
 
 
 

Case Number: SUB 2023-0028 

Applicant: Blue Fern                           
18300 Redmond Way  
Suite 120 
Redmond, WA 98052 

Agent: Core Design Inc. 
Holli H. Heavrin, P.E. 
12100 NE 195th St, Suite 300 
Bothell, WA 98011 
 

Request: Subdivide 14.92 acres into 90 single-family residential lots 

Public Hearing Date: October 26, 2023 at 10:00am 

Recommendation: Approval with conditions 
 
 

 
 

PROPOSAL 
The applicant proposes to subdivide a 14.9-acre parcel into 90 residential lots for single 
family dwellings. The property is zoned Moderate Density Residential (R-6), which allows 
between 3 to 6 dwelling units per gross acre of land. 

PROPERTY CHARACTERISTICS 
The property is located at 16330 Railway Road SE and is located between Railway Road 
and Northern Pacific Road, approximately 1200 feet southwest of Canal Road SE. The 
property is identified by two Assessor’s Tax Parcel Numbers: 64300700400 and 
64300700501. 

The properties have historically been used for light agricultural uses; the two parent parcels 
were created in their current form prior to 1970. 

Surrounding properties to the east, west, and south are predominately low density/rural 
residential. The properties to the north are zoned Industrial and contain an auto wrecking 
yard and a manufacturing plant. The property to the southwest of the subject site contains 
an electrical substation but has the same zoning designation as the site of the proposal: 
Moderate Density Residential (R-6). The property is generally flat and level with less than 5% 
slopes. 
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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 April 18th, 2023, as well as published in the Nisqually Valley News in 
the legal notice section on April 19th, 2023. 

No comments were received from nearby property owners or members of the public. The 
Nisqually Indian Tribe commented, requesting a Cultural Resources Survey. This survey was 
completed in May of 2023 and found no archaeological resources in the project area. The 
full report was submitted to the Nisqually Indian Tribe and the Washington State 
Department of Archaeology and Historic Preservation. The DAHP responded, concurring 
with the findings of the Cultural Resources Survey and recommending that a standard 
Inadvertent Discovery Plan be followed during all ground disturbing activities. The Nisqually 
Indian Tribe also concurred, and requested to be informed of any inadvertent discoveries. 
The correspondence from the Nisqually Indian Tribe and the DAHP have been attached to 
this report as Exhibit A and Exhibit B, respectfully. 

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 October 16, 2023. Notice of the public hearing 
was published in the Nisqually Valley News in the legal notice section on October 12th, 
2023. 

 

STATE ENVIRONMENTAL POLICY ACT 

The City of Yelm SEPA Responsible Official issued a Determination of Non-
Significance (DNS) based on Section 197-11-340(2) WAC on September 19, 2023.  
This determination is final and fulfills the City’s responsibility for disclosure of 
potential significant environmental impacts. 

Comments were received from the Washington State Department of Ecology (ECY), 
which noted that the project is subject to existing regulations regarding toxics and 
waste cleanup and solid waste management. The letter from ECY is attached to this 
report as Exhibit C. 

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] 

The State Subdivision Act, Chapter 58.17 RCW, requires that the City of Yelm make a written 
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determination that appropriate provisions are made for potable water supplies as part of the 
preliminary land division process. 

There is no water main located in Railway Road. The project is proposing to connect to the 
existing water line located at the intersection of Railway Road SE and Middle Street SE.  

The development is required to connect to and extend the main 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 water infrastructure. 

Any existing well(s) on the property must be decommission pursuant to Department of 
Ecology standards and any water rights associated with these wells shall be dedicated to 
the City of Yelm. 

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 
sufficient to provide for the proposed land division and it is reasonably 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 S.T.E.P. sewer system. There are 
no sewer mains located in Railway Road. The project is proposing to connect to the existing 
sewer line located at the intersection of Railway Road SE and Middle Street SE.  

The development is required to connect to and extend the main 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.  

Frontage improvements are required as part of development. The developer has indicated 
that frontage improvements along Railway Road will be installed to the City’s adopted 
Neighborhood Collector standard and that internal streets will be constructed to adopted 
Local Access Residential standards. The Traffic Impact Analysis (TIA) describes impact to 
nearby intersections and is attached to this report as Exhibit D. The TIA found that the 
project would not cause nearby intersections to drop below accepted levels of service. 

Finally, Traffic Facility Charges are applied at the time of building permit issuance. These 
conditions satisfy the requirement for concurrency with transportation infrastructure. 

Fire Protection 

Concurrency with fire protection is achieved pursuant to Section 18.16.090(C) YMC when 
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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. This fee is subject to change 
and is collected at the time of building permit issuance. Payment of this fee satisfies the 
requirement for concurrency with fire protection. 

School 

Concurrency with school infrastructure is achieved pursuant to Section 18.16.090(B) YMC 
when the developer makes a contribution to school facilities as identified in the most 
current version of the capital facilities plan adopted by Yelm Community Schools, and 
endorsed by resolution of the Yelm City Council. This fee is subject to change and is 
collected at the time of building permit issuance. Payment of this fee satisfies the 
requirement for concurrency with school infrastructure. 

CRITICAL AREAS 
The Yelm Critical Areas Code, Chapter 18.21 YMC provides protection for wetlands, critical 
aquifer recharge areas, frequently flooded areas, geologically hazardous areas, and fish and 
wildlife habitat areas. 

Aquifer Recharge 

All of Yelm is identified as a critical aquifer recharge area. Compliance with Federal, State, 
and County water source protection regulations and with the City’s adopted stormwater 
regulations are required to protect the aquifer [Section 18.21.070 (C) YMC]. 

The stormwater system proposed is a Bioretention treatment system which was designed 
using the guidelines and requirements established in the 2019 DOE Stormwater 
Management Manual for Western Washington (2019 SWMMWW) as required by the City of 
Yelm Municipal Code. 

Wetlands 

No wetlands were identified on site. 

Fish and Wildlife habitat conservation areas, wetlands and flood zones 

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 application, a gopher reconnaissance was completed by Land Services 
Northwest, LLC. The report states that there were no indicators for the Mazama Pocket 
Gopher. 

 
 

Lot Size and Setbacks 

DESIGN STANDARDS 



 

The Yelm Unified Development Code does not establish minimum or maximum lot sizes, 
although it does require standard yard setbacks of 15 feet from the front property line 
adjacent to local access road with a minimum 20-foot driveway approach, 5 feet from side 
property lines, and 25 feet from the rear property line. The setback for a flanking yard is 15 
feet from the property line. The preliminary site plans satisfy setback requirements. 

Street Lighting 

Adequate street lighting is necessary to provide safety to pedestrians, vehicles, and 
homeowners. The lighting plan shall meet the requirements of section 18.59.050 of the 
YMC. Street lighting is reviewed at the time of civil plan review in order to assure adequate 
lighting.  

Parking 

Residential uses require two spaces per dwelling unit. This is typically achieved within a 
standard driveway approach. [Section 18.54.030 (A)] 

On-street parking is allowed on both sides of local access residential streets. 

Water 

Chapter 13.04 YMC and Chapter 6 of the Development Guidelines establish requirements 
for connection to the City’s water system. 

The site is currently connected to City water service. Water connections are based on Equivalent 
Residential Units (875 cubic feet of water consumption per month). 

A new 10” water line will be extended north along the property’s frontage on Railway Road, 
replacing the existing 8” line currently found along the frontage.  The new water line will be 
connected to an existing line that is located in the intersection of Railway Road SE and 
Middle Street SE. 

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 device is 
required to protect Yelm’s water system from cross-connections from any irrigation systems. 
[Section 13.04.220 (D)]. 

Fire hydrant locks are required to be installed, and paid for by the applicant. 

Sewer 

Chapter 13.08 YMC and Chapter 7 of the Development Guidelines establish requirements 
for connection to the City’s sewer system. 

The property is located in the City of Yelm’s S.T.E.P. sewer system service area, and is not 
connected to the City of Yelm’s S.T.E.P. sewer system. Sewer connections are based on 
Equivalent Residential Unit (875 cubic feet of water consumption per month). There are 
currently no sewer connections along the stretch of Railway Road adjacent to this site. 

A new 6” PVC S.T.E.P. Sewer main will be installed along Railway Road upon construction of 
the project. 

Transportation 

The City of Yelm Development Guidelines and the concurrency requirements of Chapter 



 

18.16 YMC require all new subdivisions to improve street frontages to current City 
standards. 

The developer has indicated that frontage improvements along Railway Road will be installed to 
the City’s adopted Neighborhood Collector standard and that internal streets will be constructed 
to adopted Local Access Residential standards.  

The Traffic Impact Analysis describes impacts to nearby intersections. No improvements to 
nearby intersections were deemed necessary by the analysis. 

The Unified Development Code at Chapter 18.52 requires subdivisions of 25 or more 
housing units to provide more than one vehicular access from an arterial or collector street. 
It also requires that no street shall extend for a distance greater than 660 feet without 
including a provision for at least one intersection, or other traffic calming measure. The 
preliminary site plan meets this requirement. 

Section 18.52.090 requires the layout of streets to provide for continuation of streets. The 
preliminary site plan shows two future connections to un-platted property to the northeast and 
southwest. 

Stormwater 

Impervious surfaces create stormwater runoff which, when uncontrolled and untreated can 
create health, safety, and environmental hazards. The City of Yelm has adopted the most 
current version of the Stormwater Management Manual for Western Washington, which 
requires all development to treat and control stormwater. 

The applicant has submitted a preliminary stormwater report which includes a conceptual 
design for the treatment and infiltration of stormwater. The stormwater system proposed is a 
Biofiltration pond system which has a general use designation in the 2019 Stormwater 
Management Manual for Western Washington for source water protection. 

Stormwater facilities require continued maintenance to ensure they remain in proper 
working condition. 

Landscape 

The Unified Development Code at Section 18.55.020 YMC requires landscaping for all new 
development. For residential subdivisions, the perimeter landscape requirement is met with 
a solid wood fence.  

Streetscape landscaping is required as part of street frontage improvements. 

The above ground stormwater bioretention pond is proposed as passive open space. Two 
open space tracts have been proposed as recreational open space. A perimeter landscape 
or other onsite landscaping theme should be incorporated. 

The final landscape plan submitted with civil plans shall provide a detailed irrigation plan. 

Open Space 

The Unified Development Code at Section 18.56.010 YMC requires residential 
developments to include equal to or greater than five percent of the gross area of the 
development as qualified open space. The applicant has provided a preliminary landscape 
plan that shows 0.89 acres as open space in 4 tracts. Tracts C and D provide access to the 
Yelm-Tenino Trail, which runs along the northwest property line. The conceptual plan shows 



 

pedestrian walkways, playground areas, and areas to be landscaped. Sidewalk connections 
for internal pathways are required. Park or play equipment should be included. 

Mailboxes 

New residential development shall coordinate with the US Postal Service for the location of 
mailboxes. Mailboxes shall be cluster box units (CBU). Placement of CBU mailboxes shall 
be placed in a location that does not interfere with individual driveway access, or pedestrian 
pathways. 

Subdivision Name and Addressing 

A Plat Name Reservation Certificate from the Thurston County Auditor for the name Shelm 
Meadows has been submitted to the City of Yelm.  The current certificate is valid through 
March 30, 2024 and can be renewed annually. 

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 the proposed subdivision adequately provides for the 
public health, safety, and general welfare; and for such open spaces, drainage ways, 
streets, sanitary wastes, parks and recreation, schools, and sidewalks; and that the public 
use and interest will be served by the subdivision of the property. 

The Public Services Department recommends that the preliminary subdivision be approved. 
If the Examiner agrees that requirements have been met, the Department would 
recommend the following conditions be included with any preliminary approval: 

1. Any trees removed as a result of the development shall be replaced at a ratio of two 
replacement trees per each removed tree (2:1). 

2. A lighting plan conforming to 18.59.050 of the Yelm Municipal Code (YMC) must be 
submitted at the time of Civil Plan Review. 

3. Plans submitted during Civil Plan Review shall include all survey monuments.  

4. Any proposed irrigation system shall incorporate a backflow prevention device and 
conform with the cross-connection and backflow control program as defined in Section 
13.04.220(D) YMC. The final landscape plan submitted with civil plans must provide a 
detailed irrigation plan. 

5. Frontage improvements along Railway Rd are required, and must be completed to the 
Neighborhood Collector standard. The proposed local access roads must be completed 
to the Local Access Residential standard. These standards are illustrated in Chapter 2 
of Yelm’s Engineering Specifications and Standards Details. 

6. The applicant shall pay all School Impact Fees, Fire Impact Fees, and Transportation 
Facility Charges at the time of building permit issuance.  

7. Plans submitted during Civil Plan Review shall include an addressing map for approval 
by the Building Official. 



 

8. Plans submitted during Civil Plan Review shall include the proposed location and details 
for mailbox placement and these plans must conform to Section 18.59.080 YMC. 

9. The applicant shall provide a performance assurance device in order to provide for 
maintenance of the required landscaping for this subdivision, until the homeowners’ 
association becomes responsible for the landscaping maintenance. The performance 
assurance device shall be 150 percent of the anticipated cost to maintain the 
landscaping for three years. 

10. Stormwater facilities shall be located in separate recorded tracts owned and maintained 
by the homeowners’ association. The stormwater system shall be held in common by 
the homeowners’ association and homeowners’ agreement shall include provisions 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 according to 
SWMMWW standards. 

11. The applicant shall secure all necessary demolition permits prior to demolition of 
current structures on property and shall provide the required Olympic Region Clean Air 
Agency (ORCAA) report before demolition may begin. 

12. The applicant shall submit a fire hydrant plan to the Planning & Building Department for 
review and approval as part of the civil engineering plans prior to final subdivision 
approval. The applicant shall submit fire flow calculations for all existing and proposed 
hydrants. The applicant shall be responsible for the fee for hydrant locks on all fire 
hydrants required and installed as part of development. These fees shall be collected by 
the Planning & Building Department prior to final plat recording.  

13. The civil engineering plans shall include a search and report of adjacent wells and their 
locations. Any onsite wells shall be decommissioned, and water rights dedicated to the 
City of Yelm. Offsite wells within 100 feet of the property shall be identified, and well 
protection radius provided. 












































































































