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
YAKIMA RIVER REZONE & PRELIMINARY PLAT

TO: Kittitas County Hearing Examiner

FROM: Kittitas County Community Development Sees Staff

RE: Yakima River PUD Rezone (Z-07-11) and Shtat (5P-08-03)
DATE: March 12, 2009 Hearing

I GENERAL INFORMATION

Requested ActionTerra Design Group and Jeff Slothower, authorized agent for Teanaway Ridge LLC,
landowner, have submitted an application for a rezone framaR3 to PUD along with a Short Plat to subdivide
approximately 86.58 acres into 4-lots. The propdsesizes range from 14.08 to 18.68 acres with2$187 acre
Open Space Tract. The subject property is cuyreothed Rural-3. The project is proposed to beeskby a
Group A Public Water System and community sepgasr

Location: The property is locateghst of the junction of SR 970 and SR 10, Cle Elum, WA 98922 in Section
04, T19N, R16E, WM in Kittitas County. Map numbers 19-16-04020-0002, and 19-16-04050-0401.

I. SITE INFORMATION

Total Project Size: 86.58 acres

Number of Lots: 4

Domestic Water: Group A Public System

Sewage Disposal: Community septic/drainfieldsdit@aning to a reclaimed water system
Power/Electricity: PUD

Fire Protection: Kittitas County Fire District #7

Irrigation District: N/A

Site Characteristics:

North: Open Space
South: Yakima River
East: Open Space
West: Residential

Access: The proposed project will have access from SRe&t0ss a private crossing of the BN Railway. The
road shall be constructed to meet Kittitas Countlylic Road Standards. All required roadway improgata will
be the responsibility of the developer. A secorkas route is not required.

Zoning and Development Standardihe subject property is currently located wittlie Rural-3 zoning district.
The applicant is proposing a rezone to PUD. Thegae and intent of PUD zoning is to provide fod an
encourage a harmonious mixture of land uses wehtgr flexibility in land use controls than is gelly
permitted by other sections of the zoning cod€his includes:

1. To allow greater flexibility and to encourage moreovative design for the development of resid@nti
areas that is generally possible under conventiomaihg and subdivision regulations.

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

3. To preserve and create usable open space ancantieaities superior to conventional developments.
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4. To preserve important natural features of the lamadyding topography, natural vegetation, and \@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 vanype,
design and layout of buildings and to utilize tliégmtials of individual sites and alternative eyerg
services to the extent possible.

Permitted Uses in the PUD Zone include the follaywin

All residential uses, including multifamily struces

Manufactured home parks

Hotels, motels, condominiums

Fractionally-owned units (for PUDs proposed withirban 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 nthd@éng review of the development plan required unde
Section 17.36.030.

ONoO G~ WNE

M. ADMINISTRATIVE REVIEW

Rezone and Short Plat ApplicatioApplications for a rezone from Rural-3 to PUD and-lot Short Plat were
received on June 16, 2007. The applications weeenéd complete on July 31, 2007. The application wa
amended and a new Notice of Application was senMay 8, 2008. On September 16, 2008 an additibiatice
of Application was sent out on September 17, 2008dlude the concept map and a change in the nuafive
sites.

Posting of Site:The signed Affidavit of Posting was returned to C&SApril 17, 2008 indicating that the site
had been accurately posted with the “Land Use Attsign as provided by CDS and required per KCC
15A.03.110.

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 alitigsowvere
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 subsigmtigions of land as open
space or recreation area, are preferred over ctiomahsubdivisions
GPO 2.5:“  Kittitas County should encourage resiidéand economic growth that will minimize the

costs of providing public utilities and services.”

GPO 2.94: A consideration for all future devel@mishould be the adaptability of a proposal tdnbot
public and private utilities such as municipal wated sewer systems.

GPO 2.95: “Within the UGAs and UGN, in the abgeaturban utilities, a system of subdivision
and development should be encouraged which wowoldyze a pattern capable of re-
division to a higher density at such time wheritigg are available.
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V.

GPO 3.1 Provide a sufficient number of housintgsuior future populations in rural areas of
Kittitas County.

GPO 3.6 Provide for future populations while paing individual property rights.

GPO 3.17 Provide a sufficient number of housinigsufor future populations while maintaining the
rural character of Kittitas County.

GPO 3.18 Provide sufficient housing units whilaimtaining environmental quality.

GPO 8.5 Kittitas County recognizes and agreels thié need for continued diversity in densities
and uses on Rural Lands.

GPO 8.46 Residential development in rural landstrbe in areas that can support adequate private
water and sewer systems.

REZONE CRITERIA

The applicant must demonstrate that the followirigiga are met

A.

The proposed amendment is compatible with the cehgrsive plan.

The proposed amendment bears a substantial retatibie public health, safety or welfare.

The proposed amendment has merit and value fatadsit€ounty or a sub-area of the county.
The proposed amendment is appropriate becausenfiet circumstances or because of a need for
additional property in the proposed zone or bectus@roposed zone is appropriate for reasonable
development of the subject property.

E. The subject property is suitable for developmergeneral 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 propbely not adversely impact irrigation water deliesr

to other properties.

The applicant responds to the above criteria viighfollowing:

A.

The proposed amendment is compatible with the cehgmsive plan.
This rezone is consistent with the Rural lands (E&a8) of the Kittitas County Comprehensive plan,
which allows for a variety of rural densities.

The property is within the land use designation‘Réiral Lands” as described in Chapter 8 of the
comprehensive plan. The proposed rezone meetgdheral policies and objectives of the rural
designation of the Kittitas County Comprehensiam pspecifically

* GPO 8.13 dealing with rural sprawl caused by latgezoning.

» GPO 85, 8.9, 8.11, & 8.13. The rezone also caraphith non-resource agricultural land and
rural residential policies.
« GPO 8.30 and 8.46, 8.47, 8.49, 8.50, 8.51, 8.5%,8.60.

GPO 3.14 Designate high density residential lasd aones such as PUD’s, cluster development, and
MPR'’s outside of Urban Growth Areas & Urban Growtbdes.

According to RCW 36.70A.030(16): Rural Developnrefers to development outside of the urban
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growth area and outside agricultural, forest andnemial resource lands designated pursuant to RCW
36.70A.170. The property being rezoned is not desggl as a resource land. RCW 36.70A.030(16)
states, “Rural development can consist of a vargtyses and residential densities, including ecest
residential development.

The Growth Management Act listed Planned Unit Dgwelents as one of the innovative planning
methods to conserve property in the county. Thismtive technique of blending different types of
residential units with recreational facilities amther uses gives the County a step up on the ceatsan

of resource and other land types.

The Kittitas Comprehensive Plan is guided by thititds County County Wide Planning Policies that
specifically refers to the Planned Unit Developmemd provides guidelines for its use within thetitas
Comprehensive Plan. This proposal is compatibte wot only the Kittitas County Comprehensive Plan
but also with the Kittitas County County Wide PlaxgnPolicies.

B. The proposed amendment bears a substantial retatithe public health, safety or welfare.

Though this application is only required to showudpstantial relationship to one of the above, grigect
bears a substantial relationship to each as follows

In regards to the Public Health; the county has ptgd the High Population Projections as provided by
the Washington State Office of Financial Manageneguide growth in the county for the next twenty
years. These projections provide for substantiairgh in the county outside of the cities, the US&&nd
the UGN's.

One of the main concerns in regards to Public Headtthe county, expressed by Kittitas County
Citizens, the Department of Ecology, the County, dpper County Cities, is the continued development
of unmonitored, untested and uncontrolled exempsweEvery new exempt well that is drilled incsea
the possibility of aquifer pollution, reductiontbie usable aquifer, and possibly interfere wittstrg

water rights. This proposal will use an existingpGp A water system, which will be improved. The
improvements will be submitted to DOH and DOE fgpr@val. The entire proposed project will be
placed within and served by a Group “A” water systthat will meet the Department of Health’s
requirements and will be approved by the Departno¢itealth and Department of Ecology. The
applicant will apply to the Department of Healthdleange the Group A designation from a Transient
Water System to a Small Non Expanding Water Syd#signation.

Another of the main concerns regarding Public Healtthe county is the continued growth in the tura
areas of the county where there is an increasirggaisndividual septic systems, which could poltht
aquifer and/or surface waters of the Upper YakimaeRBasin. This has been expressed by Kittitas
County Citizens, County Government, Washingtore &lapartment of Health, Washington State
Department of Ecology, and the Upper County Citida.additional benefit to the Public Health is tha
this project provides a reduction of individual egsystems constructed throughout the county.

This project will be served by individual and conmityiseptic system(s) which will be designed by a
licensed designer or registered engineer and itexiadby a certified contractor. In the future, a €A
Reclaimed Water facility may be planned and sulnhiior approval to both the Department of Health
and the Department of Ecology. It is planned th& property will initially be served by individuahd
community drain fields until the daily sewage flanset the minimum flow that is required to opeeate
Class A Reclaimed Water facility as approved byaihyropriate state agencies. This Class A Reclaimed
Water facility will be constructed to meet the riegments of the Washington State Department oftHeal
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and Department of Ecology. It is not known at thie if this facility will be needed or when it idibe
operational. This facility will take effluent frothe project and treat it to a level that meets xcezds
Class “A” reclaimed water, the highest standard ogoized by Department of Health and Department of
Ecology and allow that water to be put to benefiage. Class “A” reclaimed water is suitable for ma
beneficial uses, including but not limited to imigon of food and non-food crops, landscape irrigat
impoundments for landscape and recreational usassteuction water, and fire fighting/protection.&h
standards for Class “A” reclaimed water establishegdDepartment of Health and Department of
Ecology require treatment and dis-infection to @ellethat is far above what conventional wastewater
treatment facilities are required to provide. Tharglards also require automated alarms, redundasfcy
treatment units, emergency storage, and stringpataior training and certification to meet reliaiyl
criteria. Approval of this PUD application will Eiw the redirection of a portion of the projected
population growth from other rural areas of the obpserved by individual septic systems to an #iat
treats wastewater to these high standards. Thisiges increased benefit to Public Health that il
and of itself meet the requirements of this section

This project provides at least two Public Safetydfgs.

1. The planned Group A Water System will and is reglito provide fire protection to its
service area and as this system is expanded te $eeventire proposal and the residences
constructed within its boundaries. Approval ostapplication will allow the redirection of a
portion of the projected population growth from @thural areas of the county, which has no
fire suppression storage, no ability to deliveeffighting water, and no fire hydrants to an
area that could provide fire hydrants with adequiate flows.

2. In addition, this proposal will provide safear round access for health and personal
safety emergencies on paved and well-maintainecf@iroads. Under Kittitas County Road
Standards, the roads for this proposal must meet,will be constructed to a higher
standard and provide greater public safety thatyjscally found in other rural areas of the
county. These improved roads not only reduce 8iestio individual users but also reduce
the risks to the community at large. This is beeazminty resources such as police, fire, and
ambulance are able to serve these residences rff@iemtly than the same number of
residential units spread out over a larger areatoke to twenty acre tracts in other rural
portions of the county located on roads that domeet the same higher standards than the
roads that will serve this project

There is a higher potential for a fire to get ofithand in an area without adequate water supplied a
fire hydrants or without paved year round and easgess than there is in an area that meets or elscee
the State and County requirements for fire flowd sad access. Either of these components of the
project by themselves meets the criteria for prmgidPublic Safety benefits and combined, provide a
standard that cannot be achieved in many other am#ahe rural county.

The Public Welfare of the county will also be bi#edfby approval of this proposal. As stated abde
County has adopted the high population projectiasprovided by the Washington State Office of
Financial Management. These projections providestdostantial growth in the county outside of the
Cities, UGA’s, and UGN’s. The county, througheitloption of the Kittitas County Comprehensive Plan,
has provided for growth within the Rural Landstaf tounty. The county with the adoption of the
current population projections has determined th&t5% of the population growth shall take place
within these Rural Lands. This project will proeicesidential units within the Rural Lands with
sophisticated water and sewer systems and a miniofidi acres of the land will be designated as open
space, which will be used in the same manner thah space is used in the Kittitas County Code 16.09
In addition, this project provides for recreatior@bportunities within the boundaries of the projtmtits
residents thereby reducing the pressures on thefakdState, County and City’'s recreational fagd.
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The provided recreational opportunities and recieaal facilities will be privately funded, reducing
public funding of recreational facilities and reet@nal opportunities.

Another benefit to the Public Welfare is that tipglacant will designate a minimum of 40 acres oéop
space that will preserve portions of the YakimaRiiparian and floodplain areas. Subsequent bignef
include critical areas buffering or protection meass; wildlife protection corridors; pedestrian ira
systems; open space; and recreational opportunities

As the population in western Washington continaegow, the use of the Upper Kittitas County as a
recreation area continues to grow at a rapid padénere has been no additional camping space
developed in the Upper areas of Kittitas Countg imumber of years. The development of the camping
areas provided in this proposal that will be senmda Group A Water and County and/or State
approved sewer treatment will direct a portion leé growing camping population to an area that is
planned to and meets public health requirementd®égond the continued use of public and privatel$an
that are being occupied by campers without adeqgpabdic health facilities.

Again, as stated above to meet this criteria, “Pneposed amendment bears a substantial relatigdheo
public health, safety or welfare” only one subsitahtelation needs to be shown and this proposal
clearly provides benefits to all three elements; plublic health, safety and welfare of the county.

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

The proposed rezone of the property provides raedtvalue to Kittitas County, as it will add to and
increase the tax base while minimizing the imptxtts operational costs. The Planned Unit
Development will provide private roads, privatditigs and private recreational opportunities fas i
residents as it increases the tax base for the tyoun

A recent small study of a developed Planned Unitdlgment in the upper Kittitas County showed that
the development produced in excess of $500,000ameabove the expenses that the county paid out to
maintain the development. In addition, the stuwiynl that the development created over $222,088xin
revenue for the local and state schools within ap@&riod (Attachment F).

As Kittitas County has adopted the High Populattwaojections as provided by the Washington State
Office of Financial Management to guide growthhe tounty for the next twenty years. It can be
predicted, based on these population projectioas @aharge portion of this population growth as
most of the growth of the second home market witidzurring in the Rural Lands of the county. Thsre
merit and value of directing this growth to a looat that can provide the services that will substdly
reduce the impact to the environment through sthtbe art utility systems. This is done as statealve
by providing for a Group A water system and a Clageclaimed Water facility as well as providing fo
large opens spaces and buffers between the exj@imglation and the anticipated growth in the
population. By situating a portion of the anticipd growth in this area with these services, opprcss,
and buffers; increased merit and value for Kittitasunty occurs.

In the upper portions of Kittitas County there lie®n a rapid increase in the development of seaodd
third homes. This growth is not taken into accdarthe Washington State Office of Financial
Management population projections. When the bujigiarmits for the upper county are tracked and
compared to the growth, or lack thereof, of childre the school district it becomes clear that muth
not most, of the building construction is relatedsecond and third homes. A portion of this
development is specifically designed to serveabersl and third resident home market. By targeting
this market, this development will cluster addiibhomes and residents for this population segnmat
areas that are served by a Group A water systemGCanahty and or State approved community septic

6



systems thereby reducing the impact and rural spodithe upper county.

This rezone to a Planned Unit Development willtimaral sprawl, which s a goal under the Kittitas
County Comprehensive Plan GPO 8.13, which statesthigids other than large lot zoning to reduce
densities and prevent sprawl should be investigatesl provided for as a goal in the Kittitas County
Comprehensive plan this proposal limits rural spréverefore providing merit and value to Kittitas
County.

As the population in western Washington continaegow the use of the Upper Kittitas County as a
recreation area continues to grow at a rapid padénere has been no additional camping space
developed in the Upper areas of Kittitas Countg imumber of years. The development of the camping
areas provided in this proposal that will be senmda Group A Water and County and/or State
approved sewer treatment will direct a portion leé growing camping population to an area that is
planned to and meets public health requirementd®égond the continued use of public and privatel$an
that are being occupied by campers without adeqgpabdic health facilities. This development wik@
lessen the impact to Kittitas County in regardsi® need to develop county sponsored camping areas.
The County does not have any plans in the futupedwide facilities for this growing use therefdre
development of these camping sites and the aseddaietreational facilities will provide both mesihd
value to the county by lessening the impact ottminued growth in these areas.

It is clear that providing an increased tax baseyately funded roads, privately funded recreation
facilities, privately funded utilities that provider fire protection, environmental enhanced sewage
treatment, and limiting rural sprawl this propogaiovides value to Kittitas County.

D. The proposed amendment is appropriate becausdasfged 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.

Though a proposal need only meet one of the aitdvbve; this proposal meets all three criteridainad in the

above statement as demonstrated by the following:

As the City of Cle Elum grows eastward there hanlmore development along the Yakima River and
parcels that have traditionally been farmed in #nea have been subdivided. Most of these pardels o
land have been further subdivided into residergeaicels.

The land located to the south of the property aetbg Yakima River has changed from farming into
lands that have been sold to multiple individuald gaubdivided into multiple parcels.

The lands to the west and the east of this proppegjdct are such lands as described above. These
adjacent lands have been sold and have been ceavient residential use.

This proposal is appropriate for reasonable develept of the property. This proposed project, byais
the Planned Unit Development zoning option, wilhgrthis land into conformance with the adjacent
land uses to the west and the east and reducehtirece that activities on the property that are aial
under the Rural — 3 zone, which will not be alloweder the Planned Unit Development:

Mining and associated activities;

Quarry mining, sand and gravel excavation, and roekshing operations;
Gas and oil exploration and production;

Mini-warehouses;

Motor trail clubs (snowmobiles, bikes, etc.)

The above uses will not be allowed in this Plandad Development.
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In addition to the above changed circumstancesgethsea need for additional property in the propdse
zone as this proposed zone will allow the creatibapen space, which will provide for continued
recreational opportunities throughout the property.

The proposed zone is appropriate for reasonableldgment of the subject property because, as stated
above, this proposed zone will allow the creatibomen space, which will provide for the continued
recreational activities on the southern portiontlodé property. In addition, this zone will allowethise of

a Group A Water System and possibly a Class A ResteWater system, which is an environmental
benefit to its residents and the county as a whidte. adjacent properties, on the north, east, aastw
sides of this proposal have been, over the yeanagdd into residential and recreational lands. The
terrain of this property lends itself to being msitial in nature.

Other changes that have also affected the property:

The Kittitas County Comprehensive plan was created®72, amended in 1996, amended again in 1997
to include Rural Lands, which this land is desigmhtand then in 2006 the comprehensive plan went
through the required 10-year update process.

As this proposal is only required to meet one efghove criteria and as shown meets and exceeds all
the requirements of this section.

An additional change in circumstances is that tthe Elum area and more specifically the Yakima River
Corridor, has become a major area for the develapnoé second and third homes. In this area of the
upper portions of Kittitas County there has beeaa@d increase in the development of second and thi
homes. This is very prevalent in the Yakima R@aridor. This growth is not taken into accounttire
Washington State Office of Financial Managemenufaifon projections. When the building permits for
the upper county are tracked and compared to tloevtr, or lack thereof, of children in the school
district it becomes clear that much, if not mo$the building construction is related to second &nird
homes. Over the last few years, this type of skaad third home building growth has changed tipety
of residents that are now starting to dominate Wmper Kittitas County building and development
activity.

Further, this amendment is appropriate because méed for additional property in the proposed zare
follows:

This zone provides the needed tools to creatdaRribility for the proponent of this development
to designate open space along the riparian shoeetiThe Yakima River and allows for the
concentration of condo units and/or RV sites, whidhallow for wildlife and habitat
connectivity throughout this property.

The property has a conditional use permit that ptes for camping sites and in fact there are campin
sites developed on the property that are servegolyer and water. This proposal will enhance the
existing use of the property. The camping facditiee set off of the road and away from other wées
land so the property has been and continues tanbeparopriate place for this type of development.
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As stated above “The proposed amendment is ap@i@dbecause of changed circumstances or because
of a need for additional property in the proposede or because the proposed zone is appropriate for
reasonable development of the subject propertyer&lis only a need to meet one of the criteri@tisb
meet this requirement. It is clear by the aboverimation that the proposed amendment meets or
exceeds each one of these sections requirements.
E. The subject property is suitable for developmiengeneral conformance with zoning standards tfoe
proposed zone.
The proposed PUD zone is the best planning taatl ighavailable at this time, which will allow
for the creation of open space and the preservabioniparian areas associated with the Yakima River
along with preserving wildlife corridors coincidingith the state and local laws.

By designating this property as a Planned Unit Depment the uses that are allowed within this zone
also create the flexibility to achieve the goal&dfitas County Comprehensive Plan and GMA 36.70A
by allowing innovative development techniques tuncuch as the Planned Unit Development (PUD).
The PUD allows you to maximize your land use cdjtisi for efficiencies of utilities, densities, Using
structures, open space areas and preservationraf therefore creating a more appealing and livable
community.

The most efficient way to develop this propertg¢hiwugh the Planned Unit Development zone as it
provides a method for the applicant to place a éasgnount of the property in to open space, to ereat
trails, ponds, and preserve much of the natural iremwment for the existing wildlife.  Other
developments, as allowed by the current zone, wptddide for more fencing of the habitat area,
introduction of grazing animals to the natural emviment, and remove this portion of the Yakima Rive
Corridor from recreational uses.

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

The proposed rezone is consistent with and chaniatiteof the existing development in the immediate

vicinity of the subject properties. The proposedezchange will enhance the surrounding propeities

maintaining the view-shed of the area and redudlirgpossibility of residential development in

floodplain areas associated with the Yakima River.

Further, this proposed project, by using the Plashimit Development zoning option, will bring thasmt
into conformance with the adjacent land uses toanthst and the east and reduce the chance that
activities on the property that are allowed by Barest and Range zone will be materially detrimetda
the adjacent properties. The following uses arevadld in the Rural-3 zone, which will not be allowed
under the Planned Unit Development:

Mining and associated activities;

Quarry mining, sand and gravel excavation, and roakshing operations;
Gas and oil exploration and production;

Mini-warehouses;

Motor trail clubs (snowmobiles, bikes, etc.)

The above uses will not be allowed in this Plandad Development thereby protecting the adjacent
properties and the properties in the immediateniigifrom the above activities.

To the west and east of this proposed PUD zondéayts that are continuously being subdivided into
smaller parcels with the use of multiple exemptsaaaid septic systems.

Directly to the north the property is bordered byadlroad corridor and Highway 10. On the northwes
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side the property is bordered by a small body diewaThe development of the property on the nolthe
side will be buffered by the inclusion of a vegetabuffer. To the west the property is ownedhay t
State of Washington and is being left in its ndtstate. The open space that this project willidat

will provide connectivity to this property for wilifle. The development to the south is borderethby
Yakima River that splits in this area and creatasstand. All of this property is being dedicatedpen
space. This will protect and enhance the riparanridor of the Yakima River. Most of the eastern
boundary of the property will be dedicated to oppace and will remain in its natural state.
Approximately 400 feet of the northeastern propkniy borders a private parcel of land that is
undeveloped at this time.

The proposed uses for this land are similar in natio the uses that have existed on this landerptst.
The land was used as a campground and for housmgg€reational purposes. This development will
demolish the existing buildings that have falleio idisrepair and replace them with 86 condo units o
expand on the existing RV sites already in placddweloping additional RV sites . If 86 condo siaite
developed they are not expected to be occupiedfaliiéme basis, rather it is anticipated that theill
be used as a vacation destination.

This development will have less visual, and usaggact on the lands that are adjacent to it thamais in
the past.

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

There are no irrigators that will be impacted bystproject.
V. ENVIRONMENTAL REVIEW

Based on review of the submitted application matend correspondence received during the compeiutd
Kittitas County issued a Mitigated DeterminationNainsignificance (MDNS) on December 24, 2008 in
accordance with WAC 197-11-355 (Optional DNS preged he last day to appeal the SEPA determinaias
January 9, 2008. There were no appeals filed.

VI. AGENCY AND PUBLIC COMMENTS

Applicable agencies have been given the opporttoitgview 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 Exam
packet.

VII.  PROJECT ANALYSIS

In review of this proposal it is important to cahesi the goals and policies of the comprehensive, glpplicable
county code, public and agency comments, any iiiesh&nvironmental concerns and state and federal
requirements. Identified below is planning stafffglysis and consistency review for the subjepticgtion.

Comprehensive Plan Consistency:

The proposal is consistent with the goals and jgaliof the Kittitas County Comprehensive Plan. praposed
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.
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Consistency with the provisions of KCC 16.32: Stigt Subdivision Code:
This proposal is consistent with the Kittitas CquBubdivision Code for Short Plats.

Consistency with the provisions of KCC Title 12:d®s and Bridges:

The Kittitas County Department of Public Works identified that the project shall be served byrayls private
road, having a 60’ wide easement and 20’ wide suathce, beginning at Tipton Road and ending inlale-sac.
The road is required to meet all Kittitas CountyaR&tandards as outlined in the memorandum isspdteb
Department of Public Works prior to issuance ofidding permit. As conditioned, the proposal isisistent
with the provisions of KCC Title 12.

Agency Comments:

The following agencies provided comments duringdb@mment period: Kittitas County Public Health, tKats
County Public Works, Department of Archaeology &nédservation, Department of Ecology, Department of
Transportation, Department of Natural Resourcdses®& comments have been included as conditionspobal
to address these agency concerns.

Public Comments:
Public Comments were received from adjacent lan@osvand the issues raised therein were included as
conditions of the SEPA MDNS.

VIIl. 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. Safdémmends approval of the Yakima River PUD Rezffie
07-11) and Short Plat (08-03) subject to the foltayfindings of fact and conditions:

Suggested Findings of Fact
1. Terra Design Group and Jeff Slothower, authorized agent for Teanaway Ridge LLC, landowner, have
submitted an application for a rezone from Rur&d-2UD along with a Short Plat to subdivide
approximately 86.58 acres into 4-lots. The propdsedizes range from 14.08 to 18.68 acres with one
28.37 acre Open Space Tract..

2. The project is proposed to be served by a Group#li®Water System and community septic areas
transitioning to a reclaimed water system.

3. The property i®ast of the junction of SR 970 and SR 10, Cle Elum, WA 98922 in Section 04, T19N,
R16E, WM in Kittitas County. Map numbers 19-16-04020-0002, and 19-16-04050-0401.

4. Site Information:

Total Project Size: 86.58 acres

Number of Lots: 4

Existing zoning district Rural-3

Proposed zoning district Planned Unit Development

Domestic Water: Group A Public System

Sewage Disposal: Community Septic transitioning teclaimed water system
Power/Electricity: PUD

Fire Protection: Kittitas County Fire District #7

Irrigation District: N/A
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5. Site Characteristics: The site is relatively fiatthe northern portion of the property sloping ddw the
Yakima River. The site is a former church camp witiuctures that will be removed. There is a relate
flood plain and floodway on the site.

6. Surrounding Property:

North: Burlington Northern Railway and SR-10
South:Yakima River
East: Open Space
West: Residential
7. The Comprehensive Plan designation is Rural.

8. The subject property is zoned Rural-3, which alléovsa 3 acre minimum lot size.

9. Applications for a rezone from Rural-3 to PUD antialot Preliminary Plat were received on August 6,
2008. The applications were deemed complete gnlByl2007..

10. In accordance with Kittitas County code 15A.030,1h@s project was accurately posted with the “Land
Use Action” sign as provided by Community Developt®ervices. The Affidavit of Posting was
signed by the applicant and returned to the plaanekpril 17, 2008.

11. The Notice of Application for a rezone from Rurale3PUD and a 4-lot Short Plat were received oreJun
16, 2007. The applications were deemed completruly31, 2007. The application was amended and a
new Notice of Application was sent out May 8, 2008. September 16, 2008 an additional Notice of
Application was sent out on September 17, 2008dde the concept map and a change in the number
of rv sites.

12. Kittitas County issued a Mitigated DeterminatiorNafnsignificance (MDNS) on December 24, 2008 in
accordance with WAC 197-11-355 (Optional DNS preged here were no appeals filed.

13. The proposal is consistent with the goals and @diof the Kittitas County Comprehensive Plan. The
proposed subdivision will be adequately servedupgilievels of service. The lots will be servedaby
Group A Public System. Staff has conducted anadmninistrative critical area review in accordance
with KCC 17A and found that there is a flood plaimd flood way related to the Yakima River. The
applicant has submitted a critical areas repodetmeate the flood way and flood plain.

14. This proposal is consistent with the Kittitas CquBtbdivision Code Chapter 16.32 for Short Plats.

15. The Kittitas County Department of Public Works leasditioned the project and the conditions are
included at Attachment “A”. As conditioned, the posal is consistent with the provisions of KCC4itl
12.

16. The following agencies provided comments duringabmment period: Kittitas County Public Health,
Kittitas County Public Works, Department of Archlmyy and Preservation, Department of Ecology,
Department of Transportation, Department of NatRedources. These comments have been included as
conditions of approval to address the agency caoscer

17. Surrounding landowners submitted comments durisgsimment period and these comments have been
included as an exhibit in the Hearing Examiner paekd were considered in making the SEPA
threshold determination.

Suggested Conclusions:
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As conditioned, the development meets the goalgig® and implementation recommendations as set
forth in the Kittitas County Comprehensive Plan.

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

As conditioned, the proposal is consistent witttitéis 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:

1.

The project shall proceed in substantial conforreamith the plans and application materials whicheve
deemed complete on July 13, 2007 except as amdaydixe conditions herein.

The applicant is responsible for compliance witrapplicable local, state and federal rules and
regulations, and must obtain all appropriate perianitd approvals.

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

It is the responsibility of the applicant to coritdee Kittitas County Assessor’s and Treasurerfice$ to
confirm all taxes are current prior to final plaipaoval.

Based on the comment s received during the pubtiteent period and other information submitted with
this project permit application, a SEPA Mitigatedt@rmination of Nonsignificance (MDNS) was issued
by Community Development Services on December @a32 The following are the mitigations
contained within the MDNS and shall be conditiohamproval:

|. Transportation

The applicant shall be responsible for meetingxoeeding all conditions and requirements set foytthe
Department of Public Works, as listed in the attach

Il. Water & Septic

A. Activities such as road widening, stump pulling afehring, grading and fill work and
utility placements may require an NPDES ConstrucStormwater Permit issued by the
Department of Ecology prior to start of constructi@his permit requires the preparation of
a Stormwater Pollution Prevention Plan. It isapglicant’s responsibility to contact the
Department of Ecology regarding this requirement.

B. Prior to any grading, clearing or construction,séma control measures shall be in place and
shall be able to prevent soil from being carrigd surface water (this includes storm drains)
by stormwater runoff. The erosion control sediny@ah shall be a part of the Stormwater
Prevention Plan, as referenced in item A.

C. The applicant will develop a Group A Water Systemthe project. The Group A Water
System shall be designed by a licensed engineeamved by the Washington State
Department of Health. The Group A water systenil fteaapproved prior to final plat
approval. The Group A water system may be buifithases as provided for in the approved
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Group A Comprehensive Water System Plan as reqbyddOH, pursuant to WAC 246.
Demonstration of adequate water rights in relatmdevelopment of a Group A Water
System shall be completed prior to final approvakcept for the existing exempt well that
currently serves the property no other exempt vatlil be developed to service the project.

. The applicant will provide sewage treatment throogtered Community Septic Systems or
metered Large On-Site Septic Systems pursuant t€\B46-272B “Large-On-Site Septic
System Regulations”. The initial phases of thggmtowill be served a Large On-Site Septic
Systems designed by a licensed septic designeardved by the Kittitas County
Environmental Health Department, pursuant to KC@1By the Washington State
Department of Health pursuant to WAC 246.

. Prior to final approval, identification of commuygeptic areas along with completed site
evaluations will be required by the Kittitas Coulgvironmental Health Department

. If a Large On-Site Septic System (LOSS) systenuisyed, the appropriate approval
documents from the Washington State DepartmentadtH will be required prior to final
approval by the Kittitas County Environmental Hedtepartment.

. Class A Reclaimed Water Facility: Pursuant to WAG-240-050 & RCW 90.46, a Class A
Reclaimed Water Facility may be developed and amgatdy the Washington State
Department of Health and Washington State Depattwfdicology. The system will
contain the following trigger points:

a. When the effluent volume reaches a monthly avea@000 gallons per day the
applicant will be required to start the planninggess for this facility. No additional
building permits will be issued until the WashingtState Department of Health or
the Washington State Department of Ecology hasitoetl that the planning process
for the facility has started.

b. When the effluent volume reaches a monthly aveodd®,000 gallons per day the
applicant will be required to have completed trenping process for the facility. In
addition the applicant will be required to stagating engineering and construction
drawings for the facility. No additional buildinmermits will be issued until the
Washington State Department of Health or the WagbmState Department of
Ecology has confirmed that the planning processhferfacility has been completed
and that the applicant has started the engineandg-onstruction drawings.

c. When the effluent volume reaches a monthly avea@d®,000 gallons per day the
applicant will be required to have completed thgieg@ering and construction plans
for this facility. No additional building permitsill be issued until the Washington
State Department of Health or the Washington $dafgartment of Ecology has
confirmed that the engineering and constructiomgFar the facility have been
completed.

d. When the effluent volume reaches a monthly avecddd,000 gallons per day the
applicant will be required to have obtained a bhaogdoermit for the facility and to
have started the construction of the facility. &ttaitional building permits will be
issued until the Kittitas County Building Departnhiéas confirmed that a building
permit for the facility has been issued and thaistaction has started.

e. When the effluent volume reaches a monthly aveoid4,500 gallons per day the
applicant will be required to have completed angehan operational reclaimed
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V.

facility. No additional building permits will bessed until the Washington State
Department of Health or the Washington State Depamt of Ecology has confirmed
that the facility is operational.

f. The applicant will record and provide to Commuridgvelopment Services the
recorded meter readings for each Community Seste or Large On Site Septic
System on a quarterly basis.

g. The applicant will require all RVs to use a desigdeRV dumpsite prior to
connecting to the community septic system providedhis project. This dumpsite
may be provided on-site. If a dumpsite is not pfed on-site, RVs will be required
to use a designated RV dumpsite located off-site.

. Metering shall be required on all residential veelhnections and metering results shall be

recorded in a manner consistent with Kittitas Cguamd Washington State Department of
Ecology requirements (Memorandum of Agreement betwéttitas County and
Washington State).

The approval of this division of land includes n@gantee that there is a legal right to
withdraw groundwater within the land division. Tégproval of this division of land
provides no guarantee that use of water underrtheng water exemption (RCW 90.44.050)
for this plat or any portion thereof will not bebgeict to curtailment by the Department of
Ecology or a court of law.

. Washington Administrative Code (WAC) 173-150 prasdor the protection of existing

rights against impairment, i.e. interruption oeerfierence in the availability of water. If the
water supply in your area becomes limited yourageéd be curtailed by those with senior
water rights.

. Soil logs need to be scheduled and dug at a mytcafivenient time. The developer/owner

shall provide soil logs as per Chapter 246-272 WbA@s amended. The information
obtained will be recorded and placed in the platfor future reference. The information
obtained from these soil logs is for plat apprquaiposes only and does not constitute a site
evaluation in conjunction with the issuance of enpefor any specific lot.

Proof of potable water must be shown prior to fiplak approval.

. All applicants for subdivision utilizing wells sh&lave a note placed on the face of the final

mylar that states: “Kittitas County relies onriggord that a supply of potable water exists.
The approval of this division of land includes n@gantee or assurance that there is a legal
right to withdraw groundwater within the land diois.”

Historic and Cultural Preservation

A. Prior to any groundbreaking activity on the subacperty, the applicant shall complete an

archaeological survey of the subject property due high potential for cultural resource
sites at the proposed subdivision. Documentatiati be submitted to Community
Development Services to be maintained in the ptdiec

Light and Aesthetics
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A. All outdoor lighting shall be shielded, directedrdavard and away from SR10 to minimize
the effect to nearby residential properties and(BR1

V. Noise

A. Construction activities shall comply with KCC 9.@%oise). Construction hours shall be
from 7:00am to 7:00pm.

B. SR 10 is an existing facility and the proponent isd generating more noise-sensitive land
uses. The proponent and future residents shoudavaee that they are proposing
residential/recreational development in an areh wéffic noise. They should also expect
that traffic noise may continue to grow into théufe, and, that SR 10 may need to be
expanded to accommodate future traffic growths the developer’s responsibility to
dampen or deflect any traffic noise for this depeh@nt.

VI. Land and Shoreline Use

A. Wetland and Wildlife study will be required, pritr final approval, establishing the
appropriate buffers regarding sensitive areas esrdeed by the consultant.

B. The existing property contains an approved ConalitidJse Permit and associated uses that
will continue to run with the land.

C. If any cutting or removal of timber exceeding teguirements of the WA ST Department of
Natural Resources requirements a Forest Practipdo&tion Permit will be required prior to
final approval.

VII. Public Safety

A. The applicant shall consult with the local schastritt and provide for and depict on the
final mylars a safe location for a bus stop.

VIIl. Parks and Recreation

A. 40 acres of property shall be designated on tla firylars as open space. The uses to be
allowed within the open space will be those defimKCC 17.36 and KCC 16.09.
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Attachment “A” Public Works Memo
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