
 
 

The City of Yelm is an equal opportunity employer and provider 

NOTICE OF PUBLIC HEARING - YELM HEARING EXAMINER 

 

DATE: Thursday, December 17, 2020 – 9:00 AM 

PLACE: Virtual Meeting Via Zoom 

 

 https://zoom.us/webinar/register/WN_IEiKC4JsQZ2ucrD9zxOx7Q 
 

PURPOSE: Public Hearing to receive comments regarding the following: 

 

1. Tahoma Terra Phase II Division III Preliminary Subdivision 

Case Number 2020.0266.SP0002.  Request to subdivide approximately 46.6 acres 

within the Tahoma Terra Master Planned Community into 234 single family units, and a 

multi-family component as part of a phased development. The proposal is to include 4 

phases which will complete the build out of the Tahoma Terra Master Planned 

Community. Assessor’s Tax Parcel Numbers 78640000018, 78640000017, 

78640000016, 78640000015. 

The City of Yelm Hearing Examiner will hold a public hearing to receive comments on the 

application listed above.  The Hearing Examiner will make a decision on these matters within 

10 working days after the hearing. 

Testimony may be given at the hearing or through any written comments.  Comments must 

be received by the close of the public hearing.  Such written comments may be submitted to 

the City of Yelm at the address shown above, mailed to: City of Yelm Community 

Development Department, 106 2nd Street SE, Yelm WA 98597 or emailed to 

tamim@yelmwa.gov. 

Any related documents are available for public review during normal business hours at the 

City of Yelm, 106 2nd Street SE, Yelm WA 98597.  For additional information, please contact 

the Community Development Department at (360) 458-3835. 

It is the City of Yelm's policy to provide reasonable accommodations for people with 

disabilities. If you are a person with a disability in need of accommodations to conduct 

business or to participate in government processes or activities, please contact Lori Lucas at 

360-458-8402 at least five working days prior to the scheduled event.  For information on 

the Americans with Disabilities Act and the Title VI Statement visit our web page at 

http://www.yelmwa.gov/human-resources/. 

Lori Lucas, City Clerk 

DO NOT PUBLISH BELOW THIS LINE 

https://zoom.us/webinar/register/WN_IEiKC4JsQZ2ucrD9zxOx7Q
http://www.yelmwa.gov/human-resources/
https://zoom.us/webinar/register/WN_Jj9hKIzSRdu0HFBITx3xyQ


 
 

The City of Yelm is an equal opportunity employer and provider 

 Case Number: 2020.0266.SP0002 Tahoma Terra PH II DIV III 

 Applicant: Tahoma Terra Holdings, LLC 

  PO Box 73790 

  Puyallup, WA  98373 

 Agent: KPFF Consulting Engineers 

  612 Woodland Square Loop SE, Suite 100 

  Lacey, WA  98503 

 Request: Subdivide approximately 46.6 acres into 234 single family 

residential lots, and apartment complexes in a phased 

development as part of the Tahoma Terra Master Planned 

Community.   

 Public Hearing Date: December 17, 2020 

 Recommendation: Approval with conditions 

 

PROPOSAL 

The applicant proposes to subdivide approximately 46.6 acres within the Tahoma Terra 

Master Planned Community into 234 single family units, and a multi-family component as 

part of a phased development. The proposal is to include 4 phases which will complete the 

build out of the Tahoma Terra Master Planned Community. 

PROPERTY CHARACTERISTICS 

The property is located within the Tahoma Terra Master Planned Community. The 46 acres 

are located on the south side of Tahoma Boulevard, and west of Thompson Creek. The 

parcels are identified by Assessor’s Tax Parcel Numbers 78640000018, 78640000017, 

78640000016, 78640000015. The zoning established in the Tahoma Terra Master 

Planned Community conceptual and final master plan approvals include low, medium, and 

high density, and are subject to the development guidelines approved as part of the master 

planned community.  

NOTICE OF APPLICATION AND PUBLIC HEARING 

Notice of this application was mailed to state and local agencies and property owners within 

300 feet of the site on October 6, 2020, as well as published in the Nisqually Valley News in 

the legal notice section on October 8, 2020.   
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Notice of the date and time of the public hearing before the Hearing Examiner was posted 

on the project site, mailed to property owners within 300 feet of the site, and mailed to the 

recipients of the Notice of Application on Thursday, December 3, 2020.  Notice of the public 

hearing was published in the Nisqually Valley News in the legal notice section on Thursday, 

December 3, 2020. 

Comments received from Joseph Rehberger, Cascadia Law Group representing JZ Knight, 

requesting that the City consider its available water rights and related potential impacts on 

aquifer, groundwater supply, and instream resources critical to the area, and to ensure 

consistency with the MDNS issued for the Tahoma Terra Master Planned Community. 

Findings regarding water rights and the MDNS are discussed in detail below. Details for 

potential impacts are detailed in the findings of the MDNS, as well as the City’s mitigation 

plan for new water rights application. 

Comments received from adjoining property owner expressed concern for several multi-

family apartment buildings proposed directly across the street from their home, specifically 

in regards to privacy, views, and degrading property values. The homeowner requests that 

the apartments be relocated further from Tahoma Boulevard, or to provide extensive 

vegetation to buffer the high density use from the residential neighborhoods. 

The zoning classifications for the Master Planned Community were established as part of 

the conceptual and final master plan approvals in 2005 & 2007. Rearranging the zoning 

locations may not be a feasible option at this time. The location of high density residential 

on the main thoroughfare was intended to ensure residents safe and convenient access to 

pedestrian facilities and bus service. Providing an extensive landscaping buffer to separate 

the low and high density uses should be considered. 

ENVIRONMENTAL REVIEW 

The City of Yelm SEPA Responsible Official issued a Mitigated Determination of Non-

significance based on WAC 197-11-158 on May 24, 2005.  This determination is final and 

fulfils the City’s responsibility for disclosure of potential, significant environmental impacts.  

The Hearing Examiner may take action to deny or condition the proposal based on impacts 

identified in the environmental checklist or other environmental documents. 

Mitigation Measures 

1. The developer shall mitigate transportation impacts through the payment of a 

transportation facility charge (TFC) pursuant to Chapter 15.40 YMC.  The fee shall be 

paid at the time of building permit issuance. 

Status: TFC charges due and payable at building permit issuance. 

2. The applicant shall be responsible for the following transportation improvements: 
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 Prior to the final subdivision approval of any lots the applicant shall reconstruct 

Longmire Street to a modified collector standard from the project entry to Yelm 

Avenue West (SR 510). 

Status: This required improvement has been completed. 

 Prior to the approval of any development permit (including a final subdivision) which 

includes the 90th peak P.M. trip generated from the project, the applicant shall 

construct a center left-turn lane on Yelm Avenue West (SR-510) at the Longmire 

Street intersection with sufficient storage to serve the anticipated traffic volumes 

generated by the project. 

Status: This required improvement has been completed. 

 Prior to the approval of any development permit (including a final subdivision) which 

includes the 513th peak P.M. trip generated from the project, construction of the 

Killion Road Boulevard extension from the property to Yelm Avenue West (SR-510) 

along with the realignment of Killion Road, a traffic signal, and left turn lanes on all 

four legs of the intersection with sufficient storage to serve the anticipated traffic 

volumes generated by the project. 

Status: This required improvement was completed through the Yelm Avenue West 

Local Improvement District, and properties within the Tahoma Terra Master 

Planned Community were assessed a proportionate amount of the cost. 

 Prior to the approval of any development permit (including a final subdivision) 

which includes the 1,100th peak P.M. trip generated from the project, reconstruct 

Mosman Avenue to modified collector standards from Longmire Street to 1st 

Avenue (SR-507) and the Mosman Avenue/1st Avenue intersection to include 

realignment and a center left-turn lane on 1st Avenue (SR-507) with sufficient 

storage to serve the anticipated traffic volumes generated by the project. 

Status: The Mosman/507 Intersection improvements were completed by the City with 

grant funding. 

 Prior to the approval of any development permit (including a final subdivision) 

which includes the 1,301st peak P.M. trip generated from the project, define and 

construct the Mosman Avenue connector between Longmire Street and Solberg 

Street OR; continue the Boulevard to SR 507 through the Thurston Highlands 

property. 

Plans for approval of all transportation improvements associated with Yelm Avenue 

(SR 510) and 1st Avenue (SR 507) shall be submitted to the Washington 

Department of Transportation and the City of Yelm for review and approval and all 

required improvements shall be constructed by the applicant pursuant to approved 

plans, and inspected and approved by the City of Yelm and Washington Department 

of Transportation. 
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Status: The Mosman Extension from the Mosman/507 intersection to Longmire Street is 

under construction by the City with grant funding. 

3. To mitigate previous impacts from agricultural activities to surface waters, plant 

communities and animal communities along the Thompson Creek corridor and its 

associated wetlands, the applicant has prepared a mitigation and enhancement plan 

to improve the surface water features of the site for both habitat and recreation 

purposes.  Each Final Master Site Plan shall include a schedule for implementing 

improvements tied to the number of dwelling units of each subdivision within the 

Master Planned Community. 

Status: This required improvement has been completed. 

4. The developer shall enter into an agreement with Yelm Community Schools to 

mitigate project impacts to the School District. 

Status: The school mitigation is complete. 

5. Prior to the approval of any development permit (including a final subdivision) beyond 

the 89th lot, the applicant shall convey water rights to the City of Yelm sufficient to 

serve the proposed use within that area of the final master site plan and the first 89 

lots.  The conveyance shall be made to the City through a water rights agreement 

between Tahoma Terra, LLC and the City of Yelm.  This condition is not applicable if 

the City obtains water rights through the Department of Ecology which are sufficient 

to serve the projected density of the City, its urban growth area, and the subject 

property. 

Status: Water rights that have been dedicated by Tahoma Terra to the City have been used 

in full with development to date. The City submitted its mitigation plan for new 

water rights to the Department of Ecology on September 21, 2020.  The water 

rights package is currently under review and a Report of Examination is expected 

in 2021.   

6. Prior to disturbance of any identified geologic hazard area, the applicant shall submit 

to the City of Yelm Community Development Department a geotechnical report that 

identifies established best management practices for all activity within the geologic 

hazard areas and only allows activities which:  

 will not increase the threat of the geological hazard to adjacent properties 

beyond pre-development conditions;  

 will not adversely impact other critical areas;  

 are designed so that the hazard to the project is eliminated or mitigated to a 

level equal to or less than pre-development conditions;  

 are certified as safe as designed by a qualified engineer or geologist. 

Status: This requirement is complete. 

7. Prior to building permit issuance, the applicant shall enter into a mitigation 

agreement with the City of Yelm which includes a mitigation fee toward the 
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replacement of a police station required to be expanded in order to serve the 

proposed development.  The mitigation fee shall be based on the applicant’s aliquot 

impact on the need for replacement police station, which is $310 per housing unit. 

Status: The police mitigation is complete and paid at building permit issuance. 

HEARING EXAMINER CONCEPTUAL MASTER PLAN APPROVAL 08/05/2005 

1. The conditions of the Mitigated Determination of Non-significance are hereby 

referenced and are considered conditions of this approval. 

Status: MDNS Condition status listed above. 

2. The average density of the proposal be not less than four dwelling units per net 

developable acre within each final master plan area, consistent with Growth 

Management policies. 

Status: The proposed density equals more than 4 dwelling units per acre. 

3. Proposed neighborhood commercial areas shall be centrally located within the 

master plan development and shall be screened from residential neighborhoods. 

Status: Neighborhood commercial area is established and centrally located.  

4. A minimum of 55 acres (25% of the site) shall be set aside as permanent open space 

with a variety of active and passive recreational improvements.  An area within the 

identified open space equivalent to five percent of the gross area of each final 

master site plan application shall be identified and improved within the community 

park area as part of each final master site plan approval and implementation. 

Status: Minimum acreage of open space has been provided and includes community 

parks. 

5. A minimum of 55 acres (25% of the total land area) shall accommodate medium and 

high density residential development. This can be accomplished through all four 

proposed land use designations. 

Status: A portion of this proposal provides zoning for medium and high density 

development. 

6. Prior to approval of any residential development west of Thompson Creek, the 

neighborhood commercial center should be improved and ready for the construction 

of commercial buildings.  Improved means that any applicable land use or land 

division approvals have been issued and all required site improvements for the land 

use or land division approval has been completed. 

Status: The commercial center received site plan review approval on January 28, 2008. 

7. For every 300 single family detached, duplex, or town home dwelling units, 48 multi-

family units shall be constructed.  The multi-family dwelling units required to meet 

the prescribed ratio shall be under construction prior to issuance of building permits 

for the next block of single family dwelling, duplex, or town home dwelling units. 
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Status: 48 apartment units were constructed for the first 300 single family housing units.  

The next 300th single family dwelling permit issuance will occur at the build out of 

Tahoma Terra Phase II, Division II, Phase II which has received preliminary 

subdivision approval, however is not constructed at this time.   

 This preliminary subdivision application includes tracts for development of 

apartments in the high density zoning area. A separate site plan review approval 

will be required for the construction of the multi-family units. 

8. Prior to approval of any development within a final master site plan approval area, 

the applicant shall prepare an infrastructure plan that includes water, sanitary sewer, 

reclaimed water, and streets.  The plan shall be consistent with the Capital Facilities 

Plans for the City and shall include sufficient design detail in order to review 

subsequent development approvals.  The plan shall be submitted to and approved by 

the City prior to the issuance of building permits for dwellings or commercial 

buildings within each approved development within a final master plan area. 

Status: Preliminary infrastructure is shown on the preliminary subdivision maps, and will 

be specifically reviewed at the time of civil plan application and review. 

9. Each final master plan shall include provisions for a full network of sidewalks and 

pathways throughout the master plan to encourage multimodal opportunities.  The 

boulevard shall accommodate transit stops for school and public transit 

opportunities. 

Status: Tahoma Boulevard is constructed up to Tahoma Terra Phase II, Division I, and the 

remaining portion of Tahoma Boulevard will be completed as part of Tahoma Terra 

Phase II Division II, Phase II.  The preliminary plans show completed sidewalks and 

pathways. 

10. Each final master plan application shall provide for the continuation of streets within 

the Yelm Urban Growth Area pursuant to the policies of the Comprehensive Plan. 

Status: The site plan submitted shows connections throughout the subdivision.  The 

property to the south and west have known wetlands and topography not 

conducive to continued streets.  Tahoma Boulevard provides continuation of 

streets to the west.  

11. A minimum of 55 acres (25% of the site) shall be identified as permanent open 

space with a variety of formal and informal recreational improvements.  Prior to 

dwelling construction in any development, land equivalent to five percent of the gross 

area of each Final Master Plan area shall be developed within the community park 

area.   

Status: Thompson Creek and its associated wetlands are protected as permanent open 

space, as well as community parks in both Tahoma Terra Phases I and II. 

12. ‘Every final master plan shall include provisions for one pocket park for every 50 

residential units within a neighborhood.  Larger ‘community’ parks of between ½ acre 
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and 5 acres which are centrally located may be substituted for half the required 

‘pocket’ parks at a ratio of 1 acre for every 50 lots. 

Status: The preliminary plans shows the appropriate number of pocket parks per 

residential units, however they are all located in one location, and not distributed 

centrally within each distinct neighborhood. 

HEARING EXAMINER FINAL MASTER PLAN APPROVAL 06/06/2006 

Status: All remaining phases of development are subject to the adopted of the Final 

Master Plan Development Guidelines. 

CONCURRENCY 

The intent of the City’s concurrency management program, as required by the Growth 

Management Act, is based on the maintenance of specified levels of service through 

capacity monitoring, allocation and reservation procedures.  

Concurrency describes the situation in which water, sewer and/or transportation facilities 

are available when the impacts of development occur. [Section 18.16.020 YMC] 

Water 

The level of service for water infrastructure is the ability to provide potable water to the 

consumer for use and fire protection in accordance with adopted health and environmental 

regulations. [Section 18.16.030 YMC] 

Concurrency for subdivisions is met when, at the time of preliminary approval, the planned 

infrastructure identified in the six-year improvement program and water rights acquisition 

program of the water system plan are sufficient to provide for the proposed land division. 

The State Subdivision Act, Chapter 58.17 RCW, requires that the City of Yelm make a written 

determination that appropriate provisions are made for potable water supplies as part of the 

preliminary land division process. 

The City has been planning since 1994 for the acquisition of new water rights, which were 

approved by the Washington State Department of Ecology in 2010.  This approval was 

appealed and was upheld by the Pollution Control Hearings Board and by Superior Court, but 

was overturned by the Washington Supreme Court on October 8, 2015. 

The Washington State Legislature adopted the 2018 Streamflow Restoration Act. The act 

requires the Washington Department of Ecology to issue new water rights for up to 5 pilot 

projects in order to monitor and report the effectiveness of out of kind mitigation for new 

water rights.  

The City of Yelm was selected as a pilot project and has submitted it mitigation plan to 

Ecology in September 2020. The plan is under review at this time and Report of Examination 

is expected in 2021. 
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A preliminary subdivision is valid for 5 years of the date of approval. [Section 58.17.140 

RCW]. Once preliminary subdivision approval is granted, civil plans are prepared, approved, 

and the construction, inspection, and approval of required improvements such as streets, 

sidewalks, water and sewer mains, and stormwater facilities is completed.  A final 

subdivision is then submitted for approval by the local legislative authority.  Only after final 

subdivision approval can homes be constructed on the new lots and the water demand is 

seen. 

Tahoma Terra is subject to the MDNS issued in 2005 which states that development is 

subject to the transfer of water rights to serve the community or until the City has water 

rights sufficient to serve the projected density of the City, its urban growth area, and the 

subject property. 

As reflected in Tahoma Terra Phase II Division II phased development approval, 

Tahoma Terra has used all water rights that have been transferred for this 

development. Pursuant to the MDNS Mitigating Measure #5, the applicant must either 

supply additional water rights to serve all future development, or hold development 

until the City obtains water rights through the Department of Ecology which are 

sufficient to serve the projected density of the City, its urban growth area, and the 

subject property. 

As stated above, the City of Yelm has submitted its mitigation plan to Ecology in September 

2020. The plan is under review at this time, and the Report of Examination is expected in 

2021.  

It was determined in the recent subdivision amendment approval for Tahoma Terra PH II, 

DIV II, PH II that preliminary subdivision approval, as well as civil construction plan approval 

meets concurrency requirements. It was further clarified that the physical construction of 

the subdivision may occur at the owner’s risk, however final subdivision approval may only 

be granted with the water rights approval. 

There are existing water mains located Tahoma Boulevard.  The development is 

required to connect to and extend these mains along all new proposed roadways 

within the subdivision.  The improvements required to serve the project will be 

specifically identified during civil plan review.   

This satisfies the requirement for concurrency for water infrastructure for preliminary 

subdivision approval. 

Sewer 

Concurrency with sewer infrastructure is achieved pursuant to Section 18.16.050 (B)(2) 

YMC when the project is within an area approved for sewer pursuant to the adopted sewer 

comprehensive plan for the city and, at the time of preliminary approval, the planned 

infrastructure identified in the six year improvement program of the sewer system plan are 
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sufficient to provide for the proposed land division and it is reasonable anticipated that the 

treatment plant has sufficient capacity to provide for the proposed land division. 

The City’s Sewer Comprehensive Plan identifies the property as being within the 

sewer service area and is not currently connected to the City’s STEP sewer system.  

There are existing sewer mains located Tahoma Boulevard.  The development is 

required to connect to and extend these mains along all new proposed roadways 

within the subdivision.  The improvements required to serve the project will be 

specifically identified during civil plan review.   

This satisfies the requirement for concurrency with sewer infrastructure.   

Transportation 

Concurrency with transportation infrastructure is achieved pursuant to Section 18.16.050 

(B)(2) YMC when the level of service at concurrency intersections will not drop below 

accepted levels of service due to new trips associated with the proposed land division 

unless the planned improvements identified in the six-year transportation improvement 

program would maintain levels of service.   

The proposal provides for internal streets with connection to Tahoma Boulevard.  The 

MDNS listed specific off-site improvements which specify transportation 

improvements that are necessary to meet City standards for the safe movement of 

traffic and pedestrians.  The status of these improvements has been analyzed 

previously in this report. 

The City collects a traffic facility charge at the time of building permit issuance, 

including those building permits within the Tahoma Terra Master Planned 

Community.  These conditions satisfy the requirement for concurrency with 

transportation. 

Fire Protection 

Concurrency with fire protection is achieved pursuant to Section 18.16.090(C) YMC when 

the developer makes a contribution to the fire protection facilities as identified in the most 

current version of the capital facilities plan adopted by the SE Thurston Regional Fire 

Authority and endorsed by resolution of the Yelm City Council.   

Fire protection must be provided per the International Fire Code.  The specific requirements 

for installation of additional fire hydrants will be determined during civil plan review. The 

International building code (IBC) provides occupancy ratings for different types of uses.  The 

fire coverage system for the proposed use must meet IBC requirements.  

Identified in the 2002 City of Yelm Water Comprehensive Plan is a requirement to install fire 

hydrant locks as part of the City’s water conservation and accountability program.   
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The City implements a cross-connection and backflow control program pursuant to Title 43 

RCW and Chapter 248-54 WAC. [Section 13.04.220 YMC] A backflow prevention assembly 

is required to protect Yelm’s water system from cross-connections from all new 

development. [Section 13.04.220 (D)]. 

Installation of hydrants with hydrant locks, backflow prevention devices, and payment of the 

fire impact fee at the time of building permit issuance satisfies concurrency requirements. 

School 

Concurrency with school infrastructure is achieved pursuant to Section 18.16.090(B) YMC 

when the developer provides a letter from the local school district that the school facilities 

impacted by the proposed development are present, or are on an approved and funded 

plan, to assure that facilities will be available to meet the needs and impacts of the 

proposed development.  

The developer has entered into a mitigation agreement with Yelm Community 

Schools. Payment of the school mitigation fee at the time of building permit issuance 

satisfies concurrency requirements. 

CRITICAL AREAS 

Fish and Wildlife habitat conservation areas 

The Mazama Pocket Gopher has been listed as a threatened species by the Washington 

Department of Fish and Wildlife since at least 2008.  Yelm has protected this species 

through the implementation of the Critical Areas Code, Chapter 18.21 YMC.  When a 

development occurs on property suspected to be occupied by the Mazama Pocket Gopher, 

the Community Development Department has required the applicant prepare a critical areas 

report which would include mitigation measures if it was determined that pocket gophers 

would be impacted by the proposed development.  The Washington Department of Fish and 

Wildlife is provided with notice of all threshold determinations issued pursuant to the State 

Environmental Policy Act and the City consults with the Department when a critical areas 

report is required. 

In April, 2014, the U.S. Fish and Wildlife Service listed the Yelm subspecies of the Mazama 

Pocket Gopher as threatened under the Endangered Species Act.  While the City of Yelm is 

not responsible for implementation or enforcement of the Endangered Species Act, it 

consults with the Service and provides notice to applicants that the pocket gopher is a 

federally protected species and a permit from the U.S. Fish and Wildlife Service may be 

required. 

As part of the review process for the subject application, Community Development 

Department staff reviewed soil maps, which show the area of the proposed project to 

be of low suitability as habitat for the pocket gopher.  The property has been 

disturbed, used for storage of fill, and portions used for stormwater treatment, visual 
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reconnaissance by City staff showed no evidence that the property contains any 

protected species.  Based on these facts, the Yelm Critical Areas Code would not 

require the preparation of a special report prior to approval of the project. 

Compliance with Yelm’s requirements under the Critical Areas Code does not ensure 

compliance with the provisions of the Endangered Species Act.  The applicant should 

contact the US Fish and Wildlife Service with any questions about compliance with Federal 

standards for threatened species. 

DESIGN STANDARDS 

The conceptual master site plan approval was based on several review criteria. The primary 

criteria for the conceptual approval was consistency with the goals and policies of the City of 

Yelm Comprehensive Plan. The master plan approval includes provisions for a mix of single 

family and multifamily residential uses, open space, parks and neighborhood commercial 

uses.  

The conceptual approval includes findings that “Neighborhoods will have different 

characteristics that may encourage young families with children or older active adults. There 

will be opportunities for residents to own a single family home, a townhouse or 

condominium as well as to rent an apartment or townhouse unit. In each individual 

neighborhood, a variety of lot sizes are proposed that will dictate different house sizes and 

therefore, different house prices. The multi-family element will provide for smaller and 

therefore more affordable housing choices. 

The multi-family element represents approximately fourteen percent of the total projected 

housing units. To ensure a variety of affordable housing opportunities, 48 multi-family units 

should be constructed for every 300 single family (detached and townhouse) units. 

The final master plan approval includes a zoning map for the full development of the master 

planned community. The 46 acres under review includes R 4-6 low density, R 6-10 medium 

density, and R 10-12 high density residential zoning areas.  

It is intended that each of the separate subdivisions will create unique and distinct sub-

neighborhoods with features to include neighborhood entry features, i.e., monument signs, 

marketing names, landscaping or other identifiable markers, changes in streetscapes, and 

changes in street tree species. 

The preliminary site plans do not show distinct sub neighborhoods, entry features or 

describe how it is intended to meet the requirement of various housing types and sizes such 

as condominium or townhomes.  

Concern has been expressed by adjoining property owners about high density apartments 

located adjacent to low density residential neighborhoods, affecting views and neighborhood 

character.  Changing zoning designations and areas at this time would prove burdensome to 



 

 

 

 

Page 12 of 14 

 

 

 

the applicant and process. Increasing and or enhancing natural vegetation and buffers 

between the uses could be considered to provide a more dense visual barrier between uses.  

Mailboxes 

Mailboxes shall be cluster box units (CBU) spaced throughout the neighborhood on 

local access streets. Mailboxes shall be placed in a location that does not interfere 

with individual driveway access, or pedestrian pathways. [Section 18.59.080] 

 

Subdivision Name and Addressing 

A subdivision name must be reserved with the Thurston County Auditor’s Office prior 

to submitting for final subdivision approval. 

Addressing and street naming within the subdivision will be assigned or approved by 

the Community Development Department prior to application for final subdivision 

approval.  

STAFF RECOMMENDATION 

Section 18.14.050 YMC requires written findings prior to a decision on a preliminary 

subdivision. 

The applicant has established that Tahoma Terra Phase II Division III adequately provides for 

the public health, safety and general welfare and for such open spaces, drainage ways, 

streets, sanitary wastes, parks and recreation, schools, sidewalks.   

Preliminary subdivision approval, civil construction plan review and approval, as well as 

construction of required infrastructure are subject to the concurrency findings above, 

however similar to previous approvals within the Tahoma Terra Master Planned Community, 

final subdivision approval, and issuance of building permits are subject to the City of Yelm’s 

having water rights sufficient to serve the projected density of the City, its urban growth 

area, and the subject property. 

The subdivision, if conditioned, is in conformance with the Yelm-Thurston County Joint 

Comprehensive Plan, the Conceptual and Final Site Plan Approval for the Tahoma Terra 

Master Planned Community, the City of Yelm Unified Development Code, and the Yelm 

Development Guidelines. 

The Community Development Department recommends the Hearing Examiner approve the 

phased subdivision with the following conditions: 

1. The conditions of the Mitigated Determination of Non-Significance are hereby 

referenced and are considered conditions of this approval. 
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2. Final subdivision for any phase of this approval shall not be allowed until the 

applicant provides water rights sufficient to serve the remaining Master Plan, 

or the City obtains water rights through the Department of Ecology which are 

sufficient to serve the projected density of the City, its urban growth area, and 

the subject property. 

3. The applicant shall provide revised preliminary site plans showing; 

 a. Enhanced landscaping around the high density zoning 

 b. Distinct sub-neighborhoods 

 c. Unique entry features 

 d. Intent for various housing types and sizes 

 e. Pocket parks centrally located within each sub neighborhood 

5. Each dwelling unit within the subdivision shall connect to the City water system, 

pursuant to the terms of the water right conveyances, including the terms for 

issuance of building permits and water connection fees. 

6. All conditions for cross connection control shall be met as required in Section 246-

290-490 WAC. 

7. Each dwelling within the subdivision shall connect the City S.T.E.P. sewer system.  

The connection and inspection fees will be established at the time of building permit 

issuance. 

8. Any irrigation systems for planting strips in the Boulevard and collector streets, any 

large open spaces, and stormwater tracts shall be served by an irrigation system 

utilizing reclaimed water where available and approved through a reclaimed water 

user’s agreement.  Civil engineering plans shall identify proposed reclaimed water 

lines, meters, and valves pursuant to adopted City standards. 

9. The final landscape plan submitted as part of the civil plan review shall include 

details of the active recreation component of each pocket park.  The final landscape 

plans shall meet the standards of Chapter 18.55 YMC as amended in the final 

master site plan approval.  All landscaping within City right-of-way, including all 

planter strips in the Boulevard and internal streets, shall include drought tolerant 

shrubs, a weed barrier, landscaping material, and drip irrigation. 

10. The final stormwater plan shall be consistent with the 1992 DOE Stormwater Manual 

and amended pursuant to the Letter of Understanding between the Tahoma Terra 

Master Planned Community and the City, dated May 24, 2016.  Stormwater facilities 

shall be located in separate recorded tracts owned and maintained by the 

homeowner’s association.  The stormwater system shall be held in common by the 

Homeowners Association and the homeowner’s agreement shall include provisions 
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for the assessment of fees against individual lots for the maintenance and repair of 

the stormwater facilities.  All roof drain runoff shall be infiltrated on each lot utilizing 

individual drywells, unless the need for conveyance to the stormwater system is 

needed. 

11. The civil engineering plans shall include the location of fire hydrants consistent with 

the Yelm Development Guidelines and applicable fire codes.  The plan shall include 

fire flow calculations for all existing and proposed hydrants and the installation of 

hydrant locks on all fire hydrants required and installed as part of development. 

12. The civil engineering plans shall include street lighting consistent with the final 

master site plan approval. 

13. The civil engineering plans shall include an addressing map for approval by the 

Building Official. 

14. The civil engineering plans shall include the proposed location and details for mailbox 

placement. 

15. The applicant shall provide a performance assurance device in order to provide for 

maintenance of the required landscape for this subdivision, until the homeowner’s 

association becomes responsible for the landscaping maintenance. The performance 

assurance drive shall be 150 percent of the anticipated cost to maintain the 

landscaping for three years. 

Conclusion: 

Based on the Analysis and Conditions of Approval above, staff recommends the subdivision 

be as conditioned above. 

Attachments: 

A. Application 

B. Preliminary site plans 

C. Notice of Application 

D. Letter from Joseph Rehberger, Cascadia Law Group 

E. Letter from Dan & Kelley Koidahl 

F. Notice of Public Hearing 

 









 

The City of Yelm is an equal opportunity employer and provider 

NOTICE OF APPLICATION 

Mailed on: October 6, 2020 

 
PROJECT NAME: Tahoma Terra Phase II, Division III 

PROJECT LOCATION: West end of Tahoma Boulevard  

PROJECT PARCEL NUMBERS: 78640000015, 78640000016, 78640000017, 78640000018 

LAND USE CASE NUMBER: 2020.0266.SP0002 

 

An application submitted by Ben Enfield, 612 Woodland Square Loop SE, Lacey, WA 98503, for the 

above referenced project was received by the City of Yelm on September 10, 2020. The City has 

determined the application to be complete on October 5, 2020. The application and any related 

documents are available for public review during normal business hours at the City of Yelm, 106 2nd 

Street SE, Yelm WA. For additional information, please contact the Community Development 

Department at (360) 458-3835. 

 

PROJECT DESCRIPTION: Subdivide 46.6 acres into 234 single- family residential units and four 

apartment buildings as part of the Tahoma Terra Master Planned Community. 

 

ENVIRONMENTAL and OTHER DOCUMENTS SUBMITTED WITH THE APPLICATION: Preliminary Site Plan, 

Stormwater Pollution Prevention Plan, Preliminary Drainage Report, and preliminary subdivision Plans. 

 

Additional Information or Project Studies Requested by the City: N/A 

 

No preliminary determination of consistency with City development regulations has been made. At 

minimum, this project will be subject to the following plans and regulations:  City of Yelm 

Comprehensive Plan, Unified Development Code Title 18 YMC, and the Stormwater Management 

Manual for Western Washington. 

 

The City of Yelm invites your comments early in the review of this proposal. Comments should be 

directed to Tami Merriman, Community Development Department, 106 2nd Street SE, Yelm WA 98597, 

(360) 458-8496, or via email at tamim@yelmwa.gov. 

 

THE 15-DAY PUBLIC COMMENT PERIOD ENDS AT 5:00 PM ON OCTOBER 21, 2020 

 
This notice has been provided to appropriate local and state agencies, and property owners within 300 

feet of the project site. These recipients will also receive the following items when available or if 

applicable: Environmental Threshold Determination, Notice of Public Hearing and Notice of Final 

Decision. If the proposed project requires a City Council decision, it will be mailed to all those who 

participate in the public hearing and to anyone else requesting the decision in writing. Additionally, 

there will be a 14-day public comment period if an environmental determination is issued. 

Opportunities for appeal occur within twenty-one (21) days after the date the notice of decision is 

issued. City Council decision can be appealed through Superior Court.
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24"

18"

5'-0"TRANSITION

BARRIER CURB

AND GUTTER

ROLLED CURB

AND GUTTERISOMETRIC VIEW

SUPERIMPOSED SECTIONS

BARRIER CURB
AND GUTTER
OUTLINE

ROLLED CURB
AND GUTTER

GENERAL NOTES (STORM DRAIN CONSTRUCTION):

#3 BAR EACH CORNER
18" MIN.

26"

(SEE NOTE 6) 22"
(SEE NOTE 6)

ONE #3 BAR HOOP FOR 6" HEIGHT
TWO #3 BAR HOOPS FOR 12" HEIGHT

As acceptable alternatives to the rebar shown in the PRECAST BASE
SECTION, fibers (placed according to the Standard Specifications), or
wire mesh having a minimum area of 0.12 square inches per foot shall
be used with the minimum required rebar shown in the ALTERNATIVE
PRECAST BASE SECTION.  Wire mesh shall not be placed in the
knockouts.

The knockout diameter shall not be greater than 20".  Knockouts shall
have a wall thickness of 2" minimum to 2.5" maximum.  Provide a 1.5"
minimum gap between the knockout wall and the outside of the pipe.
After the pipe is installed, fill the gap with joint mortar in accordance
with Standard Specification 9-04.3.

The maximum depth from the finished grade to the lowest pipe invert
shall be 5'.

The frame and grate may be installed with the flange up or down.  The
frame may be cast into the adjustment section.

The Precast Base Section may have a rounded floor, and the walls may
be sloped at a rate of 1:24 or steeper.

The opening shall be measured at the top of the precast base section.

All pickup holes shall be grouted full after the basin has been placed.

CORRUGATED POLYETHYLENE
STORM SEWER PIPE

PIPE MATERIAL

PIPE ALLOWANCES

MAXIMUM
INSIDE

DIAMETER

PIPE MATERIAL

PIPE ALLOWANCES

CATCH
BASIN

DIAMETER

CATCH BASIN DIMENSIONS

CATCH
BASIN

DIAMETER

CONCRETE ALL METAL CPSSP SOLID WALL
PVC

PROFILE
WALL PVC

WALL
THICKNESS

BASE
THICKNESS

MAXIMUM
KNOCKOUT

SIZE

MIN. DIST.
BETWEEN

KNOCKOUTS INTERGRAL SEPARATE

BASE REINFORCING STEEL
in /ft IN EACH DIRECTION2
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Cascadia Law Group PLLC 
cascadialaw.com 

SEATTLE 
1201 Third Avenue 
Suite 320 
Seattle, WA 98101 
(206) 292-6300 voice 
(206) 292-6301 fax  

OLYMPIA 
606 Columbia Street NW 
Suite 212 
Olympia, WA 98501 
(360) 786-5057 voice 
(360) 786-1835 fax 

 

 
 
 
 
October 21, 2020 
 
 
VIA EMAIL 
 
Tami Merriman 
Community Development Department 
City of Yelm 
106 2nd Street SE 
Yelm, WA 98597 
 
RE: Tahoma Terra Phase II, Division III 
 Land Use Case No. 2020.0266.SP0002 
 
Dear Ms. Merriman: 
 
This firm represents JZK, Inc. and JZ Knight (collectively, “JZ Knight”) and 
submits this comment letter in response to the Notice of Application (“NOA”) 
for the Tahoma Terra Phase II, Division III, City of Yelm Land Use Case 
No. 2020.0266.SP0002.  JZ Knight owns and operates a Group A water 
system, Zebras Aqueous Substance (DOH No. 61131N).  The water system is 
supported by several groundwater wells, authorized by Water Right Certificate 
No. 5866, as amended, with a priority date of July 21, 1964, and located in the 
Thompson Creek/Nisqually River basin.1   
 
The proposed development is described as including 234 single family 
residential units and four apartment buildings as part of the Tahoma Terra 
Master Planned Community.  The NOA does not describe the number of 
proposed residential apartment units, nor the total number of equivalent 
residential units (ERUs) proposed.  It is unclear whether the City maintains 
sufficient water rights to serve this proposed development, and whether this 
proposed development exceeds any transferred water rights previously 
provided by the applicant.  In review of this application, the City should 
carefully and appropriately consider its available water rights and the related 
potential impacts on the aquifer, groundwater supply, and instream resources 
critical to the area.  Additionally, the proposal should be reviewed to ensure 
consistency with the mitigating conditions included in the May 24, 2005 SEPA 
Mitigated Determination of Non-Significance (MDNS) for the Tahoma Terra 

 
1 JZ Knight also holds a surface water right from Thompson Creek.   
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Master Planned Community, including without limitation Mitigating Condition 
#5, and with applicable law, including without limitation RCW 58.17.110. 
 
JZ Knight requests notice, directed to the undersigned and to the contact 
noted below, of all future notices, decisions, or actions related to this matter 
including, without limitation, any SEPA notices or threshold determinations: 
 
Mike Wright 
Ramtha’s School of Enlightenment 
JZK, Inc. 
P.O. Box 1210 
Yelm, WA 98597 
Email: mikew@ramtha.com 
 
Thank you in advance for your consideration of these comments. 
 
Sincerely, 

Joseph A. Rehberger 
Direct Line: (360) 786-5062 
Email: jrehberger@cascadialaw.com 
Office: Olympia 
 
JR:en 
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Tami Merriman

From: Kelley Koidahl <yellowposies@outlook.com>

Sent: Wednesday, November 4, 2020 5:35 PM

To: Tami Merriman

Subject: [External]Tahoma Terra Phase II Division III Proposed Development 

To the City of Yelm Hearing 

Examiner:                                                                                                                 November 4, 2020 

 

We are property owners located directly across the street (Tahoma Blvd) from the proposed Tahoma Terra 

Phase II Division III. When we purchased our property (located in the far SE corner of Tahoma Terra Phase II 

Division I), we were informed the overall entire master planned community would consist of single-family 

homes. Imagine our dismay in observing the site plan map (on the reverse of a city mailed Notice of 

Application, dated October 6,2020) and discovering several multi-family apartment buildings were to be 

erected directly across the street from our home. Our home was angled and built on our site to take 

advantage of the spectacular mountain views from every window, of both stories along the back and right 

sides of the home. Large picture windows were installed for this purpose. We also pay extra county taxes for 

the privilege of our views. While our mountain views may not physically be blocked by these apartment 

buildings, we will none the less lose our views because our shades will be constantly closed for privacy needs. 

Placing multi-family structures that will have unhindered views directly into our daily private lives and routines 

(Downstairs they would be able to see straight into our main living room, dining room, kitchen, front hall door 

entrance, enclosed fireplace porch (which was also an additional expense), dining room porch, & entire fenced 

yard. Upstairs clearly visible would be our child's bedroom, hall bathroom, our entire staircase & landing, clear 

view of our entire upstairs living room, our entire master bedroom, and our entire bathroom) from any units 

across the street will be a visual invasion of our privacy within our own home. The hardship of having our 

home's window shades drawn perpetually, out of necessity for privacy, in literally every room of our home 

(except one bedroom) would be unbearable. We purchased this home for the bright, open floor plan, 

oversized private lot, and the views because we are home all the time. I am a homemaker and we have used 

virtual schooling for the past several years. We are always home. This is our dream home; we saved for two 

decades to have a home like this. We live in Washington state; we have many, many dreary weather days 

here. Would you want to live in a home with the windows constantly dark and covered? Would you want to 

pay taxes for a view you cannot enjoy seeing? How would you feel being forced to choose between the two 

options of living a "cave-like" existence or living a "fishbowl" one? How would you feel wondering if any one of 

the many residents in one of those apartments (and apartments historically have high turn-over) was watching 

your children in their own home, with an unobstructed vantage? We understand the majority of people would 

not purposefully peer into other people's homes (however, there are unsavory individuals who do ). 

Unfortunately,  with the way our home is positioned on our corner lot; any balconies and windows facing our 

direction will only have us for their view. Renters, in general, typically bring property values down because 

they have no/little vested financial interest in the upkeep of their neighborhoods. They, generally, take little 

note of cares that most homeowners in an HOA value. By adding multi-family units (to the Tahoma Terra 

Community Development), there will (along with the renters) come additional vehicles, more parking lots, 

litter, and noise. These factors (I sincerely hope) will be addressed in HOA regulations for the multi-family 

dwellings, just as they are for the rest of the Tahoma Terra Homeowners. The concept of placing apartments 

front and center in a beautiful, planned, high-end community detracts from the atmosphere/environment 

most homeowners would want. Why the developer would plan this is baffling because it will bring everyone's 

property values down. We understand there currently is an existing multi-family complex within a portion of 
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the holding group's property (Fairway Oaks Apartments 10175 Terra Valley St SE-across Tahoma Blvd., further 

SE past the designated wetland zone). However, this complex in existence is situated in a manner that 

provides separation and natural visual & noise buffers for the single-family dwellings in its vicinity. It blends 

with the single-family homes in the area. We are not requesting that this multi-family portion of the phased 

development be omitted. We are asking that either the multi-family dwellings be relocated to a more 

secluded section towards the back (south end) of the Phase II Division III site plan or natural, full, vegetation 

buffers of a two-story + height be built into the site plan and grading along the Phase II Division III side of 

Tahoma Blvd encompassing the length of the entire site area the multi-family dwellings will be situated upon 

(If grading of the site allows, there are already some natural buffers of appropriate size present at the 

originally proposed location). These decisions will profoundly affect our family's daily life and those of our 

neighbors. We ask you to enact mitigation measures for the proposed multi-family dwellings of Tahoma Terra 

Phase II Division III's impacts on existing neighbors.  

 

With appreciation for your attention in this matter, 

 

 Dan & Kelley Koidahl 

Tahoma Terra Phase II Division I Lot #41 



 
 

The City of Yelm is an equal opportunity employer and provider 

NOTICE OF PUBLIC HEARING - YELM HEARING EXAMINER 

 

DATE: Thursday, December 17, 2020 – 9:00 AM 

PLACE: Virtual Meeting Via Zoom 

 

 https://zoom.us/webinar/register/WN_IEiKC4JsQZ2ucrD9zxOx7Q 
 

PURPOSE: Public Hearing to receive comments regarding the following: 

 

1. Tahoma Terra Phase II Division III Preliminary Subdivision 

Case Number 2020.0266.SP0002.  Request to subdivide approximately 46.6 acres 

within the Tahoma Terra Master Planned Community into 234 single family units, and a 

multi-family component as part of a phased development. The proposal is to include 4 

phases which will complete the build out of the Tahoma Terra Master Planned 

Community. Assessor’s Tax Parcel Numbers 78640000018, 78640000017, 

78640000016, 78640000015. 

The City of Yelm Hearing Examiner will hold a public hearing to receive comments on the 

application listed above.  The Hearing Examiner will make a decision on these matters within 

10 working days after the hearing. 

Testimony may be given at the hearing or through any written comments.  Comments must 

be received by the close of the public hearing.  Such written comments may be submitted to 

the City of Yelm at the address shown above, mailed to: City of Yelm Community 

Development Department, 106 2nd Street SE, Yelm WA 98597 or emailed to 

tamim@yelmwa.gov. 

Any related documents are available for public review during normal business hours at the 

City of Yelm, 106 2nd Street SE, Yelm WA 98597.  For additional information, please contact 

the Community Development Department at (360) 458-3835. 

It is the City of Yelm's policy to provide reasonable accommodations for people with 

disabilities. If you are a person with a disability in need of accommodations to conduct 

business or to participate in government processes or activities, please contact Lori Lucas at 

360-458-8402 at least five working days prior to the scheduled event.  For information on 

the Americans with Disabilities Act and the Title VI Statement visit our web page at 

http://www.yelmwa.gov/human-resources/. 

Lori Lucas, City Clerk 

DO NOT PUBLISH BELOW THIS LINE 

https://zoom.us/webinar/register/WN_IEiKC4JsQZ2ucrD9zxOx7Q
http://www.yelmwa.gov/human-resources/
https://zoom.us/webinar/register/WN_Jj9hKIzSRdu0HFBITx3xyQ

