal. The infrastructure will need to be expanded to provide water service to thi
proposal.

2. The Hidden Valley Water System will be designetb provide fire protection to the Hidden Valley
Guest Ranch, Swauk Pines subdivision, and the Ranam Swauk Creek Planned Unit Development and
the current proposal. Approval of this applicationwill allow the redirection of a portion of the

projected population growth from other rural areas of the county which has no fire suppression
storage, no ability to deliver fire fighting water, and no fire hydrants to an area that will providefire
hydrants with adequate fire flows.

3. In addition, this proposal will provide safe yearound access for health and personal safety
emergencies on paved and well maintained private aals. Under Kittitas County Road Standards, the
roads for this proposal must meet or exceed privatemad standards and will be constructed to a higher
standard and provide greater public safety than igypically found in other rural areas of the county.
These improved roads not only reduce the risks tandividual users, but also reduce the risks to the
community at large. This is because county resoursesuch as police, fire, and ambulances are able to
serve these residences more efficiently than thersa number of residential units spread out over a
larger area of three to twenty acre tracts in otherural portions of the county.

There is a higher potential for fire to get out othand in an area without adequate water supplies or
without easy access road access. Any of the aboventioned components of the project by themselves
meets the criteria for providing Public Safety benéits and combined, provide a standard that cannot b
achieved in many other areas of the rural county.

The Public Welfare of the county will also be benékd by approval of this proposal. As stated above,
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the County has adopted the high population projectins as provided by the Washington State Office of
Financial Management. These projections provide fosubstantial growth in the county outside of the
Cities, UGAs and UGNs. The county, through its addpon of the Kittitas County Comprehensive Plan,
has provided for growth within the Rural Lands of the county. With the adoption of the current
population projections, the county has determinedhat 18.5% of the population growth shall take place
within these Rural Lands. This project will provide residential units within the Rural Lands with
sophisticated water and sewer systems. In additiothis project provides for recreational opportunities
within the boundaries of the project for its residents thereby reducing the pressures on the Federal,
State, County, and City’s recreational facilities.The provided recreational opportunities and
recreational facilities will be privately funded, reducing the public funding of recreational facilites and
recreational opportunities.

Another benefit to the Public Welfare is that the g@plicant will designate a minimum of 40% of the lam
into open space in perpetuity therefore designating minimum of 138.27 acres of open space that will
preserve the existing farm and ranch lands and opations of the property. Subsequent benefits include
wildlife protection corridors; pedestrian trail systems; open space and recreational opportunities.

Again, speaking directly to the issue of this propged amendment bearing a substantial relation to the
welfare of Kittitas County this proposal stops, foever on the land that is dedicated to open spacdet
continued conversion of productive ranching operabns into residential housing has happened along
the Hwy 97 corridor and throughout the Swank and Tanaway Valleys. The open space land that is
provided for in this proposal may be used for outdor active, passive and formal recreational purposes
for resource protection (including related structures such as barns on agriculturally productive land)
and/or land which is a common area for use by theasidence of this proposal. This proposal provides
for the continuation of the view shed of the Hwy 97Bettas Road, and Swauk Valley corridors. One
only needs to look up the west side of the mouth tife Teanaway River Valley to see how commercially
productive farmland that used to protect the view bed has been converted into residential uses. This
phenomenon has already taken place further east alg Bettas Road and Hwy 97; you can also see this
type of conversion to the northwest of the proposallong Ranch Road, which used to be the Hartman
farmland.

Again, as stated above to meet this criteria, “Theroposed amendment bears a substantial relation to
the public health, safety, or welfare” only one sustantial relation needs to be shown and this propas
clearly provides benefits to all three elements; t public health, safety, and welfare of the county.

C. The proposed amendment has merit and valueifotak County or a sub-area of the county.
The applicant states:

The proposed rezone of the property provides meriand value to Kittitas County, as it will add to and
increase the tax base while minimizing the impact® its operational costs. The Planned Unit
Development will provide private roads, private utlities and private recreational opportunities for its
residents as it increases the tax base for the cayn

In light of the Upper County Well Moratorium within Kittitas County, this project has a true merit and
value for Kittitas County due to the Ranch On SwaukCreek LLC having obtained senior water riths
that can provide water for this proposal

Kittitas County has adopted the high population prgections as provided by the Washington State
Office of Financial Management to guide growth in e county for the next twenty years. It can be
predicted, based on these population projections #t a large portion of this population growth as wdl
as most of the growth of the second home market Whe occurring in the Rural Lands of the county.
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There is merit and value in directing this growth b a location that can provide the services that wil
substantially reduce the impact to the environmenthrough state of the art utility systems. This is dne
as stated above by providing for a Group A Water Sstem and a Class “A” Reclaimed Water Facility
as well as providing for large open spaces and beifs between the existing population and the
anticipated growth in the population. By situatinga portion of the anticipated growth in this area wih
these services, open spaces, and buffers increasaeerit and value Kittitas County occurs.

In addition, this rezone to a planned unit developrant will limit rural sprawl, which is a goal under the
Kittitas County Comprehensive Plan GPO 8.13, whiclstates “Methods other than large lot zoning to
reduce densities and prevent sprawl should be invieggated.” This is done by removing the potential fo
development of the rangeland and agricultural land®on the valley floor to the hill above these lands
where it will be clustered thereby removing growthand development pressure, not only from this
property but also from other lands within the county. As provided for as a goal in the Kittitas County
Comprehensive Plan, this proposal limits rural spravl therefore providing merit and value to Kittitas
County.

Furthermore, this proposal substantially creates met and value for Kittitas County by designating
40% or 138.27 acres of property into open space fqerpetuity.

It is clear that by providing an increased tax basgprivately funded roads, privately funded recreaton
facilities, privately funded utilities that provide for fire protection, environmental enhanced sewage
treatment, limiting rural sprawl, and creating/preserving open space, this proposal provides merit &
value to Kittitas County.

D. The proposed amendment is appropriate becauseanieldl circumstances or because of a need for
additional property in the proposed zone or becahseproposed zone is appropriate for reasonable
development of the subject property.

The applicant states:

Though a proposal need only meet one of the critexriabove; this proposal meets all three criteria
contained in the above statement as demonstrated Itye following:

First, there has been a substantial change in ciroostances: For over 100 years this property has been
used as part of a working farm, cattle and horse nach. Over the past 10 years the ranch land
surrounding the property has been converted to otheuses mostly being residential and recreational. A
portion of the ranch was taken by the State of Washgton for the development of Highway 97. The
ranch is divided by State Hwy 97, which has becomacreasingly more traveled causing logistical
problems with the day-to-day operation of the cat#é ranch. It has become quite dangerous to drive
cattle on the hoof to the various remaining pasturgand in fact at most times in the past few yearfi¢
cattle have had to be placed in a cattle trailer tbe moved between pastures. This action caused
increased costs, which the working cattle ranch ha® absorb. Much of the land around the existing
ranch is being developed for residential and recra@nal uses, which are also causing impacts to the
ranch operation. A further negative impact to the mnching and cattle operation is the sale of much of
the adjacent properties. Directly to the east of tb property lies 3,000 acres of land that was owndxy
the Boise Cascade Corporation. The land was used fimany years as additional grazing land to
supplement the grazing on the ranch. Further, the rajority of the property that has been part of this
farming and ranching operation, has been rezoned &his now a planned unit development.
Additionally, a wind farm has been proposed on bottsides of Hwy 97 and the Bettas road area, which
is currently under the review of the Washington Stée Governor for approval. If approval is granted,
this wind farm will create an additional major change of circumstance.
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The future of cattle ranching in the upper county s very limited. To continue their family business b
cattle ranching, the previous owner found that theyhad to move a portion of their operation out of
state where they could purchase large parcels ofrid that would help to guarantee the continuation of
the family cattle ranch operation. The establishmeinof this PUD and the associated open space that is
being created through the PUD will allow the workirg farm that lays in the bottom of the Swauk Valley
to continue its operation. Without the PUD designabn for this land, the highest and best use of this
property will be to divide the subject property into five acre lots, as allowed under the current zone
and sell it for the development of residential housg units.

In addition to the above changed circumstances theris a need for additional property in the proposed
zone as this proposed zone will allow the creatiasf open space which will provide for the continued
operation of the farm/ranch while allowing residental development to occur outside of the flat landsf
the Swank Valley.

The proposed zone is appropriate for reasonable delopment of the subject property because as stated
abovethis proposed zone will allow the creation of opespace which will provide for the continued
operation of the farm/ranch while allowing residenial development to occur outside of the flat landsf
the Swauk Valley. In addition, this zone will allowthe use of an expanded Group A Water System and
a new Class A Reclaimed Water System, which is amaronmental benefit to its residents and the
county as a whole.

In addition to the above the following has also aficted the property:

* In 1992, Forest Range property was zoned from lege minimum lot size to 20-acre minimum lot
size.

» The Comprehensive Plan was created in 1972, ameaadlin 1996 amended again in 1997 to include
Rural Lands, which this land is designated and in @06 it went through the required 10-year update
process.

As this proposal is only required to meet one of #habove criteria and as shown meets all of the ceitia
it is clear that the proposal meets and exceeds thequirements of this section.

Further, this amendment is appropriate because of aeed for additional property in the proposed zone
as follows:

» This zone provides the needed tools for this prapty to have the ability to cluster housing
densities in areas to protect and preserve existingnchland allowing the continuation of ranching
activities.

* This zone provides the needed tools to clustermties in order to protect wildlife habitat and
allow for the continuation of wildlife corridors.

As stated above “The proposed amendment is approgie because of changed circumstances or
because of a need for additional property in the pposed zone or because the proposed zone is
appropriate for reasonable development of the sub property.” There is only a need to meet one of
the criteria listed, but; it is clear by the abovenformation that the proposed amendment meets or
exceeds each one of this section’s requirements



E. The subject property is suitable for developnreigieneral conformance with zoning standards ler t
proposed zone.

The applicant states:

The proposed PUD zone is only one of two planningals available at this time, that will allow for the
creation of open space for the continued preservatn of the Hwy 97 and Bettas Road corridors, while
allowing for the residential development that willprovide the funding for continued operations of the
historical use of this property. Without this zoning the farm-ranch lands, over a period of time, wilbe
subdivided in to residential housing lots, as alloead under the current Agricultural — 3 and
Agricultural - 5 zoning designations. This would catinue the trend that has already occurred to the
adjacent farm and other farms in the region.

Further, this property is suitable for developmentin general conformance with zoning standards for
the proposed zone as supported by the Kittitas Couyp County-Wide Planning Policies. Under
Contiguous and Orderly Development #4 Policies B, D and #5 Policies A & B, they clearly support
that planned unit developments can be established foster the efficiency of infrastructure expansios,
the creation of planned unit developments outsidefarban growth areas and nodes can allow for
provisions such as the protection of wildlife corrors, preservation of critical areas, the creatiorof
pedestrian trails (Attachment H).

By designating this property as a planned unit dedepment, the uses that are allowed within this zone
also create the flexibility to achieve the goals d@he Kittitas County County-Wide Planning Policies,
Kittitas County Comprehensive Plan and GMA 36.70A ly allowing innovative development techniques
to occur, such as the Planned Unit Development (PYDrhe PUD allows you to maximize your land use
capabilities for efficiency of utilities, densitieshousing structures, open space areas and presetize of
land therefore creating a more appealing and livald community.

F. The proposed amendment will not be materially dedrital to the use of properties in the immediate
vicinity of the subject property.

The applicant states:

The proposed rezone is consistent with and charactstic of the existing development in the immediate
vicinity of the subject properties. The proposed zoe change will enhance the surrounding properties
by maintaining the Hwy 97, Bettas Road and Swauk Mky corridors. In addition, this property would
enhance the ongoing farming and operation of the rech lands adjacent and to the west of this

property.

Further, the residential developed portions of theroperty will have large buffers of undeveloped lad
between it and the other properties in the surrounahg area.

The property to the north of the proposal is a mixtire of residential lots and timberlands. This propesal
will not be materially detrimental, as the residental housing units will be placed appropriately on he
property, eliminating impacts to the adjacent prope&ty owners.

The land to the east will be buffered by the existig tree line that will be protected in this proposd
project and the land to the east of this proposakiup hill from the proposal so no views will be bloked.
Currently, the land east of this proposal is vacantand.

The land to the south of the proposal will be maiy buffered by open space as provided for by this
9



Planned Unit Development.

To the west of this proposed PUD zone lies undevpld land that will be buffered by the open space
that the PUD creates and also joins with the apprad Ranch on Swauk Creek PUD. Care will be taken
to ensure that there will be connectivity betweenhe open space areas.

G. The proposed changes in use of the subject propbaty not adversely impact irrigation water deliies
to other properties.

The applicant states:

No irrigation water deliveries to other propertieswill be affected or impacted by this proposed projet.
V. ENVIRONMENTAL REVIEW
Based on review of the submitted application mate&and correspondence received during the compesiaid,
Kittitas County issued a Mitigated DeterminatiorN@nsignificance (MDNS) on July 12, 2010 in accoma

with WAC 197-11-355 (Optional DNS process). Th&t lday to appeal the SEPA determination was July 26
2010. There were no appeals 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

Public comments were submitted on this proposaleve been included as exhibits in the Hearing Hxam
packet.

VII.  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.

A. Comprehensive Plan Consistency

The proposal is consistent with the goals and diof the Kittitas County Comprehensive Plan. preposed
subdivision will be adequately served by rural ls\a service. The proposed subdivision also rss®ient with
GPO 8.5 in allowing a variety of densities in theat areas of the County.

B Consistency with the provisions of KCC 16.36: Lije Lot Subdivision Code
This proposal is consistent with the Kittitas CquBtibdivision Code for Large Lot Subdivisions.

C. Consistency with the provisions of KCC Title 12Roads and Bridges

The Kittitas County Department of Public Works leasditioned that all future development shall confao
Kittitas County Road Standards. The Departmemtutflic Works shall review all future developmentian
building permits related to this PUD for conformanweith Kittitas County Road Standards, as adopté(2005.
Roads must be built per Public Works requirementsooded for prior to the issuance of a buildingype As
conditioned, the proposal is consistent with travizions of KCC Title 12.

D. Consistency with the provisions of KCC Title 17Zoning
The project proposal complies with the requiremeniEitle 17.36 Planned Unit Development Zone. RAiddal
compliance with development standards containekinvifitle 17 will be determined during building jpat
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review.

E. Consistency with the provisions of Title 17A: Citical Areas
The project site contains wetlands, streams, agakaof steep slopes. Project development wilkljaired to
comply with all applicable development standardsgiging to wetlands and streams.

F. Agency Comments

The following agencies provided comments duringabimment period: Department of Ecology, Departnoén
Community, Trade and Economic Development (now Depent of Commerce), Department of Archaeology &
Historic Preservation, Washington Department oh$peortation, Kittitas County Environmental Healthtitas
County Public Works and Kittitas County Fire Markh®ffice. These comments have been included as
conditions of approval to address these agencyetnac

G. Public Comments
Public comments were received from adjacent lan@osvand agencies.

VIll. 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 16.36 of the Kistst County Code
and the Kittitas County Comprehensive Pl&taff recommends approval with conditionsof the Dunford PUD
Rezone (Z-07-08) and Preliminary Large Lot SubdlivigLL-08-02) subject to the following findings €dct and
conditions:

A. Suggested Findings of Fact

1. Terra Design Group, authorized agent for The RamcBwauk Creek LLC landowners, applied for a
project specific Planned Unit Development (PUD)rez and associated 4-lot Large Lot Plat on
approximately 345.69 acres of land that is curyerined Agriculture-3 and Agriculture-5. The PUD
will include the phased development of 65 residéninits. The proposed large lot subdivision
proposes four lots being 119.49 acres, 110.81 a88e55 acres and 75.84 acres in size.

2. The project is proposed to be served by the Hiddsdley Group “A” Public Water System and multiple
community septic systems and an eventual ClasR&claimed Water facility.

3. The project is located east of the City of Cle Elofiin State Highway 97 at the north intersection of
Bettas Road, 98922, and is located in a portidBeation 3, T19N, R17E and a portion of Section 34
T20N, R17E, WM in Kittitas County. Assessor’'s nrapmbers 19-17-03000-0002 and a portion of 20-
17-34000-0006 and 20-17-34000-0002.

4. Site Information:

Total Project Size: 345.69 acres

Number of Lots: 4

Domestic Water: Group “A” Public System

Sewage Disposal: Community septic/ Class “A” Rieotal Water facility.
Power/Electricity: PUD

Fire Protection: Kittitas County Fire District #7

Irrigation District: N/A

5. Site Characteristics: The site is relatively flasture land with rolling hills towards the easteT
vegetation contains scattered trees and grassigfiel
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6. Surrounding Property:

North: Vacant

South: Vacant
East: Vacant
West: Residential

7. The Comprehensive Plan designation is Rural.

8. Applications for a rezone from Ag-3 and Ag-5 to PU@s received on June 1, 2007 and a 4-lot
Preliminary Large Lot Subdivision was received @bifiary 29, 2008. The applications were deemed
complete on February 26, 2009.

9. The Notice of Application was issued on March 1)2 Said notice was published in the official
county newspaper of record and was also mailegrisdictional government agencies, adjacent prgpert
owners as required and other interested partibg. 185t day to submit written comments was April 13
20009.

10. Kittitas County issued a Mitigated DeterminationNafnsignificance (MDNS) on July 12, 2010 in
accordance with WAC 197-11-355 (Optional DNS preged here were no appeals filed.

11. The proposal is consistent with the goals and @diof the Kittitas County Comprehensive Plan. The
proposed subdivision will be adequately servedupglievels of service. The lots will be servedaby
Group A Public Water System. Staff has conducteddministrative critical area review in accordance
with KCC 17A and found areas of steep slopes whieqges are in excess of 25%, several wetlands and
BPA easements on the subject property.

12. This proposal is consistent with the Kittitas CquBtbdivision Code Chapter 16.36 for Preliminary
Large Lot Subdivisions and KCC 17.36 for Plannedt Developments.

13. The Kittitas County Department of Public Works leasditioned that all future development shall
conform to Kittitas County Road Standards. Thead#pent of Public Works shall review all future
development and building permits related to thioFbr conformance with Kittitas County Road
Standards, as adopted 9/6/2005. Roads must lepbuiPublic Works requirements or bonded for prior
to the issuance of a building permit. As condiédnthe proposal is consistent with the provisioins
KCC Title 12.

14. The following agencies provided comments duringagtvament period: Department of Ecology,
Department of Community, Trade and Economic Develeqt (now Department of Commerce),
Department of Archaeology & Historic Preservatidfashington Department of Transportation, Kittitas
County Environmental Health Kittitas County PubMitorks and Kittitas County Fire Marshal’s Office.
These comments have been included as conditioagpsbval to address these agency concerns.

15. Public comments were received during the commembgeThese comments have been included as an
exhibit in the Hearing Examiner packet and weresa®red in making the SEPA threshold
determination.

B. Suggested Conclusions

1. Based on staff's review of the application matsriaicluding supplemental materials submitted in
12



February 2010, and comments received during thégedmment period and following submittal of
supplemental application materials, staff has datexd that the combination of voluntary mitigation
measures (as proposed in the project design), S&Rgation measures, and code required mitigation
bring the probable environmental impacts belowl¢lrel of significance; therefore, on July 12, 2010
CDS issued a Mitigated Determination of Nonsiguifice.

2. Final plat approval shall be conditioned upon caamae with the SEPA and code-related mitigation
conditions listed under “Suggested Conditions oprywal.”

3. As conditioned, the development meets the goalgie® and implementation recommendations as set
forth in the Kittitas County Comprehensive Plan.

4. As conditioned, this proposal is consistent withlagable federal and state laws and regulations.
5. Public use and interest will be served by approf#ihis proposal.

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

C. Suggested Conditions of Approval

I.  SEPA Conditions
The following are the mitigations contained wittie MDNS and shall be conditions of approval:

Stormwater Management

1. On-site stormwater managemenat conforms to the specifications of the Stortewv&lanagement
Manual for Eastern Washington (2004) is requirethsf development. A conceptual stormwater
plan was submitted with the preliminary developnm@ah showing potential locations for
stormwater systems. Structures of stormwater gysghall not be placed within identified wetlands
or in areas where cultural resources are knownigt. eStormwater systems shall be designed to
store stormwater generated by a 24-hour, 25-yeamstvent. Stormwater system designs shall be
prepared and stamped by a civil engineer licensdiel State of Washington. The final stormwater
system design and locations shall be presentedtlicRVorks and approved by the County Engineer
prior to final approval. The stormwater system ¢augdion shall be certified by a licensed engineer.
The certification shall be included with the roamttification and is required prior to the issuanta
building permit. Road and site construction shatllmegin prior to stormwater system design
approval

2. Stormwater and surface run@fénerated by this project must be retained amdetieon site in
accordance with regulating agencies’ standardspahf@le allowed to flow onto WSDOT rights-of-
way.

Environmentally Sensitive Areas

3. Wetland Areas and Buffers and Streaietlands A, B, C, and D, and Stream A and thesoaiated
buffers shall be shown on the face of the finalali@@ment plat and on the final development plan.

4. Wetlands B, C, and DWetlands B, C, and D, and associated buffer avéas least 20 feet (KCC
17A.04.020), shall be located within Open Spacetdra
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10.

Wetland A: Wetland A is located near the proposed accegs froan US 97. The applicant has
indicated that road construction may result in amdlimpacts. Kittitas County requires, to the eite
practical, a zero net loss of wetlands (KCC 17A008). In the event that disturbance to Wetland A
cannot be avoided: a) disturbed areas shall bageglat a ratio of 1.5 to 1, in accordance with KCC
17A.04.050; b) remaining undisturbed areas of WieltlA and its buffer shall be placed in an Open
Space tract; and c) prior to ground disturband&/edland Mitigation Plan, showing areas of wetland
disturbance and creation shall be submitted to Canityn Development Services for review and
approval in consultation with Washington State Dapants of Ecology and Fish and Wildlife. Prior
to final development plan approval, all necessamtlamd replacement and features shall be
constructed according to the Wetland MitigationnPla

Future Residential Lot ConfiguratiorFFuture residential lot configuration shall be desid to
minimize indirect impacts to wetlands. Indirecpacts would include changes in quantity or quality
of ground or surface water flows feeding the wettannoise or light glare at night, removal or
corridors used by wildlife to access the wetlarzag] stormwater influences.

Cultural Resources

The three archaeological sites located during thhese of the Reiss-Landreau Research cultural
resources survey (known as the Zuke Spring Site, Zbke Farmstead, and the Bettas Road
Homestead) have the potential for eligibility t@ tNational Register of Historic places, and shall b
avoided in all work plans, or be evaluated for Bigance, and mitigated appropriately prior to
construction.

The Department of Archaeology and Historic Pred@adentified the McCallum family cemetery
as being within parcel 20-17-3400-0006. The texttlee back of one of the grave markers reads,
“This cemetery consists of one acre deeded forevArone acre Open Space tract containing the
historic cemetery shall be placed on the final tigwment plan. Historic cemeteries are protected
from damage under Washington law.

If human or unknown remains area discovered attiamy during project construction, a professional
archaeologist shall be called, and work shall stofl the material is evaluated. Upon inadvertent
discovery of human or unknown remains:

a. The appropriate authorities such as the countyiffhemd coroner shall be contacted
immediately as is required when human remains ismodered,

b. The State of Washington DAHP and local tribal gmuip the burials are deemed Native
American, shall be called for consultation;

c. Arrangements shall be made as quickly as possiblgentify the affected area, so that work
can continue in other areas of the project. Hnscipated that delays will only impinge on
the areas agreed to by the consulting parties; and

d. Should human remains be located, decisions abatégiion and/or evaluation should be
made with the appropriate authorities. This procedshould be adequate to allow for
minimal project delays. However, if human remaans located, contingencies, such as an
alteration in project design, may be necessary.

Transportation

Because of the traffic impact this development \Wwidlve to the intersection of US 97 and Bettas
Road, the developer will be required to rebuildititersection to provide for left turn channelipati
when the condition is warranted. Design of thigerigection shall be made in consultation with
WSDOT.
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Light and Noise Impacts

11. All outdoor lighting shall be shielded and directimvnward to minimize the effect to nearby
residential properties and shall be directed awayn fUS 97.

12. Development and construction practices for thiggmtoshall only occur between the hours of 7:00am
to 7:00pm to minimize the effect of constructionseoon nearby residential properties.

Code-Related Conditions

In addition to SEPA conditions, the following codgated plat conditions must be met for the progose
project:

General Conditions

1. The project shall proceed in substantial conforreamith the plans and application materials which
were deemed complete on February 26, 2009 excephesded by the conditions herein.

2. The applicant is responsible for compliance withapplicable local, state and federal rules and
regulations, and must obtain all appropriate peyiand approvals.

3. All current and future landowners must comply vitik International Fire Code and its Appendices.

4. Itis the responsibility of the applicant to coritde Kittitas County Assessor’s and Treasurer’s
offices to confirm all taxes are current prior it plat approval.

5. A plat note discussing the spread of noxious weedl be shown on the plat and shall read: “Per
RCW 17.10.140 Landowners are responsible for ctimgoand preventing the spread of noxious
weeds, accordingly, the Kittitas County Noxious \W@&mard recommends immediate reseeding of
areas disturbed by development to preclude théfgration of noxious weeds.”

6. Final mylars shall be submitted in accordance t€Ki®.20: Final Plats. All applicable survey data
and dedications shall be reflected pursuant to K6@24: Survey Data-Dedications.

7. Both sheets on the Large Lot Subdivision mylardl shfiect the Plat number: LL-08-02.

Subdivision Standards and Zoning Code

8. Conditions, Covenants, and Restrictiof&ior to final development plan approval, a copyhe
proposed final Conditions, Covenants, and Restristshall be submitted to Community
Development Services for review and approval.

9. Open Space Tract<Prior to final development plan approval, aleappace areas, including habitat
protection and archaeological areas, shall be éalb&s$ individual tracts. Tracts shall not be feirth
subdivided or altered. These tracts shall be ¢ab&pen Space.” Open space tracts shall be
reserved for: habitat protection; cultural resoyra@ection; continued agricultural use; passive
recreation; and stormwater facilities, subject® approved Stormwater Management Plan. All open
space tracts shall be identified on the face ofitted plan and on the final development plan.

10. Open Space Tract Ownership and Maintenarf@pen space tracts shall be jointly owned and
maintained by the developer, legally responsibleaemwhomeowner’s association or other legal entity
made up of all benefited property owners.
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Transportation and Infrastructure

11. Note the current Kittitas County Road Standardsidapted 9/6/05:

12.12.010 General: Private roads shall meet the foWing conditions:

a. Private roads shall meet the minimum access rageiés of the International Fire
Code as adopted by the County, and

b. Shall be designed and constructed in conformande WASHTO Guidelines for
Geometric Design of Very Low-Volume Local Roads (FsD400) 2001, as now exists
or hereafter amended, and

c. Shall be inspected and certified by a licensedgssibnal engineer for conformance
with the above referenced standards. In the atimen an applicant may request the
private roadway to be inspected and subject toajmgroval of the Public Works
Director. If certification by the public Works [@ictor/County Engineer is desired,
submission of road plans and necessary testing nadgmiation that confirms
compliance with Kittitas County Road Standards @gquired, and services will be
performed on a reimbursable basis, and

d. Permanently established by an easement recordadhetKittitas County Auditor or
right-of-way, providing legal access to each a#edbt, dwelling unit, or business, and

e. Will not result in land locking of existing or proped parcels, and

f. Maintained by the developer or legally responsdsser or homeowners’ association
or other legal entity made up of all benefited @ty owners, under the provisions of
an acceptable and recorded “Private Road MaintenAgceement”, and

g. Clearly described on the face of the plat, shat, @r other development authorization
and clearly signed at street location as a prigaieet or road, for the maintenance of
which Kittitas County is not responsible and a ltisare statement of the same is filed
with the County Auditor, and

h. The following note shall be placed on the face ¢ fplat, short plat, or other
development authorization:

“Kittitas County will not accept private roads fmaintenance as public streets or roads
until such streets or roads are brought into canémrce with current County Road
Standards. This requirement will include the handexe paving of any street or road
surfaced originally with gravel."

12. Private road design and second access requiremoesesve future development shall be determined
by the number of lots and/or units served as deétemirby the County Engineer.

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

a. Access easements shall be a minimum of 20’ wide. fBadway width shall have a minimum
width of 12",

b.  The surface requirement is for a minimum gravelasue depth of 6.
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14.

a.

b.

15.

16.

17.

18.

19.

20.

21.

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

Any further subdivision or lots to be served by pgmsed access may result in further access
requirements.

Single-Use Driveway'A single-use access shall serve ho more thaobn®ee Kittitas County
Road Standards, 9/6/05 edition.

The roadway shall be a minimum of 8’ wide with gehsurface.

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

Any further subdivision or lots to be served by gwsed access may result in further access
requirements.

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

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

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

Addressing Contact the Kittitas County Rural Addressing Gloator at (509) 962-7523 to obtain
addresses prior to obtaining a building permitpakcel cannot receive a building permit or utititie
until 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 (CBUs) aafe location at the mouth of the private

road. Contact your local Post Office for locatiordadditional design requirements before beginning
construction.

BPA EasementThe subject property contains a BPA easementpatier lines and associated
minimum buffers. If proposed PUD will include ingmements made within the BPA easement, i.e. a
road, then a Land Use Application from the BPA nhessubmitted to and approved by the BPA.
This application can be found on the BPA websitenatv.transmission.bpa.gov/
LanCom/Real_Property.cfmPlease note that the current application f&2&0, and the review
process typically takes 8-10 weeks. Upon reviedvapproval of the application, BPA will issue a
Land Use Agreement which will be provided to thepAgant and the County.

Water and Sewer

Plat Note StatementThe final recorded large lot plat and developnpah shall include the
following statement as a note:

The approval of this division of land includes nearpntee that there is a legal right to withdraw
groundwater within the land division. The approwdlthis division of land provides no guarantee
that use of water under the ground water exemptR@W 90.44.050) for this plat or any portion
thereof will not be subject to curtailment by thegartment of Ecology or a court of law.

The Public Health Department’s recommendationiftalfapproval shall be conditioned upon the
developer/owner of the PUD providing proof of wedeailability. For final approval, the public
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22.

23.

24,

25.

water system application shall be submitted, reggtand approved by the State of Washington,
Department of Health which includes final issuaatthe water system ID number. If expansion of
an existing public water system is proposed, docuaten of the approval from Washington State
Department of Health shall be submitted to theitdgtCounty Health Department (KCPHD).

The final plat map and development plan shall stieocation of any applicable well head
protection zone(s) before final approval can bemsnended by KCPHD.

Prior to final approval, if applicable, documentatifrom the State of Washington, Department of
Ecology must be provided verifying the ownershighef water right and a determination of water
budget neutrality, this must include: the locatitivg quantity of water, the transfer of the waightr
(wholly or by quantity) by ownership and/or locatj@nd a determination of capacity to how many
residences and/or lots that can be served byahsfar of such a water right.

Septic Availability Requirement®rovision of satisfactory sewage disposal can beiged through
several different ways depending on the sourceladuantity of waste disposal proposed.

If on-site sewage systems are proposed for the pland minimum lot sizes are satisfiedSoll

logs must be preformed prior to the Public Healdp&tment recommending approval of the
final plat application. Once the soil logs are aactéd and approved by KCPHD, the requirement
for septic availability will have been satisfied.

If the application indicates that residence(s) wilbe connected to a public sewer system:
KCPHD will need a signed letter from the sewerrdisstating that the proposed project’s
connection(s) will be allowed before recommendipgraval.

If the application proposes a large onsite sewaggsdem (LOSS) (greater than 3500 gallons
per day) or a larger system:Approval from the licensing agency must be proviteCPHD
before final approval will be recommended.

Note from the Public Health Department regardingtivg Each phase of the proposed project shall
be subject to the requirement in place at the bfr@atting. Review of each subsequent phase shall
be considered a separate plat application. Subsepla applications, development plan revisions,
and/or phases are not considered to be a vestéidadjom by KCPHD.

Soil logs need to be scheduled and dug at a myteativenient time. The developer/owner shall
provide soil logs as per Chapter 246-272 WAC aarasnded. The information obtained will be
recorded and placed in the plat file for futureerefice. The information obtained from these soll
logs is for plat approval purposes only and dog¢sanstitute a site evaluation in conjunction with
the issuance of a permit for any specific lot.

26.An NPDES Construction Stormwater General Perminftbe Washington State Department

27.

of Ecology is required if there is a potential &dormwater discharge from a construction site
with more than one acre of disturbed ground. Peisnit requires that the SEPA checklist
fully disclose anticipated activities including leling, road construction and utility
placements. Obtaining a permit is a minimum o8al8y process and may take up to 60
days if the original SEPA does not disclose allpmsed activities.

This NPDES Construction Stormwater General Peragjuires that a Stormwater Pollution
Prevention Plan (Erosion Sediment Control Plapyépared and implemented for all permitted
construction sites. These control measures muableeto prevent soil from being carried into
surface water (this includes storm drains) by steaer runoff. Permit coverage and erosion control
measures must be in place prior to any cleariragigg, or construction.
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28.

29.

30.
31.

32.
33.

34.
35.
36.

37.

38.

39.
40.

41.

Air Quality

Washington Administrative Code (WAC) 173-400-04Quiees that reasonable precautions be taken
to prevent dust from leaving the site. Also, dagirohibited from interfering unreasonably witke th
use and enjoyment of property, causing health inspac damaging property or business.

Fire Safety

An approved private fire hydrant system shall lstaled. The hydrant system shall be subject to
plan review through the Fire Marshal’'s Office ahdlsbe subject to an annual Operational Permit.

Water storage and hydrant spacing shall comply thighinternational Fire Code.

The minimum flow requirements for the residentialistures shall be no less than 1,000 gallons per
minute.

The minimum road width shall not be less than g6vidth.

A minimum of two fire apparatus access roads agaired. The two access roads shall be not less
than %2 the length of the maximum diagonal dimensiaihe property, measured in a straight line
between accesses. The emergency access road medrtiche application does not meet the
minimum requirements as stated above.

No fire apparatus access lane shall have a sl@aegrthan 12%.
“No Parking—Fire Lane” signs must be posted pee Farshal requirements.

All cul-de-sacs must have a minimum turning radifiso less than 50°’. The signs mentioned above
shall be posted on all cul-de-sacs.

Construction documents for the proposed fire agparaccess, fire lanes and hydraulic calculations
for the hydrant system shall be submitted to the Marshal’s Office for review prior to
construction.

All development, design and construction shall clyrmgth Kittitas County Code, Kittitas County
Zoning and the 2006 International Fire & Buildingdes.

Review of the final project submittals may inclddether requirements.

Due to the remote nature, topography and numbpragfosed lots in this area, the properties fall
under the Wild-Land Urban Interface Code requiretsiell new structures shall comply with the
Wild-Land Urban Interface Code requirements foredsfble space, fire flow and ignition resistant
construction materials.

SEPA Mitigation

The following mitigation conditions from the SEPAitiated Determination of Non-Significance
shall be noted on the face of the final developnpéant and included in the Covenants, Conditions,
and Restrictions (CC&Rs) document recorded withfithed development plan:

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

b. All wetlands and wetland buffers shall be showrtanface of the final large lot plat and
final development plan.
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