
SELAH CITY COUNCIL 
Study Session  

July 22, 2025 
4:30 p.m.– 5:30 p.m.: City Finances 



 
 
 
 
 

 
SELAH CITY COUNCIL 

Regular Meeting 
July 22, 2025 

 
4:30 p.m.: Study Session 

5:30 p.m.: Regular Scheduled Meeting 

Significant items on the Agenda – such as Consent Agenda Items, Public Hearings, Ordinances and Resolutions 
– will have an explanatory Agenda Item Sheet (AIS) 

 
A yellow AIS cover page indicates an action item. 

A blue AIS cover page indicates an informational/non-action item. 



  

City of Selah City Attorney: Rob Case 
115 W. Naches Ave. City Clerk: Courtney McGarity 
Selah, WA 98942   

 

 

AGENDA 
 

1) Call to Order – Mayor Bell 
 

2) Roll Call 
 
3) Registering in record of councilmember absence(s) as excused absence(s), per SMC 

1.06.070  
 

4) Pledge of Allegiance 
 

5) Invocation with Don Cline of Selah Bible Baptist 
 

6) Announcement of changes, if any, from previously-published Agenda 
 

7) Getting to know local businesses, agencies and/or people (up to 5 minutes total) 
 
8) Comments from the public (up to 30 minutes total)  

 
The City of Selah is a non-charter code city and we are presently conducting a regular meeting between 
the Mayor and City Council.  A maximum of thirty minutes will be allotted for public comments. 
 
Common-sense standards of decorum apply.  Comments must be respectful; no profanity or insults are 
allowed.  Comments pertaining to City business and official actions are the most valued, but comments 
pertaining to City officials’ ability to fulfill their job duties due to events, actions, or activities that 
occurred outside the scope of their duties as a City official may also be offered.  Constructive criticism of 
City officials is allowed including constructive criticism specifically mentioning City officials or 
employees by name as to official actions, but defamation, personal attacks and impertinent assertions are 
not allowed. 
 
Commenters are limited to one comment per meeting and each comment is subject to a duration limit.  
City staff may disallow or modify any received written comment that exceeds its duration limit or that is 
deemed inappropriate, and the Mayor or Presiding Officer may turn off the podium microphone or 
otherwise silence any in-person comment that exceeds its duration limit or is deemed inappropriate. 

 
These standards are subject to revision and will be updated whenever necessary in order to comply with 
constitutional requirements. 
 

Selah City Council 
Meeting Date: July 22, 2025 

Mayor and Interim 
City Administrator: 

 
Roger Bell 

4:30 p.m.: Study Session Mayor Pro Tempore 
and Councilmember: 

 
Mike Costello 5:30 p.m.: Regular Meeting 

 Councilmembers: Melissa Maxwell 
  Jared Iverson 
  Elizabeth Marquis 
  Clifford Peterson 
  William Longmire 
  David Monaghan 



A. Pre-arranged oral comments (up to 5 minutes each): 
• Pattie Graffe – SDA 
• Rich Bright – American Legion 

 

B. Reading of received written comments (up to 2 minutes each): None 
  
C. Oral comments by people in attendance (up to 2 minutes each):  

 
9) Proclamations/Announcements 

• Proclamation by the Mayor Regarding the Yakima Training Center 
 
10) Consent Agenda 
 

Consent Agenda items are listed with an asterisk (*).  Those items are considered routine and will be 
addressed via a joint motion, without any discussion or debate.  However, upon the request of any 
Councilmember an item will be removed from the Consent Agenda, will be addressed separately, and will 
be subject to discussion and debate. 

 

A. Courtney 
McGarity 
 

* Approval of Minutes from July 8, 2025 Council Meeting 

B. Kimberly 
Grimm 
 

* Approval of Claims & Payroll 

C. Rocky 
Wallace 

* Resolution Authorizing the Signing and Submission of a 
Washington State Public Works Board Funding Application and 
Applicant Certification Related to the City’s Brader Hill Water 
Storage Reservoir Project 
 

 
11) General Business 

A. New Business – None 
B. Old Business – None  

 
12) Public Hearing 

A. Steve Zetz Closed-Record Quasi-Judicial Public Hearing Regarding the 
Recommendation of the City’s Hearing Examiner Regarding a Use 
Application to Locate a Daycare Business in the General Business 
(B-2) Zoning District 
 

 
13) Resolution 

A. Steve Zetz Resolution Approving a Use Application to Locate a Daycare 
Business in the General Business (B-2) Zoning District 
 

 
14) Public Hearing 



A. Steve Zetz Closed-Record Quasi-Judicial Hearing Regarding Rezone 
Application for a Minor Rezone of Yakima County Assessor’s 
Parcel Number 181302-14418 from Residential Two Family (R-2) 
to General Business (B-2) 
 

 
15) Resolutions 

A. Steve Zetz Resolution Approving Rezone Application for a Minor Rezone of 
Yakima County Assessor’s Parcel Number 181302-14418 from 
Residential Two Family (R-2) to General Business (B-2) 
 

B. Steve Zetz Resolution Approving Rezone Application for a Major Rezone of 
Yakima County Assessor’s Parcel Number 181302-14552, 
Consisting of both a Legislative Amendment to the City’s 
Comprehensive Plan Land Use Designation Map for such Parcel 
from Moderate Density Residential to Commercial, and also a 
Rezone of such Parcel from Residential Two Family (R-2) to 
General Business (B-2) 
 

 
16) Reports/Announcements 

 

A. Departments 
B. Councilmembers, personally and on behalf of committees and boards 
C. City Attorney 
D. City Administrator  
E. Mayor or Presiding Officer, personally and on behalf of committees and board 

 
17) Closed Session – None  

 
18) Executive Session – None 
 
19) Adjournment 

 
Next Regular Meeting: August 12, 2025  
Next Study Session: August 12, 2025 





Meeting Date: 7/22/2025 
Action Item 

Agenda Number: 10A 

Title: Approval of Meeting Minutes from July 8, 2025 Council Meeting 

From: Courtney McGarity, City Clerk 

Action Requested: Approval 

Staff Recommendation: Approval 

Board/Commission Recommendation: N/A 

Fiscal Impact: N/A 

Funding Source: N/A 

Background/Findings/Facts:  N/A 

Recommended Motion: I move to approve the Consent Agenda in the form presented (This item 
is part of the consent agenda). 

Record of all prior actions taken by the City Council and/or City Board, City Committee, 
Planning Commission, or the Hearing Examiner (if not applicable, please state none). 

Date: Action Taken: None 

Selah City Council 
Regular Meeting 

AGENDA ITEM SUMMARY 













Meeting Date: 7/22/2025 
Action Item 

Agenda Number: 10B 

Title: Approval of Claims and Payroll 

From: Kimberly Grimm, City Clerk/Treasurer 

Action Requested: Approval 

Staff Recommendation: Approval 

Board/Commission Recommendation: N/A 

Fiscal Impact: See attached payroll and claims directories 

Funding Source: N/A 

Background/Findings/Facts:  N/A 

Recommended Motion: I move to approve the Consent Agenda in the form presented (This item 
is part of the consent agenda). 

Record of all prior actions taken by the City Council and/or City Board, City Committee, 
Planning Commission, or the Hearing Examiner (if not applicable, please state none). 

Date: Action Taken: None 

Selah City Council 
Regular Meeting 

AGENDA ITEM SUMMARY 











Meeting Date: 7/22/2025 
Action Item 

Agenda Number: 10C 

Title: Resolution Authorizing the Signing and Submission of a Washington State Public Works 
Board Funding Application and Applicant Certification Related to the City’s Brader Hill Water 
Storage Reservoir Project 

From: Rocky Wallace, Public Works Director 

Action Requested: Approval 

Staff Recommendation: Approval 

Board/Commission Recommendation: N/A 

Fiscal Impact: The Project’s cost estimate is $2,850,000.00, and the City would need to take out 
a 20-year loan to pay for it. The City may be eligible to receive fifty-percent forgivable principal 
on the loan upon successful funding award. 

Funding Source: 411, Water Fund 

Background/Findings/Facts: City staff desires to enhance the water system’s emergency storage 
capacity by constructing a new one-million-gallon reservoir at Brader Hill.  This “Project” will 
be known as the City’s Brader Hill Water Storage Reservoir Project. 

The Project’s estimated cost is $2,850,000.00 according to HLA Engineering and Surveying, Inc. 
(HLA). It is contemplated that the City would take out a 20-year PWB loan. 

City staff is seeking the City Council’s approval for a Washington State Public Works Board 
(PWB) funding Application and an Applicant Certification to be signed and submitted, in hopes 
that funds might be secured from PWB that the City could then apply toward this Project. 

Specifically, the City may be eligible for a fifty-percent forgivable principal grant from the PWB, 
which, needless to say, would be quite a positive thing for the City. 

Recommended Motion: I move to approve the Resolution in the form presented. 

Record of all prior actions taken by the City Council and/or City Board, City Committee, 
Planning Commission, or the Hearing Examiner (if not applicable, please state none). 

Date: Action Taken: 

Selah City Council 
Regular Meeting 

AGENDA ITEM SUMMARY 
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Washington State Dept. of Commerce 
Public Works Board 
Public Works Board 
FY26 Traditional Application Cycle 
Deadline: 8/8/2025 

City of Selah 
Brader Hill Water Storage Reservoir 

 
Jump to: Application Summary   Application Questions   Tables   Documents    

 

$ 2,850,000.00 Requested 
 
 
 
Project Contact 
Justin Bellamy 
jbellamy@hlacivil.com 
Tel: (509) 966-7000 
 
Additional Contacts 
rocky.wallace@selahwa.gov, 
jbellamy@hlacivil.com, 
ty.jones@selahwa.gov 
 

City of Selah 

115 W Naches Ave 
Selah, WA 98942 
United States 
 
Mayor 
 Bell 
roger.bell@selahwa.gov 

 

Telephone(509) 698 -7365
Fax
Web selahwa.gov

 
Application Summary top  

 
General Applicant and Project Information 

1. Type of Project:  
Select one. If you have more than one application for a different type, select Open Programs above and 
select Apply Again.  

 
2. System Type:  
Select the type of system(s) for which you are seeking PWB funding. For the primary system, use 1. For 
any other systems the project affects, rank 2-6 in order of relative impact. If the project does not affect a 
system, leave that line blank.  

 OPEN UNTIL 8/8/25 - Construction 
 OPEN CONTINUOUSLY - Pre-Construction 

 Bridges 

 1 Domestic Water 

 2 Roads/Streets 

 Sanitary Sewer 

 Solid Waste/Recycling/Organics 



 
3. Statewide Vendor Number (SWV) and Unified Business Identifier (UBI):  
SWV and UBI numbers are required at the time a contract is awarded. If you don't have one yet, put 
zeros in that field. SWV search: https://ofm.wa.gov/it-systems/accounting-systems/statewide-
vendorpayee-services/statewide-vendor-number-lookup  

 
4. Project location - include ALL of the following: a) Approximate project street address, b) City, 
c) County, d) Zip Code, and e) Latitude & Longitude:  
If your project occurs in multiple locations and/or across an area, please select the most central point in 
the largest project area and/or the most appropriate for the project.  
a) Project Address: 1400 Brader Avenue 
b) City: Selah 
c) County: Yakima 
d) Zip Code: 98942 
e) Latitude & Longitude: 46°39'0.79"N, 120°32'53.60"W 
 
Selah City Hall Address: 115 West Naches Avenue, Selah WA 98942 
 
5. Legislative and Congressional Districts of Project Area:  
If your project crosses multiple districts, please note each one. District lines may have changed since 
the last time you applied for PWB funding. Please check the district of your project site address(es) 
here: https://app.leg.wa.gov/DistrictFinder/  

 
 
Project Need 

6. Describe the scope and deliverables of the project that would be funded by PWB. If the 
proposed project is part of multiple phases or part of a larger project, briefly summarize the 
other phases/parts of the project and clearly identify which portions would be funded by PWB 
with this application.  
This project involves the construction of a new 1.0 million-gallon (MG) steel standpipe water storage 
reservoir to enhance the system’s emergency storage capacity. Approximately 230 linear feet (LF) of new 
12-inch ductile iron water main will be installed in Heritage Hills Drive, north of the project site, to connect 
the reservoir to the existing distribution system. Additional project components include the installation of 
approximately 400 LF of new perimeter security fencing and an access gate, 15 tons of asphalt paving, 
500 tons of gravel surfacing, site excavation and grading, as well as electrical and control system 
upgrades. The scope also includes the installation of valve vaults, drain structures, and approximately 185 
LF of 12-inch drain piping.  
 
Project deliverables include new reservoir design plans, bid and contract documents, bid advertisement, 
bid summary and recommendations of contract award, record drawings following completion of 
construction, monthly funding agency reimbursement requests and progress reports, and final project 
closeout documentation.  
 
Public Works Board would be funding the project in its entirety, including design and construction 

 3 Stormwater 

6.006.00 TOTAL

 SWV0007717 SWV # 

 392000174 UBI # 

392,000,174.00392,000,174.00 TOTAL

 15 Legislative District(s) 

 4 Congressional District(s) 

19.0019.00 TOTAL



engineering, environmental and cultural review, funding administration, and construction and construction 
administration costs. 
 
 
7. What is the problem/opportunity being addressed?  
Please upload any supporting documentation such as a compliance letters, monitoring reports, data or 
technical reports, award letters, etc.  
The City of Selah currently lacks adequate emergency water storage capacity to meet the demands of fire 
suppression and other critical needs. This project presents a vital opportunity to increase the City’s 
emergency storage capacity at Brader Hill by fivefold through the construction of a new, 1.0 MG reservoir. 
The existing reservoir alone is insufficient for the City’s growing needs. Adding an additional modern, 
upsized tank will significantly enhance Selah’s ability to respond to emergencies, ensure public safety, 
and support future development. 
 
 
 
8. Describe how this project addresses the problem/opportunity and if future work will be 
required to fully resolve it.  
With this new reservoir installed the city will not have to rely on a single reservoir in the Brader Hill area. 
The new reservoir will provide much needed additional storage. The new and existing reservoir will be 
able to operate together.  
 
This project will fully address the problems identified and will not require future work to be fully resolved. 
This new reservoir will serve as a much-needed asset to the existing water system by strengthening the 
function and backup volume for times of need.  
 
 
 
9. What is the "compelling case" for this project? Why should the PWB consider funding this 
project?  
This new reservoir is a critical addition that will significantly improve the ability to manage water supply 
during emergencies. In situations like wildfires, power outages, or pipeline failures, having an additional 
water reserve ensures that there is enough water available to maintain essential services and meet 
community needs. It also adds a layer of redundancy to the system, helping the city respond faster and 
more effectively in times of crisis. This investment is especially important as fires have been a recurring 
problem in the area, highlighting the urgent need for a more robust and reliable emergency water supply. 
By ensuring adequate water is available when it’s needed most, the new reservoir could help save both 
lives and homes during future emergencies. It could also play a key role in protecting existing city 
infrastructure—such as roads, utilities, and public facilities—from damage during major fires and other 
emergency events.  
 
Selah is designated as “Severely Distressed” in regard to county unemployment rate and Median 
Household Income. Instead of implementing extreme rate increases on citizens and draining reserve 
funds, the city could focus on other areas of their water system that are in need of replacement. The City of 
Selah would be able to ensure a safer home for its residents with this Public Works Board funding. 
 
 
10. Will this project complete the Construction for a previous Pre-construction award from the 
PWB?  

 
11. Project funding will be used to:  
Select all that apply.  

 Yes 
 No 

 Construct new infrastructure 
 Replace/repair/enhance existing infrastructure 
 Prepare for future project(s) 



 
12. Is your jurisdiction in compliance with the Growth Management Act with no findings before a 
Growth Management Hearings Board? Note: If no, your jurisdiction is NOT ELIGIBLE for PWB 
funds until the Hearings Board removes the finding. An open case does not necessarily affect 
eligibility.  
To check your jurisdiction’s compliance with GMA, review the GMA Status Report linked in the Library 
above.  

 
13. Is your Periodic Update or Critical Areas Ordinance overdue to Growth Management 
Services? Note: If yes, your jurisdiction will have 5 months from the date of award to make at 
least significant progress per Growth Management Services on the overdue requirement.  
To check your jurisdiction’s compliance with these requirements, review the GMA Status Report linked 
in the Library above.  

 
 
Archeological and Cultural Resources 

14. In accordance with Governor Executive Order 21-02, PWB conducts the archaeological and 
cultural resources review and Tribal Consultation prior to any ground-disturbing activities, land 
acquisition, demolition, or construction. Do not submit the EZ-1 or EZ-2 form to DAHP. ALL 
APPLICANTS must complete a NEW EZ-1 form as a part of their application regardless of GEO 
21-02 or National Historic Preservation Act Section 106 completion. Completion of NEPA or 
SEPA does not necessarily constitute GEO 21-02 completion.  
Has a Section 106 or GEO 21-02 review already been completed in the last five years? If yes, please 
upload that documentation to sections C, D, and E below.  

 

 Create or update a planning document 

 Yes 
 No 
 Not Applicable 

 Yes 
 No 
 Not Applicable 

 Yes 
 No 

Documents Requested * Required?Attached Documents *
A) EZ-1 Form  
download template 

 

B) Detailed PDF map(s) of project area or 
project area shape files (if available). 

 Brader Hill Reservoir Site Map  

City Site Map  

C) Section 106 or GEO 21-02 Completion 
Letter, if applicable 

D) Evidence of tribal notification for 
completed Section 106 or GEO 21-02 
process, if applicable 

E) Map showing the Area of Potential Effect 
(APE) of completed Section 106 or GEO 
21-02 process, if applicable 

 
Application Questions top  

 



 
COMMUNITY FINANCIAL PROFILE 

1. Select the loan repayment fund(s) dedicated for loan security. This info will be incorporated 
into the contract if awarded.  
If the loan security will be a special assessment district, include the district's name in this application.  

 
2. Utility Rates: (if applicable)  
Answers are limited to 10 characters. Abbreviate if necessary and use "n/a" if not applicable.  

 
3. Number of people in your jurisdiction:  
8,445  
 
4. Approximate number of people served by the system or asset in the last calendar year:  
12,499 
 
5. Percentage of the system affected by this project:  
-no answer- 
 
 
PROJECT OUTCOMES 

6. Rank the System Impact Categories your project addresses from highest impact (1) to lowest 
impact (4):  
If any of these categories do not apply, leave blank. Disregard the “Total” generated by this field.  

 
7. Explain how this project fits your selections for System Impact Categories:  
Public Health & Safety is ranked highest in the System Impact Categories due to the importance of this 
additional reservoir in emergency response capacity. This new reservoir will provide a vital safeguard for 

 General Obligation 
 Domestic Water Revenue Obligation 
 Sanitary Sewer Revenue Obligation 
 Stormwater Revenue Obligation (NOTE: local governments performing a stormwater project that 

have not created a storm water utility or a combined sanitary sewer/storm sewer utility may not use 
this option) 

 Solid Waste Revenue Obligation 
 Local Improvement District: This loan is payable from special assessments collected from a Local 

Improvement District, Local Utility District or any other similar special assessment district created to 
for the purpose of making the improvements financed by this loan. 

 4,805 What is the number of Equivalent Residential Units (ERU’s)? 

 $24.68 What is the current base monthly fee for a single-family household paid by residential 
customers of your facility/system? 

 $2.20 Additional residential rate per 100 cubic feet (CF)? 

  11/2024 When was the last time rates were increased? 

 Yearly How frequently do you review your utility rates? 

4,831.884,831.88 TOTAL

 1 Public Health & Safety 

 3 Environmental Health 

 2 System Performance 

 4 Economic or Housing Development/Growth 

10.0010.00 TOTAL



both people’s lives and property during wildfires and provide a strong foundation for the water system. 
This reservoir provides an additional layer of security by ensuring firefighting efforts remain uninterrupted 
in the case of power outages disabling booster pumps.  
 
System Performance is also an element this reservoir will improve. Relying on a single storage volume in 
the Brader Hill area allows for the risk of the tank being drained completely during emergency events and 
the City to be left vulnerable for catastrophic emergency outcomes during fires. The Fire Department 
understands the need and the urgency for this project in relation to both performance and safety.  
 
Although improving safety of the community is the soul focus of this new reservoir, environmental health is 
also an area that would be strengthened. The City and its community members care about the 
environment surrounding the existing infrastructure and want to maintain it. This reservoir would better 
protect the surrounding area during emergency events in turn, reducing carbon emissions from wildfire 
smoke.  
 
Economic and Housing Development growth would become more with feasible with this additional 
reservoir. Although economic and housing development would be beneficial, the City stands with the need 
to enhance safety for its current residents.  
 
 
 
 
 
8. If applicable, describe how this project solves, mitigates, or prevents a public health and 
safety issue.  
If this is not applicable, put N/A.  
-no answer- 
 
9. If applicable, describe how this project solves, mitigates, or prevents environmental 
degradation.  
If this is not applicable, put N/A.  
The construction of the new 1.0 MG Brader Hill Reservoir presents a strategic opportunity to enhance the 
protection and preservation of local wildlife habitats. Recognizing the ecological value of the surrounding 
sage-covered foothills, the City of Selah is committed to maintaining the area's environmental integrity for 
future generations. Wildfires pose a significant threat to these ecosystems, often resulting in habitat loss 
and wildlife displacement. The reservoir’s dedicated emergency storage capacity will improve the City’s 
ability to respond to wildfire events, thereby supporting fire mitigation efforts and safeguarding critical 
natural resources. 
 
 
 
10. What potential climate change impacts did your jurisdiction consider when selecting and 
designing this project? How does your jurisdiction plan to address or mitigate impacts that 
climate change may have on this asset?  
Frequent droughts have been an important climate change impact that was considered when selecting 
this project for design and construction. Drought periods could have a devastating impact on the 
community without backup emergency storage and rising temperatures. This new tank would strengthen 
the existing system and safeguard during these events.  
 
11. Will this project reduce waste product(s), create energy efficiencies, or reduce carbon 
emissions? If yes, describe how.  
With the addition of this new reservoir, the city’s existing water system will be run much more efficiently. 
Electrical upgrades will be completed at the existing Brader Hill Reservoir site and will ensure less energy 
usage with more efficient equipment. A second reservoir and additional site piping would also decrease 
the risk of pipeline breaks reducing system and storage leakage. Even more water would be conserved 
for emergency events with the new steel tank design and city forces could be used elsewhere. 
 



12. If applicable, describe how this project addresses or prevents system performance issues or 
lack of service.  
If this is not applicable, put N/A.  
-no answer- 
 
13. If applicable, describe how this project impacts economic or housing development.  
If this is not applicable, put N/A.  
This project will promote housing development in the area due to the increased storage capacity. With this 
increased water capacity, more homes can be built, bringing more residents to the area. More rate 
payers for the water system will be brought in further enhancing the ability to fund future projects and 
maintain the current system. More community members will also benefit the local economy with more 
individuals supporting local businesses and industry jobs.  
 
 
LOCAL MANAGEMENT EFFORT 

14. Identify when your jurisdiction last updated the below planning documents. If there is a 
relevant part of a particular plan below that references this project, upload that section of the 
document to this application. Use MM/YY format.  
If your jurisdiction does not complete a listed document, put “n/a”.  

 
15. Describe how you maintain and sustainably operate the system(s) for which you are 
applying. (e.g., Asset Management Plan, inspection schedule, leakage detection program, 
scheduled chip sealing, update Water System Plan or Solid Waste Management Plan, etc...)  
The City of Selah staff operate based off a strict program that ensures their systems are maintained and 
sustainably operated. The city workers follow an Operation and Maintenance Program that is outlined in 
Chapter 6 of the 2021 Water System Plan (WSP) update that will continue for this new system addition.  
 
All reservoir level indicators are visually checked daily, reservoir screens are inspected quarterly, exteriors 
and interiors (as possible without removing from service) are inspected each year, every five years the 
reservoirs are emptied individually and inspected along with being cleaned, refilled, and chlorinated 
before removing the next tank from service. Inspection and video recording interiors using divers and 
vacuuming removing accumulated debris occur as needed. Electrical equipment and operation of the 
reservoir are efficiently operated to maintain sustainability. Similar tasks are conducted throughout the 
entire distribution system by City staff to ensure longevity.  
 
 
16. How will you achieve long-term sustainability of the finished project and its associated 
outcomes?  
A new perimeter security fence and access gate will be installed at the site to prevent unauthorized 
access, mitigate the risk of vandalism, and enhance the facility's long-term durability. The City values their 
facilities and understands the funds that are invested to construct them. As mentioned above, the 
Operation and Maintenance Program will continue to be followed and updated in future water system 

 11/20 Capital Facilities Plan/Capital Improvement Plan 

 03/17 Comprehensive Plan 

 02/21 Water System Plan (or similar) 

 10/18 Sewer System Plan (or similar) 

 12/21 Stormwater System Plan (or similar) 

 N/A Comprehensive Transportation Plan (or similar) 

 N/A Solid Waste Management Plan 

 02/21 Asset Management Plan 

0.000.00 TOTAL



plans to make sure needed changes or additions occur. The City budgets about $150,000 annually for 
water system maintenance and improvements.  
 
17. Describe how your organization ensures administrative, financial, or planning stability to be 
good stewards of the Public Works Assistance Account funds if awarded. (e.g., Disaster 
Resiliency Plan, Emergency Plan, rate study, income survey, annual budgeting, etc.)  
The City of Selah conducts rate studies each year and updates their rates based upon them. The last rate 
increase was implemented in November 2024. It is understood how important rates are to improve the 
water system and fund future projects.  
 
The City also conducts an annual budget where funds are set aside for water system maintenance and 
future projects. Water System Plans are also updated as required with the last update being completed in 
2021. Having this plan and proper rates ensures a strong foundation to continue future projects, conduct 
proper maintenance, and ensure longevity of the water system.  
 
 
 
 
FACT-FINDING QUESTIONS 

18. Are there any barriers or time constraints restricting or delaying the completion of this 
project? If yes, describe how.  
Yes, budgeting funds to design and construct a new reservoir would have a large impact on rate payers in 
the community. The City understands the large capital investment needed to complete this project. 
Equipment lead times have been extremely drawn-out along with increased material prices. Further 
project delays will result in a higher project cost, that could be passed onto community members, along 
with more homes and even lives being lost to fires without critical emergency water storage. 
 
19. When this project is complete, what will be the approximate life of the asset(s) in years?  
40 years.  
 
20. If this project will be completed in partnership with other organizations, agencies, or 
regionalized efforts, list the partnerships and describe the role of each partner.  
Letters of support or negotiated letters of agreement from major partners should be attached to this 
application.  
This project will not be completed in partnership with any other organizations, agencies, or regionalized 
efforts.  
 
21. Does this project require coordination with other infrastructure projects, either internal or 
external? For example, a water main replacement project that coincides with a transportation 
improvement project or a bridge construction project that is connected to a stormwater project.  
If yes, describe or explain and provide documentation under the Documents tab of the other connected 
infrastructure project(s) and construction schedule(s).  

 
22. Does this project impact any communities or lands of a federally-recognized Tribe? If so, 
describe how your jurisdiction has engaged with that Tribe and what the outcomes of that 
engagement were.  
If yes, include a letter of support or similar correspondence with the affected Tribe.  
No, this project does not impact any communities or lands of a federally-recognized Tribe.  
 
23. How has proactive community engagement influenced the project's design and/or 
selection?  
If you have any documents showing your community engagement efforts, please upload those to the 
Documents tab. Note: PWB does not consider presentations to your own governing body as proactive 

 Yes, please explain:   
 No 



community engagement.  
Yes, proactive community engagement has influenced the project’s selection. One form of community 
engagement that has influenced this project is the recent loss of homes due to a fire in the City of Selah on 
July 9, 2025. During this fire, the Palm Park reservoir was supplying the fire hydrants in the area to fight 
the fires. The booster pump station was operating to maintain this flow because of the water that was 
drawn out of the reservoir. If Pacific Power had shut off power in this area, the pumps would have stopped 
and the reservoir would not have been able to supply water effectively enough to fight the fire causing even 
more loss of homes. Increased storage capacity for emergencies is critical to meet current demands. A 
letter of support for this new reservoir from the City of Selah Fire Department has been attached to this 
application. The City understands the importance of this project and does not want a situation like this to 
happen in the Brader Hill area. This project will safeguard the community, and Selah is eager to move 
forward.  
 
24. Does your project area overlap an area that may include any other jurisdictions’ assets? If 
so, how have you coordinated with those jurisdictions to address any potential impacts to their 
assets that this project may cause?  
No, this project does not overlap an area that may include any other jurisdictions'' assets.  
 
25. List the permits that will be necessary to complete this project and their current status.  
No permits are necessary to complete this project.  
 
26. Has a State Environmental Policy Act (SEPA) Checklist been completed for this project and 
submitted to the Washington Department of Ecology? If yes, include that documentation in this 
application.  
PWB does not require SEPA completion, but the documentation is helpful for additional context if 
available.  

 
27. Does this project encourage economic development through mixed-use and mixed income 
development?  

 
28. Does this project create new, family-wage jobs, and avoid shifting existing jobs from one 
Washington state community to another?  

 
29. Does this project connect a road/street or water, sewer, or stormwater services to a new 
affordable housing development as defined by RCW 36.70A.030 (5)?  
See https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.030 for reference. If this project supports 
affordability for existing housing but does not connect service to a new affordable housing 
development, select No.  

 
30. Does this project consolidate or regionalize a system?  

 
31. I understand that, per the PWB’s Performance Incentives Policy, any Construction project 
awarded funding after July 1, 2025 will be eligible for performance incentives C or D listed in the 
policy ONLY if the actual Notice to Proceed date for the project is no more than 3 months after 

 Yes 
 No 
 Not Applicable 

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 



the Construction Start Date/Notice To Proceed date listed in the Estimated Project 
Schedule/Cost/Readiness to Proceed table in the next section of this application.  
See https://deptofcommerce.box.com/s/euuvctjydnzosdlgbkprf20uvkigq7k6 for the policy.  

 
 Yes 

 
Tables top  

 
 
Estimated Project Schedule/Cost/Readiness to Proceed 

Activity
Current 
Status

Percent 
Complete

Completion 
Date 

Total Project 
Amount

PWB 
Requested 
Amount

30% design/Engineering 
Report/Preliminary 
Engineering 

Not Started 
  

0  %  (Mo/Yr) $  90,780 $  90,780 

60% design Not Started 
  

0  %  (Mo/Yr) $  90,780 $  90,780 

90% design Not Started 
  

0  %  (Mo/Yr) $  90,780 $  90,780 

100% design/Bid 
Documents 

Not Started 
  

0  %  (Mo/Yr) $  55,260 $  55,260 

Cultural and Historical 
Resources Review (Section 
106 or Executive Order 21-
02) 

Not Started 
  

0  %  (Mo/Yr) $  7,500 $  7,500 

Environmental Review Not Started 
  

0  %  (Mo/Yr) $  7,500 $  7,500 

Land/Right-of-Way 
Acquisition/Site Control 

Not 
Applicable 
  

0  % N/A  (Mo/Yr) $  N/A $  N/A 

Permits Not 
Applicable 
  

0  % N/A  (Mo/Yr) $  N/A $  N/A 

Community Engagement    %  (Mo/Yr) $  0 $  0 
Award Construction Contract Not Started 

  
0  %  (Mo/Yr) $  

1,880,948.99 
$  
1,880,948.99 

Construction Start/Notice to 
Proceed 

Not Started 
  

0  %  (Mo/Yr) $  $  

Construction Management Not Started 
  

0  %  (Mo/Yr) $  172,900 $  172,900 

Construction Inspection 
Activities 

Not Started 
  

0  %  (Mo/Yr) $  172,900 $  172,900 

Construction Complete Not Started 
  

0  %  (Mo/Yr) $  0 $  0 

Substantial Completion Not Started 
  

0  %  (Mo/Yr) $  0 $  0 

Investment Grade Efficiency 
Audit (if applicable) 

   %  (Mo/Yr) $  $  

Contingencies Not Started 
  

0  %  (Mo/Yr) $  280,651.01 $  280,651.01 



Total
 
 
Project Funding - Attempts 
Type of Funding (Grant, 
Loan, Local)

Identify 
Source

Amount Outcome (Planned, Applied, 
Denied, etc)

Date of 
Outcome

1. PWB Application N/A   $  N/A N/A   N/A   
2. N/A N/A   $  N/A N/A   N/A   
3. N/A N/A   $  N/A N/A   N/A   
4. N/A N/A   $  N/A N/A   N/A   
5. N/A N/A   $  N/A N/A   N/A   
Total $ 0 
 
 
Project Funding - Secured or Already Spent 
Type of Funding 
(Grant, Loan, 
Local)

Identify 
Source Amount

Outcome (Already 
Spent, Budgeted, 
Awarded, etc.)

Date of 
Outcome

Contract No. (if 
applicable)

1. N/A for all 
funding. None 
secured. 

N/A   $  N/A N/A   N/A   N/A   

2. N/A N/A   $  N/A N/A   N/A   N/A   
3. N/A N/A   $  N/A N/A   N/A   N/A   
4. N/A N/A   $  N/A N/A   N/A   N/A   
5. N/A N/A   $  N/A N/A   N/A   N/A   
Total $ 0 
 
 
Contingent or Matched Funds 
Type of Funding (Grant, Loan, Combo) Identify Source Amount

1. N/A N/A   $  N/A 
2. N/A N/A   $  N/A 

 
Documents top  

Documents Requested * Required?Attached Documents *
Greenhouse Gas Policy  City of Selah Greenhouse Gas Policy  

Project Site/Asset Photos  

Project Contact List  
download template 

 

Applicant Certification  
download template 

 

System Information - Domestic Water 
Projects  
download template 

System Information - Sanitary Sewer 
Projects  
download template 

System Information - Storm Water Projects  
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download template 

System Information - Road/Street or Bridge 
Projects  
download template 

System Information - Solid 
Waste/Recycling/Organics Projects  
download template 

For Rate-Based Systems, please upload a 
document with: 1) Estimated per connection 
rate increase for debt service coverage. If 
no rate increase anticipated, provide 
explanation for debt service coverage 
strategy; and 2) Adopted rate structure. 

Adopted Water Rates  

Optional: Income Survey - See guidelines in 
the "download template" link.  
download template 

Regulatory order, negotiated letter of 
agreement, court order or evidence of new 
State or Federal requirement to be met (if 
applicable) 

Non-regulatory letter(s) of support from 
affected community members, area 
businesses, legislators, advocacy groups, 
etc. (if available) 

Evidence of proactive community 
engagement work (if available - e.g. fliers, 
notes from community gathering, social 
media posts, etc.) 

Project-specific documentation (e.g. design 
schematics or engineering report, reports 
about the issue, data, etc.) 

Brader Hill Reservoir Cost Estimate  

SEPA Checklist (if applicable) 

Other miscellaneous documents 



CITY OF SELAH
Brader Hill Water Storage Reservoir 7/10/2025
Engineer's Opinion of Construction Cost Preliminary

HLA Project No. 25006G

Item
No. Description Payment

Specification Unit Unit Cost Overall
Quantity Overall Cost

1 Minor Change 1-04.4(1) FA $25,000.00 1 $25,000.00
2 Apprenticeship Incentive 1-07.9(3) CALC $5,000.00 1 $5,000.00
3 Apprenticeship Penalty 1-07.9(3) CALC -$9,600.00 1 -$9,600.00
4 Mobilization 1-09.7 LS $150,000.00 1 $150,000.00
5 Site Excavation and Grading 1-09.3(1) LS $50,000.00 1 $50,000.00
6 Project Temporary Traffic Control 1-10.5 LS $10,000.00 1 $10,000.00
7 Crushed Surfacing Base Course 4-04.5 TON $70.00 50 $3,500.00
8 Crushed Surfacing Top Course 4-04.5 TON $70.00 500 $35,000.00
9 HMA Cl. 3/8-Inch PG 64H-28 5-04.5 TON $350.00 15 $5,250.00

10 Shoring or Extra Excavation 7-08.5 LF $3.00 415 $1,245.00
11 Select Backfill, as Directed 7-08.5 CY $70.00 210 $14,700.00
12 D.I. Pipe for Water Main 12 In. Diam. 7-09.5 LF $150.00 230 $34,500.00
13 12" Drain Piping, Complete 1-09.3(1) LF $120.00 185 $22,200.00
14 Cement Conc. Traffic Curb and Gutter 8-04.5 LF $200.00 10 $2,000.00
15 1.0 MG Steel Standpipe Reservoir, Complete 1-09.3(1) LS $1,000,000.00 1 $1,000,000.00
16 Submersible Mixer, Complete 1-09.3(1) LS $50,000.00 1 $50,000.00
17 Vaults, Valves, and Drain Structures, Complete 1-09.3(1) LS $200,000.00 1 $200,000.00
18 Chain Link Fencing 1-09.3(1) LF $75.00 400 $30,000.00
19 Chain Link Double Swing Gate, 20 Feet Wide 1-09.3(1) EA $4,000.00 1 $4,000.00
20 Electrical, Telemetry, and Control System Improvements, Complete 1-09.3(1) LS $100,000.00 1 $100,000.00
21 Record Drawings (Minimum Bid $2,000.00) 1-09.3(1) LS $2,000.00 1 $2,000.00
22 O&M Manuls (Minimum Bid $2,000.00) 1-09.3(1) LS $2,000.00 1 $2,000.00

Subtotal $1,736,795.00
Sales Tax 8.3% $144,153.99

Contingency 15% $280,651.01

Total Estimated Construction Cost $2,161,600.00

Design Engineering 14% $302,600.00
Construction Engineering 16% $345,800.00
Environmental and Cultural Review $15,000.00

Assumptions: Funding Administration $25,000.00
1. 4' wide trench, 7' wide (0.25' HMA) trench resurfacing area for water main.
2. 7' wide CSBC, 7' wide for HMA patch Total Estimated Project Cost $2,850,000.00
3. Select backfill 2.75' depth for water main. 
4. CSTC 7' wide, 1' depth for drain pipe. 
5. CSTC 0.5' depth surfacing around reservoir. 

2025-06-02- 25006G - New Brader Hill Reservoir Cost Estimate.xlsx





Meeting Date: 7/22/2025 
Action Item 

Agenda Number: 12A 

Title: Closed-Record Quasi-Judicial Public Hearing Regarding the Recommendation of the 
City’s Hearing Examiner Regarding a Use Application to Locate a Daycare Business in the 
General Business (B-2) Zoning District 

From: Steve Zetz, Community Development Supervisor 

Action Requested: Public Hearing - Closed Record 

Staff Recommendation: Conduct the hearing 

Board/Commission/Committee/Hearing Officer Recommendation: Approval (recommended 
by the City’s Hearing Examiner) 

Fiscal Impact:  N/A 

Funding Source:  N/A 

Background/Findings/Facts:  The City received a Use Application on or about June 2, 2025, 
which seeks approval for a daycare business to be located in an existing building that is located 
in the General Business (B-2) zoning district and, also, to utilize the parking lots that are 
associated with such building and that are also located in such zoning district. 

The subject location is 203 & 205 West Naches Avenue, with the building and one of the parking 
lots being situated (on Assessor’s Parcel Number 181435-41530) immediately west of City Hall 
and with the other parking lot being situated (on Assessor’s Parcel Number 181435-41408) 
immediately west of the building.  The building and parking lots were formerly used (years ago) 
for a nursing home business.  The building is presently empty.  The easternmost of the two parking 
lots is often used by City employees and visitors (via verbal consent from the entity-owner of the 
building and parking lots). 

The Applicant is Angel Soler, who is currently operating the “Little Steps Academy” daycare at 
135 & 137 East Naches Avenue and who plans to relocate said daycare from that location to the 
subject location if final approval is granted.  The subject location is owned by the entity of Selah 
Liberty Buildings LLC, and the registered agent of such entity is Lisa Gordon and the entity’s 
governor is David Gordon. 

City staff reviewed the Use Application, prepared a staff report, published required notices, and 
forwarded the appropriate materials to the Hearing Examiner (Patrick D. Spurgin). 

Per the municipal code, this matter is subject to a Class 3 review.  See Selah Municipal Code 
(SMC) Table 10.28A.  Moreover, a daycare business is not an outright permitted use in the B-2 
zoning district, but, instead, is a “conditional use” when situated in such type of zoning district. 

Selah City Council 
Regular Meeting 

AGENDA ITEM SUMMARY 



The City’s Hearing Examiner conducted an open-record public hearing on this matter on June 20, 
2025.  He received oral testimony and also reviewed written submissions. 

On July 7, 2025, the Hearing Examiner issued a seven-page “Recommendation of Hearing 
Examiner”, which includes Findings of Fact, Conclusions and an ultimate recommendation that 
approval should be granted subject to certain conditions.  A copy of the Recommendation of 
Hearing Examiner is submitted with the instant AIS. 

As a proposed condition, the Hearing Examiner believes that the combined student-and-staff 
occupancy at the business should be limited to 25 persons at any given time.  See 
Recommendation of Hearing Examiner, p.6, #3.  This is based on a comparison of the interior 
square footage of the building versus the number of onsite vehicle stalls in the two parking lots.  
Under the building code, the building’s size would enable a total occupancy of nearly 270.  See 
Table 1004.5 of the International Building Code.  However, the number of onsite vehicle stalls is 
much limited and would not accommodate a total occupancy anywhere near that high. 

City staff believes that approval should be granted but that the combined occupancy should not 
be capped at 25.  On the occupancy issue, City staff believes that the specification of total capacity 
should be made at a later date once further information is available such as a final layout is 
provided by the Applicant which, in turn, will allow the City to determine how much of the 
interior space will be actually used and how much will not be used (such as, perhaps, the basement 
area).  For clarity, City staff is not suggesting that an occupancy anywhere near to 270 would be 
proper.  But 25 seems far too low, in the opinion of City staff.  Also, given the nature of the 
intended use – a daycare – the occupant-clients will be children who are too young to drive.  
Parking will primarily only be needed for the business’s occupant-employees and for the drop-
off and pick-up times when parents or others deliver children to and retrieve children from the 
daycare. 

With regard to occupancy and parking, the City Council essentially has three options (if the City 
Council is otherwise inclined to approve the Use Application).  One, the City Council could adopt 
the Hearing Examiner’s Conclusions and conditions without any change, thereby capping 
occupancy at 25.  Two, the City Council could negate the Hearing Examiner’s maximum-of-25-
occupancy condition, allow staff to determine occupancy upon completion of a fire inspection 
and review of the used square footage actually being used, and immediately grant a parking 
variance that would allow the existing 25 spaces to satisfy the parking requirements of the existing 
building for use as a daycare.  (The City Council has the power to grant a parking variance because 
the City Council is, for this sort of matter, the City’s highest-ranking decisionmaker.)  Three, the 
City Council could negate the Hearing Examiner’s maximum-of-25-occupancy condition, 
authorize City staff to issue an administrative variance that establishes the occupancy (of 
whatever specific number) and that allows both onsite and nearby offsite parking to be used to 
support the occupancy.  (Again, these three options are only relevant if the City Council is 
otherwise inclined to approve the Use Application.  If, instead, the City Council is generally 
inclined to deny the Use Application, then these three options would become moot because only 
an approval can be conditioned – there are no “conditions” when a denial occurs.) 

Staff recommends Option 2 which allows the Council to grant a variance for parking to allow the 
daycare to utilize the 25 existing spaces and allows staff to determine occupancy upon completion 
of a fire-life-safety inspection, a required State inspection, and a review of the actual square 
footage used.  



Suggested Language/Process, for Use by Mayor, the City Attorney and/or Mr. Zetz:  

1. (Read aloud the following Quasi-Judicial Hearing Ex Parte Contact, Open-Mind and 
Conflict of Interest Preamble and Questions) 

 
A closed-record quasi-judicial hearing will occur on this matter.  Under the law, every 
quasi-judicial hearing must be fair, and, also, must appear to be fair.  The decision must 
be based on proper evidence and any Councilmember who has any disqualifying 
circumstance is supposed to recuse himself/herself.  If any Councilmember has had ex 
parte contact with the Applicant or anyone, other than City staff, regarding this matter, 
the Councilmember should confirm that an ex parte contact occurred and disclose the 
nature and/or substance of that contact.  In addition, if any Councilmember has already 
made up his/her mind regarding this matter, either in full or in part, the Councilmember 
should disclose that reality and specify the extent to which the Councilmember has already 
made up his/her mind.  Finally, if any Councilmember has or would have a personal, 
familial or business interest in the outcome of this matter, the Councilmember should 
disclose that reality and explain it. 
 

Q:  Does any Councilmember have an ex parte contact to disclose?  Does any 
Councilmember or person in attendance have reason to believe that one or more 
Councilmembers have had an ex parte contact regarding this matter? 

 

Q:  Has any Councilmember already made up his/her mind about this matter in any 
regard?  Does any Councilmember or person in attendance have reason to believe that 
one or more Councilmembers have already made up their minds regarding this matter? 

 

Q:  Does any Councilmember have an interest in the outcome of this matter?  Does 
any Councilmember or person in attendance have reason to believe that any 
Councilmember has an interest in the outcome of this matter? 

 
(If it proves necessary for the Mayor to cast a tie-breaking vote, then prior to the Mayor 
doing so, the above-recited three questions should be reworded as appropriate and posed 
to the Mayor.) 
 

2. We will now commence the closed-record quasi-judicial hearing.  Is there anyone 
present today who offered testimony when this matter was pending before the Hearing Officer 
who desires to also offer testimony today about this matter?  If so, please come forward to the 
podium one by one.  Courtney, did we receive any written comments or documents pertaining 
to this matter from anyone who previously submitted written comments or documents when 
this matter was pending before the Hearing Examiner?  If so, please provide copies to myself.  
(If she is uncertain as to whether someone who desires to offer written comments or 
documents today had been a participant when this matter was pending before the Hearing 
Officer, Mr. Zetz can resolve the confusion by examining the previously-existing record.) 
 
3. We will now conclude the public hearing. 

 
4. (Finally, the City Council will consider whether to approve or deny the Use 
Application, including whether to modify any of the Hearing Examiner’s Conclusions and/or 



conditions.  A separate AIS will be included within the Agenda Packet along with a proposed 
Resolution.) 
 

 
Record of all prior actions taken by the City Council and/or City Board, City Committee, 
Planning Commission, or the Hearing Examiner (if not applicable, please state none). 

Date: Action Taken: 

06-20-2025 Hearing Examiner’s Open-Record Public Hearing 
07-07-2025 Hearing Examiner’s Issuance of Seven-Page “Recommendation of Hearing 

Examiner” 
 



   
 

 

CITY OF SELAH   
OFFICE OF THE HEARING EXAMINER  

  
IN THE MATTER OF CLASS 3 REVIEW OF AN 
APPLICATION TO ESTABLISH A DAYCARE 
CENTER IN AN EXISTING BUILDING ON 
NACHES AVENUE IN THE BUSINESS, GENERAL 
(B-2) ZONING DISTRICT  

SUBMITTED BY  

ANGEL SOLER    

)
)
)
)
)
)
)
)
)
) 

SELAH FILE NO. CL3-2025-001  

 

HEARING EXAMINER RECOMMENDATION 

 
  

I. INTRODUCTION  

The City of Selah received an application on or after June 2, 2025, for Class (3) Review of a proposed 
daycare center to be located in an existing building in the Business, General (B-2) zoning district. The 
applicant currently operates a daycare center at 135-137 East Naches Avenue. The current operation 
(“Little Steps Academy”) would be relocated from its existing location to an existing building at 203 West 
Naches Avenue. Little Steps Academy purportedly emphasizes education and runs a dual language program 
based on earlier land use reviews of the operation.   

An open record hearing on the current application was conducted after due public notice in the City’s 
hearings facility. Prior to the hearing, Community Development Supervisor Stephen Zetz provided a staff 
report on the application, as well as a set of exhibits. Also before the hearing, the Hearing Examiner viewed 
the outside of the existing building and parking areas. No written comments were received regarding the 
application.  The staff report and exhibits are available online through the City’s website. The City was 
represented at the hearing by Mr. Zetz. The applicant represented herself.  The property owner and several 
members of the public attended and testified at the hearing. All public comments received at the hearing 
supported the application.  

II. FINDINGS OF FACT  

The following findings are based on a review of the staff report and hearing exhibits, and statements made 
by attendees at the June 20, 2025, open record hearing.  

1.  Application Information  

PROPONENT: Angel Soler (Applicant), 2 S. 32nd Ave., Yakima WA 98902.  
LOCATION: 203 West Naches Ave., Selah, WA 98942.  
PROPERTY OWNER: Selah Liberty Buildings LLC, 1770 E Pomona Rd., Yakima, WA 98901. 
TAX PARCEL NUMBERS: 18143541530, 18143541408.   
PROPOSAL: Locate a daycare center (“Little Steps Academy”) in an existing building located in the Business, 
General (B-2) zoning district. The daycare center will serve students from 0 to 11 years old.   The following 
information was included in the applicant’s “Statement of Cause” in the application materials:  

A. Description of Proposed Development: Little Steps Academy is a  



   
 

Soler Daycare CL3-2025-001  
Page 2 of 7  

childcare facility that would serve students 0-11 years old. The hours of operation will be 
from 6:30 a.m. to 5:30 p.m.  

B. How is the proposal compatible with neighboring properties?  The 
proposed daycare use is similar to the proposed location’s previous use, which was a 
nursing home / assisted living facility. As noted in the staff report, while a Daycare center is 
listed as a conditional use in commercial zones, the use itself has a significantly lower 
impact than other uses allowed outright in a commercial zones after only an administrative 
review rather than a public hearing. Examples include kennels, laundromats, hotels, night 
clubs, lumber yards, and RV and auto sales.  No evidence or comments have been received 
to indicate that the proposed use will interfere with the quiet enjoyment of nearby 
properties. 

C. What mitigation measures are proposed to promote compatibility? So long 
as the use conforms to the actions set out in the application materials, no other mitigation 
measures appear necessary. 

D. How is the proposal consistent with the current zoning of the property? The 
property is located in the B2 Business zone, and the daycare center is a business use.  

E. How is the proposal consistent with uses and zoning of neighboring 
properties? This zone is B2 Business.  

F. How is your proposal in the best interest of the community? As a matter of 
public record from the previous review of the Little Steps Academy, Selah has limited 
childcare facilities that serve the target age group. As noted in public comments, there is 
local need and support for the daycare center. 

2. Application authority and jurisdiction:  
Selah Municipal code (SMC), Table 10.28A Permitted, Administrative and Conditional Uses provides that uses 
which are identified as a 3 on the permitted use table shall be processed in accordance with Title 21, SMC 
10.06.040, and 10.06.060 for Class (3) Uses. "Child daycare center" means any preschool, day nursery, 
nursery school, child home-based daycare nursery or other building or premises regularly used for the 
daycare of a group of children for periods of less than twenty-four hours, apart from their parents or 
guardians, governed by the state daycare center licensing provisions and conducted in accordance with state 
requirements. See Appendix A to Ch. 10.02 SMC through Ch. 10.48 SMC.  Table 10.28A identifies that 
child/adult daycare centers (greater than twelve children or adults) require a Class (3) land use review.  The 
size of the student population for the existing operation and for this proposal is greater than 12 students 
based on the operations of the Little Steps Academy at its current location. Taking these considerations 
together renders the proposed daycare subject to Class (3) Review, for which the City of Selah Hearing 
Examiner is authorized to review and make a recommendation to the Selah City Council on the subject 
application. SMC 21.03.050.  
3. Land use & zoning:  

The site and immediately adjacent properties are zoned Business, Professional (B-1) or Business, General 
(B2). The site and neighboring properties are designated Commercial by the Future Land Use Map of the 
City's Comprehensive Plan. Surrounding properties have the following land uses:  

North — Residential; East — Municipal buildings; South — Commercial; West — Residential  

The subject property is zoned Business, General (B-2). Pursuant to SMC S 10.20.010, the purpose of the B-2 
zoning district is to provide for the day-today convenience shopping and service needs of persons residing in 
nearby residential areas. It is intended that all business establishments shall be retail, wholesale or service 
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establishments and where all goods produced on the premises are sold at retail. The B-2 zoning district is 
located where urban governmental services are either available or can be extended by the proponent to 
facilitate the project at no public cost.  
The 2017 City of Selah Comprehensive Plan designates the Future Land Use of this property as Commercial, 
and indicates that this Future Land Use category is established to "recognize existing and future commercial 
uses, and provide for their expansion..."  

4. Application process and public notice requirements:   
The following steps and notices were provided by the City:  

Application Date of Submittal:          ~June 2,  2025 

Date of Notice of Application/Hearing:  June 6, 2025  

Date of Legal Advertisement Publication:  June 7, 2025  

Date of Property Posting:  June 12, 2025  

Pursuant to SMC S 10.06.040 and Title 21, a Notice of Application was sent to adjoining property owners 
within 300 feet of the subject property on June 6, 2025, as noted.   

5. Review criteria and analysis:  
Per SMC S 10.06.020 (3), Class 3 conditional uses are not appropriate generally throughout the zoning district 
but may be permitted at a particular location where it can be conditioned in such a way to ensure 
compatibility and compliance with the provisions of the zoning district and the goals, objectives and policies 
of the comprehensive plan. If a Class 3 application cannot be adequately conditioned, it shall be denied. Class 
(3) uses may be recommended for approval by the Hearing Examiner and approved by the legislative 
authority when it is determined, after a public hearing, that difficulties related to compatibility, the provision 
of public services, and the objectives of the Selah Urban Growth Area Comprehensive Plan have been 
adequately resolved. “Compatibility means the characteristics of different uses or development that permit 
the uses to be located near each other in harmony."  

In accordance with SMC 10.06.060, "the reviewing official may impose conditions to:  

Comply with any development standard or criteria for approval set forth in this title or other 
relevant provisions of the Selah Municipal Code;  
  
Mitigate material impacts of the development, whether environmental or otherwise;   

Ensure compatibility of the development with existing neighboring land uses; assure consistency 
with the intent and character of the zoning district involved;  

Ensure that the structures and areas proposed are surfaced, arranged and screened in 
such a manner that they are compatible with and not detrimental to existing or 
reasonable expected future development of the neighborhood, or resource uses, 
consistent with the comprehensive plan; and  

Achieve and further the intent, goals, objectives, and policies of the comprehensive plan and 
Title 10 SMC.  

Each of these objectives is analyzed in turn below.  



   
 

Soler Daycare CL3-2025-001  
Page 4 of 7  

a. Comply with any development standard or criteria for approval set forth in this title or other relevant 
provisions of the Selah Municipal Code. Several standards in the ordinance are not applicable to the 
application and require no further analysis. These inapplicable standards include Lot  Depth-to-Width 
and Building Height; Transportation Concurrency Reviews, Setback requirements; and standards for 
buffering for commercial and industrial uses. Applicable standards are set out and analyzed below.  
  

• Water and Sewer: Based on the previous use of the building, it is presumed to be served by 
municipal water and sewer infrastructure. No evidence has been presented to the contrary. 

• Stormwater: The subject building and parking facilities drainage is already in place existing and 
presumed adequate for the proposed change in use.  

• Power: The building is presumed to be served by Pacific Power.  

• Streets: West Naches Avenue has curbing, a gutter, a sidewalk, and storm drainage along this 
development's frontage.  

• Building Codes: Building plans and permits will be required for all remodeling or interior 
modifications to the existing building.  

• Exterior Lighting: Exterior lighting requirements are provided in SMC 10.08.150 and is required to 
be directed downward and otherwise arranged, shaded, screened, shielded, or of a design that 
results in light being directed away from nearby residential uses. If exterior lighting is added, it 
shall meet these requirements.  

• Screening of Refuse Dumpster: Screening of refuse dumpsters is required in accordance with SMC 
S 10.08.170.  

• Access: Access to the building and on-street parking is provided by West Naches Ave.  

• Parking: Pursuant to SMC S 10.34.020, "When a new structure is constructed or an existing 
structure is enlarged, or when the use of an existing structure is changed, off-street parking and 
loading spaces shall be provided according to the standards set forth in Chapter 10.34, Table 34-
1. “ Table 34-1 no longer appears in the on-line version of Chapter 10.34. Rather, Table 34.120B 
now provides that, for a child daycare center, 3.16 spaces are required per 1,000 sq. ft. of gross 
floor area. The record does not contain evidence of the gross floor area dedicated to daycare 
activities, but there are currently 25 parking spaces on the site spread over the 2 parcels. The 
spaces would support a gross floor area of roughly 8,000 square feet. Alternatively, the same 
objective of the standard appears to be achievable by limiting the occupancy of the daycare 
facility to 25 people, including both students and staff. 
 

• Ingress and Egress: Pursuant to SMC S 10.34.040, "The city has the authority to fix the location, 
width and manner of approach of a vehicular ingress or egress from a building or parking area..." 
However, no alteration of ingress and egress to the subject property is proposed.  

• Landscaping: Pursuant to SMC S 10.34.080, "parking lots of ten or more spaces, a minimum of 
four percent of the total parking lot area shall be landscaped." Additionally, all parking areas shall 
meet the provisions of 10.34.080 (a)-(e).  

• Parking Improvement and Maintenance Pursuant to SMC S 10.34.070: Every parking lot or 
private parking area of two or more vehicles shall be surfaced in accordance with SMC 10.34.070 
(1) and also meet subsections (2) and (3).  
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b. Mitigate material impacts of the development, whether environmental or otherwise; Material or relevant 
impacts those adversely and significantly relevant interests. Protection of public health and safety and 
compliance with land use regulations or comprehensive plan provisions are interests protected by Title 
10 SMC by its own terms.    

c. Ensure compatibility of the development with existing neighboring land uses; assure consistency with the 
intent and character of the zoning district involved. “Compatibility means the characteristics of different 
uses or development that permit the uses to be located near each other in harmony."  Compatibility is a 
general standard that imposes on local governments the burden of demonstrating interference with 
neighboring uses or neighborhood character. In the absence of any evidence of such incompatibility, 
there is no basis for either imposing conditions to avoid the incompatibility or denying the application.  

The purpose of the B-2 zoning district is to provide for the day-to-day convenience shopping and service 
needs of persons residing in nearby residential areas. It is intended that all business establishments shall 
be retail, wholesale or service establishments and where all goods produced on the premises  are sold at 
retail. The daycare center is intended to provide for the service needs for persons in the area.  There is 
no substantial evidence that it would undermine the purpose of the B-2 zoning district.   

d. Ensure that the structures and areas proposed are surfaced, arranged and screened in such a manner 
that they are compatible with and not detrimental to existing or reasonable expected future development 
of the neighborhood, or resource uses, consistent with the comprehensive plan.  The proposal uses 
existing structures that will have no new effects on existing or future development.  Generally, the 
purpose of development standards listed and analyzed above is to protect existing and future 
development in the vicinity.  Compliance with the standards should achieve this objective. 
  

e. Achieve and further the intent, goals, objectives, and policies of the comprehensive plan and Title 10 
SMC. The staff report identifies following Comprehensive Plan goals, objectives and policies are or may 
be relevant to this proposal:  

i. Policy 5: Encourage commercial, office, and mixed-use development within the CBD.  
ii. Objective 2.2.1: Encourage economic growth while maintaining quality development and 

controlling the costs of public improvements in Selah's UGA.  
There is no evidence that the proposed daycare is inconsistent with these provisions.  

  
IV.  CONCLUSIONS:  

From the preceding findings, the Hearing Examiner makes the following conclusions. Any findings more 
properly characterized as conclusions are deemed to be so.  

1. Compatibility of the proposed use with neighboring uses is the fundamental consideration for Class 
(3) Review. No substantial evidence of incompatibility of the proposed use with neighboring uses has 
been presented.  

2. Based on review of the submitted site plan and evidence presented at the hearing, all City 
development standards may generally be met; where the compliance with standards cannot be 
determined definitively,  the Recommendation can be conditioned to assure compliance as stated in 
III.5 of this Recommendation. Any development standards that could not be determined compliant 
during this review has been conditioned such that the applicant will be required to submit compliant 
plans prior to operation of the subject business.  



   
 

Soler Daycare CL3-2025-001  
Page 6 of 7  

3. The proposed development is consistent with the goals and policies of the Comprehensive Plan.  
  
4. The intent of Title 10 SMC is to grant broad authority to impose special conditions and safeguards to 

achieve and further the objectives addressed in III.5 of this Recommendation.  Therefore, as noted, 
and in addition to staff recommendations on conditions of approval, the following conditions are 
appropriate.   

a. Building plans and permits will be required for all remodeling or interior 
modifications to the existing building.  

b. Exterior lighting requirements are provided in SMC 10.08.150, and lighting required 
to be directed downward and otherwise arranged, shaded, screened, shielded, or of a design that 
results in light being directed away from nearby residential uses. If exterior lighting is added to light 
the back-play area then such lighting shall meet these requirements.  

c. The daycare owners or operators shall maintain necessary certification of the 
daycare by the State of Washington.  

V.   RECOMMENDATION OF THE HEARING EXAMINER  

Inasmuch as the proposed Class (3) Review request is compliant with the provisions of the Class (3) Review 
process, City of Selah Development Regulations, Comprehensive Plan, and is compatible with surrounding 
uses, businesses, and residential neighborhood to the north, the Hearing Examiner recommends APPROVAL 
of the proposed use SUBJECT TO THE FOLLOWING CONDITIONS:  

1. The applicant shall operate the use in compliance with the site plan and other application material, 
except as modified through the open record meeting process and this Recommendation.  

2. The developer shall submit building plans for review and approval to the City of Selah Building 
Department for any internal or external alteration to the subject building. Building plans and permits 
will be required for all remodeling or interior modifications to the existing building.  

3. Student and staff occupancy shall be limited to a maximum of 25 person at any given time as part of 
daycare operations. This limitation may be subject to review upon an application for an 
administrative adjustment or variance to off-street parking requirements pursuant to Chapter 10.30 
SMC. 

4. Exterior lighting requirements are provided in SMC 10.08.150, and lighting required to be directed 
downward and otherwise arranged, shaded, screened, shielded, or of a design that results in light 
being directed away from nearby residential uses. If exterior lighting is added to light the back-play 
area then such lighting shall meet these requirements.   

5. The daycare owners or operators shall maintain necessary certification of the daycare by the State of 
Washington, which include assurance of student safety at the facility itself.  

6. The project shall be completed within one year of the final decision. An extension may be requested 
as authorized by the zoning ordinance but must be in writing and made prior to the completion date.  
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DATED THIS 7TH DAY OF JULY 2025 

 

            
            
  

  - _______________________________________________   

PATRICK D. SPURGIN   
HEARING EXAMINER   

















































Meeting Date: 7/22/2025 
Action Item 

Agenda Number: 13A 

Title: Resolution Approving a Use Application to Locate a Daycare Business in the General 
Business (B-2) Zoning District 

From: Steve Zetz, Community Development Supervisor 

Action Requested: Approval 

Staff Recommendation: Approval 

Board/Commission/Committee/Hearing Officer Recommendation: Approval (recommended 
by the City’s Hearing Examiner) 

Fiscal Impact:  N/A 

Funding Source:  N/A 

Background/Findings/Facts:  The instant AIS and its accompanying proposed Resolution are 
the second step in the two-step process for the City Council to act upon the Use Application 
whereby an Applicant is seeking approval to locate a daycare business in the General Business 
(B-2) zoning district.  The first step in the process was the closed-record quasi-judicial public 
hearing, which the City Council will have conducted immediately prior to undertaking this second 
step in the process. 

As explained in the preceding separate AIS, the Hearing Examiner issued a seven-page 
“Recommendation of Hearing Examiner” on July 7, 2025.  As a proposed condition, the Hearing 
Examiner believes that the combined student-and-staff occupancy at the business should be 
limited to 25 persons at any given time.  See Recommendation of Hearing Examiner, p.6, #3.  By 
contrast, City staff believes that the combined occupancy should not be capped at 25 and that 
Occupancy should be established based on the actual use, square footage, and fire-life-safety 
inspection 

With regard to occupancy and parking, the City Council essentially has three options (if the City 
Council is otherwise inclined to approve the Use Application).  One, the City Council could adopt 
the Hearing Examiner’s Conclusions and conditions without any change, thereby capping 
occupancy at 25.  Two, the City Council could negate the Hearing Examiner’s maximum-of-25-
occupancy condition,  allow staff to determine occupancy upon completion of a fire inspection 
and review of the used square footage actually being used, and immediately grant a parking 
variance that would allow the existing 25 spaces to satisfy the parking requirements of the existing 
building for use as a daycare.  (The City Council has the power to grant a parking variance because 
the City Council is, for this sort of matter, the City’s highest-ranking decisionmaker.)  Three, the 
City Council could negate the Hearing Examiner’s maximum-of-25-occupancy condition, 

Selah City Council 
Regular Meeting 

AGENDA ITEM SUMMARY 



authorize City staff to issue an administrative variance that establishes the occupancy (of 
whatever specific number) and that allows both onsite and nearby offsite parking to be used to 
support the occupancy.  (Again, these three options are only relevant if the City Council is 
otherwise inclined to approve the Use Application.  If, instead, the City Council is generally 
inclined to deny the Use Application, then these three options would become moot because only 
an approval can be conditioned – there are no “conditions” when a denial occurs.) 

Staff recommends Option 2 which allows the Council to grant a variance for parking to allow the 
daycare to utilize the 25 existing spaces and allows staff to determine occupancy upon completion 
of a fire-life-safety inspection, a required State inspection, and a review of the actual square 
footage used.  

Suggested Motion:  I move to approve the Resolution in the form presented. 

 
Record of all prior actions taken by the City Council and/or City Board, City Committee, 
Planning Commission, or the Hearing Examiner (if not applicable, please state none). 

Date: Action Taken: 

06-20-2025 Hearing Examiner’s Open-Record Public Hearing 
07-07-2025 Hearing Examiner’s Issuance of Seven-Page “Recommendation of Hearing 

Examiner” 
07-22-2025 (Immediately prior to the City Council’s consideration of the instant AIS and 

proposed Resolution) Closed-Record Quasi-Judicial Public Hearing by City 
Council 

 









Meeting Date: 7/22/2025 
Action Item 

Agenda Number: 14A 

Title: Closed-Record Quasi-Judicial Hearing Regarding Rezone Application for a Minor Rezone 
of Yakima County Assessor’s Parcel Number 181302-14418 from Residential Two Family (R-2) 
to General Business (B-2) 

From: Steve Zetz, Community Development Supervisor 

Action Requested: Approval 

Staff Recommendation: Approval 

Board/Commission/Committee/Hearing Officer Recommendation: Approval (recommended 
by the City’s Hearing Examiner) 

Fiscal Impact: N/A 

Funding Source: N/A 

Background/Findings/Facts: In June 2025, the City received a Rezone Application pertaining 
to one specific lot that is located north of Pleasant Avenue and west of South First Street.  More 
specifically, the Rezone Application pertains to Yakima County Assessor’s Parcel Number 
181302-14418, and it seeks a minor rezone of such lot from its the Residential Two Family (R-
2) zoning district to the General Business (B-2) zoning district.

City staff reviewed the Rezone Application, prepared a staff report, published required notices, 
and forwarded the appropriate materials to the Hearing Examiner (Patrick D. Spurgin). 

Per the municipal code, a quasi-judicial hearing is necessary in order for a minor rezone to be 
(potentially) approved.  See Selah Municipal Code (SMC) 10.40.070(a). 

The City’s Hearing Examiner conducted an open-record public hearing on this matter on June 20, 
2025.  He received oral testimony and also reviewed written submissions.  Notably, no testimony 
or written materials were offered in opposition to the Rezone Application. 

On July 7, 2025, the Hearing Examiner issued a three-page “Hearing Examiner 
Recommendation”, which includes Findings of Fact, analyzes the applicable legal standards, and 
an ultimate recommendation that approval should be granted without any imposed conditions.  A 
copy of the Recommendation of Hearing Examiner is submitted with the instant AIS. 

/// 

/// 
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Suggested Language/Process, for Use by Mayor, the City Attorney and/or Mr. Zetz:  

1. (Read aloud the following Quasi-Judicial Hearing Ex Parte Contact, Open-Mind and 
Conflict of Interest Preamble and Questions) 
 
A closed-record quasi-judicial hearing will occur on this matter.  Under the law, every 
quasi-judicial hearing must be fair, and, also, must appear to be fair.  The decision must 
be based on proper evidence and any Councilmember who has any disqualifying 
circumstance is supposed to recuse himself/herself.  If any Councilmember has had ex 
parte contact with the Applicant or anyone, other than City staff, regarding this matter, 
the Councilmember should confirm that an ex parte contact occurred and disclose the 
nature and/or substance of that contact.  In addition, if any Councilmember has already 
made up his/her mind regarding this matter, either in full or in part, the Councilmember 
should disclose that reality and specify the extent to which the Councilmember has already 
made up his/her mind.  Finally, if any Councilmember has or would have a personal, 
familial or business interest in the outcome of this matter, the Councilmember should 
disclose that reality and explain it. 
 

Q:  Does any Councilmember have an ex parte contact to disclose?  Does any 
Councilmember or person in attendance have reason to believe that one or more 
Councilmembers have had an ex parte contact regarding this matter? 

 

Q:  Has any Councilmember already made up his/her mind about this matter in any 
regard?  Does any Councilmember or person in attendance have reason to believe that 
one or more Councilmembers have already made up their minds regarding this matter? 

 

Q:  Does any Councilmember have an interest in the outcome of this matter?  Does 
any Councilmember or person in attendance have reason to believe that any 
Councilmember has an interest in the outcome of this matter? 

 
(If it proves necessary for the Mayor to cast a tie-breaking vote, then prior to the Mayor 
doing so, the above-recited three questions should be reworded as appropriate and posed 
to the Mayor.) 
 

2. We will now commence the closed-record quasi-judicial hearing.  Is there anyone present 
today who offered testimony when this matter was pending before the Hearing Officer 
who desires to also offer testimony today about this matter?  If so, please come forward 
to the podium one by one.  Courtney, did we receive any written comments or documents 
pertaining to this matter from anyone who previously submitted written comments or 
documents when this matter was pending before the Hearing Examiner?  If so, please 
provide copies to myself.  (If she is uncertain as to whether someone who desires to offer 
written comments or documents today had been a participant when this matter was 
pending before the Hearing Officer, Mr. Zetz can resolve the confusion by examining the 
previously-existing record.) 

 
3. We will now conclude the public hearing. 

 



4. (Finally, the City Council will consider whether to approve or deny the Rezone 
Application, including whether to modify any of the Hearing Examiner’s Conclusions 
and/or conditions.  A separate AIS will be included within the Agenda Packet along with 
a proposed Resolution.) 

 
Record of all prior actions taken by the City Council and/or City Board, City Committee, 
Planning Commission, or the Hearing Examiner (if not applicable, please state none). 

Date: Action Taken:  

06/20/2025 Hearings Examiner’s Open-Record Public Hearing 

 



City of Selah 
Office of the Hearing Examiner 

 
 

In the Matter of the Application for the Rezoning 
of Assessor’s Parcel # 18130214418 from R-2 to B-
2 
 
Submitted by Night Owl Development LLC 

) 
) 
) 
) 
) 

File Number: RZ-2025-001. 
 
HEARING EXAMINER 
RECOMMENDATION 

 
 

I. INTRODUCTION. 

The City of Selah received an application to rezone property on Pleasant Avenue in June 2025. The 
rezone application is associated with a potential commercial development that also seeks a 
comprehensive plan amendment and various boundary line adjustments. However, the subject 
application does not depend on the plan amendment or boundary line adjustments, all of which are 
subject to separate administrative and legislative processes. City staff prepared a Staff Report that 
addressed both the subject application and the other administrative and legislative actions. The other 
actions are outside the scope of this rezone proceeding and are not addressed in this 
Recommendation.  

An open record hearing was conducted for the subject rezone application on June 20, 2025. Neither the 
applicant nor any members of the public attended the hearing. The Hearing Examiner viewed the site 
prior to the hearing. This Recommendation is being issued within 10 working days of the closing of the 
hearing. 

 
II.  FINDINGS 

 
1. Application: The applicant is seeking approval of a rezone of parcel # 18130214418 from R2 to 
B2. Rezone applications that are not dependent upon a comprehensive plan amendment are 
considered “Minor Rezones” as provided in SMC 10.40.70(a).  The proposed rezone does not require an 
amendment to the current Selah Comprehensive Plan Land Use Designation or other provisions of the 
plan and therefore constitutes an application for a Minor Rezone.  
 

2. Parcel Location:  The subject property is generally located north of Pleasant Ave and west of S 
1st Street.  
 

3. Project Applicant/Owner:           Night Owl Development LLC 
10702 Estes Rd  
Yakima, WA 98908 

 
OWNER: BBS SELAH LLC 
7601 Wyss Lane 
Yakima, WA 98901 

 
4. Selah Comprehensive Plan Land Use Designation: Parcel # 18130214418 is designated 
Commercial in the Selah Comprehensive Plan. 
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5. Current Zoning: Two Family Residential (R2)  
 

6. Environmental Review: The City of Selah SEPA Administrator has issued a Mitigated 
Determination of Non-Significance (MDNS) for the proposed development on June 2, 2025.  

 
7. Public Notification: 

 Notice of Application mailed May 16, 2025 
• Published in paper of record May 15, 2025, and June 3, 2025 
• Property posted May 21, 2025 
• Notice of Hearings Examiner Public Hearing Mailed and Published June 3, 2025 

8. Rezone Review: Per SMC 10.40.070(a) minor rezones are quasi-judicial actions that may 
be processed at any time. The review criteria for minor rezones shall be the same as those listed 
in Chapter 10.40.050(c). SMC 10.40.050(c) provides that a rezone recommendation shall include 
the following considerations: 

 
(1) The extent to which the proposed amendment… is consistent with and/or deviates from the 
goals, objectives, mapping criteria and policies adopted in the comprehensive plan and the intent 
of [Title 10 SMC]:  

The request to rezone Parcel # 18130214418 to B-2 is consistent with the City of Selah 
Comprehensive Plan Commercial Land Use Designation for the property. It is more consistent than the 
current R-2 zoning for the property. No evidence has been presented of any conflict with the intent of 
the zoning ordinance.  

(2) The adequacy of public facilities, such as roads, sewer, water and other public services 
required to meet urban or rural needs: 

The subject parcel is immediately adjacent to commercially zoned property that is served with 
such public facilities. Any actual new development of the property will be required to comply 
with city development standards set forth in the zoning ordinance. The MDNS issued for the 
overall project conditions further development on infrastructure improvements. 

(3) The public need for the proposed change. Public need shall mean that a valid public purpose, 
for which the comprehensive plan and this title have been adopted, is served by the proposed 
application. Findings that address public need shall, at a minimum, document: 

(A) Whether additional land for a particular purpose is required in consideration of the amount 
already provided by the plan map designation or current zoning district within the area as 
appropriate; and 

(B) Whether the timing is appropriate to provide additional land for a particular use. 

Per the Staff Report, Selah lacks sufficient commercial space to accommodate necessary 
commercial growth. One reasonable response to this shortage is the expansion of existing 
commercial districts in the absence of alternate commercial lands. Goal 2.1 of the Comprehensive 
Plan encourages expansion of Commercial Districts and Economic Development. A rezone to 
Commercial would allow for expansion of Commercial businesses which in turn generates jobs.  

(4) Whether substantial changes in circumstances exist to warrant an amendment to the current 
designation or zone:  

The parcel is already designated for commercial development and the rezone would fulfill that 
designation more effectively than the existing R-2 zoning. 
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(5) The testimony at the public hearing; No public comments were offered at the hearing. 

(6) The compatibility of the proposed zone change and associated uses with neighboring land 
uses: 

Parcels to the west, south, and north are generally a mix of single family and multi-family 
dwelling units. Parcels to the east are Commercial. No evidence has been presented that would 
indicate that the potential commercial uses of the property would be incompatible with 
neighboring uses or that development could not be made harmonious with neighboring uses. 
Potential manufacturing uses in the district are largely subject to compatibility reviews before 
any authorization. 

(7) The suitability of the property in question for uses permitted under the proposed zoning:  

The property presents no special conditions that would make it unsuitable for uses permitted in 
the proposed zoning. 

 
III. RECOMMENDATION: 

 
Based on the application of the review criteria in SMC 10.40.050(c), the application for the rezoning of 
Parcel # 18130214418 from R2 to B2 should be approved. 

 
DATED THIS 7TH DAY OF JULY 2025.   
 
 
 
_____________________________________________ 
 
PATRICK D. SPURGIN 
HEARING EXAMINER 

   
 
 

























































































  
STATE OF WASHINGTON  

DEPARTMENT OF ECOLOGY  
Central Region Office  

1250 West Alder St., Union Gap, WA 98903-0009 • 509-575-2490  

May 28, 2025 

Steve Zetz  
City of Selah Planning Department  
222 S. Rushmore Road   
Selah, WA 98942 
  
RE: SEPA 202502046; SEPA-2025-004 

Dear Steve Zetz:  

Thank you for the opportunity to comment on the Mitigated Determination of Non-Significance 
for Primrose Phase III. We have reviewed the documents and have the following comments. 

Water Quality Program 

Project with Potential to Discharge Off-Site 

If your project anticipates disturbing ground with the potential for stormwater discharge off-
site, the NPDES Construction Stormwater General Permit is recommended.  This permit 
requires that the SEPA checklist fully disclose anticipated activities including building, road 
construction and utility placements.  Obtaining a permit may take 38-60 days.  

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

In the event that an unpermitted Stormwater discharge does occur off-site, it is a violation of 
Chapter 90.48 RCW, Water Pollution Control and is subject to enforcement action. 

More information on the stormwater program may be found on Ecology's stormwater 
website. Please submit an application or contact Lloyd Stevens Jr. at the Dept. of Ecology, 
(509)571-3866, with questions about this permit 

http://www.ecy.wa.gov/programs/wq/stormwater/construction/
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Ecology’s comments are based upon information provided by the lead agency. As such, they 
may not constitute an exhaustive list of the various authorizations that must be obtained or 
legal requirements that must be fulfilled in order to carry out the proposed action. 

If you have any questions or would like to respond to these comments, please contact the 
appropriate reviewing staff listed above. 

Sincerely,  

  
Amber Johnson  
SEPA Coordinator  
Central Region Office  
509-723-5677  
crosepa@ecy.wa.gov  
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May 29, 2025 

 

 

 

City of Selah 

222 S Rushmore Rd 

Selah, WA 98942 

 

Attn:  Steve Zetz, Community Development Supervisor 

 

RE:  2025 SEPA Notification, Primrose Ph 3 

  SR 823 milepost 0.82 to 0.94 Lt. 

 

We have reviewed the proposed project and have the following comment.  

 

The subject property is adjacent to State Route 823 (SR 823), a managed access class 5 

highway within the corporate limits of the City of Selah.  Access control for this portion 

of SR 823 is the authority of the city, in accordance with RCW 47.24. 

 

Thank you for the opportunity to review and comment on this proposal.  If you have any 

questions regarding this letter, please contact Jacob Prilucik at (509) 577-1635. 

 

 

Sincerely, 

 

 

 

Stephen P. (Phil) Nugent 

Region Planning Manager 

 

SPN: jjp/akh 

 

cc: File, #2025_001 
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BBS SELAH, LLC
506 S. 1st STREET - RETAIL COMPLEX

SITE DESIGN
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HLA 2803 River Road

Yakima, WA 98902
509.966.7000

Fax 509.965.3800
www.hlacivil.comEngineering and Land Surveying, Inc.

DEVELOPER
BBS Selah, LLC
608 S. 1st St.
Selah, WA 98942
(509) 697-7006
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PROJECT
LOCATION

BBS SELAH, LLC
506 S. 1st STREET - RETAIL COMPLEX SITE DESIGN

YAKIMA COUNTY WASHINGTON

HLA PROJECT NO. 25057 APRIL 2025

 CITY OF SELAH, WA. PARCEL # 181302-14418, 14546, 14548, 14549,
14550, 14552

ENGINEER
HLA ENGINEERING & LAND
SURVEYING, INC.
2803 RIVER ROAD
YAKIMA, WA 98902
MIKE HEIT, PE
(509) 966-7000

NOTE:  Impervious surfaces include all structures, paving, cement or asphalt
patios and walkways, driveways, paved parking and all other impervious surfaces.

LAND USE DENSITY AND COVERAGE LOT 1
PROPOSED USE: COMMERCIAL

ZONING: B2

LOT AREA: 53,473± SF

UNIT SIZE: 17,891 S.F.

IMPERVIOUS SURFACES: 45,927±

LOT COVERAGE:                    86% (90% ALLOWED)

PARKING LOT AREA: 7,948±

LANDSCAPE AREA:  1,211±

LANDSCAPE COVERAGE:  15.24%

NOTE:  Impervious surfaces include all structures, paving, cement or asphalt
patios and walkways, driveways, paved parking and all other impervious surfaces.

LAND USE DENSITY AND COVERAGE LOT 2 EXISTING
PROPOSED USE: COMMERCIAL

ZONING: B2

LOT AREA: 36,169± SF

UNIT SIZE: 7,870 S.F. EXISTING

IMPERVIOUS SURFACES: 29,585±

LOT COVERAGE:                    81.80% (90% ALLOWED)

PARKING LOT AREA: 6,486±

LANDSCAPE AREA:  2,213±

LANDSCAPE COVERAGE:  34.12%

NOTE:  Impervious surfaces include all structures, paving, cement or asphalt
patios and walkways, driveways, paved parking and all other impervious surfaces.

LAND USE DENSITY AND COVERAGE LOT 3
PROPOSED USE: COMMERCIAL

ZONING: B2

LOT AREA: 28,558± SF

UNIT SIZE: 4,500± S.F.

IMPERVIOUS SURFACES: 24,149.97±

LOT COVERAGE: 84.17% (90% ALLOWED)

PARKING LOT AREA: 6,607±

LANDSCAPE AREA:  1,550±

LANDSCAPE COVERAGE:  23.46%

USE:                                 MULTI - USE

REQUIRED PARKING:    1.0 SPACES PER 400 S.F. =  45 SPACES REQ.

PARKING PROVIDED:    45 SPACES, INCLUDING 2 HANDICAP

LOT 1 PARKING
USE:                                 MULTI - USE

REQUIRED PARKING: SUITE A; 10.4 SPACES PER 1K S.F. = 23.3 SPACES REQ.

SUITE B; 15.27 SPACES PER 1K S.F. = 29.7 SPACES REQ. TOTAL SPACES REQ. = 53

PARKING PROVIDED:    45 SPACES, INCLUDING 2 HANDICAP

LOT 2 PARKING
USE:                                 MULTI - USE

REQUIRED PARKING:    9.98 SPACES PER 1K S.F. = 45 SPACES REQ.

PARKING PROVIDED:    33 SPACES

LOT 3 PARKING

LOT

1

2

3

4

PARKING
USE

MULTI-USE

MULTI-USE

RESTAURANT

PARKING

SF

17,891 S.F.

7,570 S.F.

4,500 S.F.

0 S.F.

TOTAL

PARKING REQ.

45 SPACES

40 SPACES

53 SPACES

0 SPACES

143 SPACES

PARKING PROV.

45 W/ 2 HANDICAP

32 W/ 2 HANDICAP

33 W/ 2 HANDICAP

73 W/ 4 HANDICAP

183 W/ 10 HANDICAP

NOTE:  Impervious surfaces include all structures, paving, cement or asphalt
patios and walkways, driveways, paved parking and all other impervious surfaces.

LAND USE DENSITY AND COVERAGE LOT 4
PROPOSED USE: COMMERCIAL

ZONING: B2

LOT AREA: 31,264± SF

UNIT SIZE: N.A.

IMPERVIOUS SURFACES: 28,439.58±

LOT COVERAGE:                    90.966% (100% ALLOWED)

PARKING LOT AREA: 14,575±

LANDSCAPE AREA:  1,326±

LANDSCAPE COVERAGE:  9.10±%

USE:                                 PARKING

REQUIRED PARKING:    0 SPACES REQ.

PARKING PROVIDED:    73 SPACES, INCLUDING 4 HANDICAP

LOT 5 PARKING
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Traffic Calculations
1st Street n/o Valleyview Ave

Building #1 NB SB
Assumptions: 4 suite commercial building ‐ total 8,552 sqft; 3 suites would be specialty retail center One suite would be a fast‐food restaurant with drive through window Daily 8,237 8,803

retail code: 814 specialty retail center services code: 934 Fast‐food restaurant with drive through window Addl 1,623 0 20%
weekday trip generation per 1,000 sqft = 44.32; and PMPKHR trip generation is 2.71 per 1,000 sqft weekday trip generation per 1,000 sqft = 496.12; and PMPKHR trip generation is 34.64 per 1,000 sqft Total 9,860 8,803
5.99 x 44.32 = 265 trips per day; 5.99 x 2.71 = 16 trips in the PMPKHR 2.56 x 496.12 = 1,270 trips per day; 2.56 x 34.64 = 89 trips in the PMPKHR

PMPKHR 1,334 514
Total Bldg #1 trips = 1,535 per weekday and 105 trips in the PMPKHR Addl 137 0 10%

Total 1,471 514
SB traffic leaving Bldg #1 can turn right from Pleasant Avenue onto 1st Street.
NB traffic leaving Bldg #1 will likely need to turn north onto 3rd Street to Valleyview Avenue to use the traffic light to turn north on 1st Street.
There is no EB through traffic option. 1st Street s/o Valleyview Ave
There are no issues WB on Pleasant Avenue. NB SB

Daily 15,165 14,734
Addl 0 1,623 11%

Building #2 Total 15,165 16,357
Assumptions: 3,064 sqft commercial building for fast food restaurant with drive through

services code: 934 Fast‐food restaurant with drive through window PMPKHR 1,211 1,003
weekday trip generation per 1,000 sqft = 496.12; and PMPKHR trip generation is 34.64 per 1,000 sqft Addl 0 114 11%

Total 1,211 1,117
3.06 x 496.12 = 1,518 trips per day; 3.06 x 34.64 = 106 trips in the PMPKHR

SB traffic leaving Bldg #2 can turn right from Pleasant Avenue onto 1st Street. 1st Street n/o Southern Ave
NB traffic leaving Bldg #2 will likely need to turn north onto 3rd Street to Valleyview Avenue to use the traffic light to turn north on 1st Street. NB SB
There is no EB through traffic option. Daily 16,420 18,000
There are no issues WB on Pleasant Avenue. Addl 0 1,815 10%

Total 16,420 19,815

Building #3 PMPKHR 1,863 1,159
Assumptions: 3 suite commercial building ‐ total 4,464 sqft with a drive through for one business (i.e. coffee stand) Addl 0 160 14%

retail code: 820 shopping center Total 1,863 1,319
weekday trip generation per 1,000 sqft = 42.94; and PMPKHR trip generation is 3.75 per 1,000 sqft

4.46 x 42.94 = 192 trips per day; 4.46 x 3.75 = 17 trips in the PMPKHR  Valleyview w/o 1st Street
EB WB

SB traffic leaving Bldg #3 can turn right from Pleasant Avenue onto 1st Street. Daily 1,080 985
NB traffic leaving Bldg #3 will likely need to turn north onto 3rd Street to Valleyview to use the traffic light to turn north on 1st Street. Addl 1,623 0 150%
There is no EB through traffic option. Total 2,703 985
There are no issues WB on Pleasant Avenue.

PMPKHR 221 264
Addl 114 0 52%

Building #5 Total 335 264
Assumptions: 4,248 sqft commercial building for restaurant with a drive through and patio seating

services code: 932 High‐turnover (sit down) restaurant
weekday trip generation per 1,000 sqft = 540.39; and PMPKHR trip generation is 10.92 per 1,000 sqft 3rd Street s/o Valleyview Ave

NB SB
4.25 x 127.15 = 192 trips per day; 4.25 x 10.92 = 46 trips in the PMPKHR  Daily

Addl
SB traffic leaving Bldg #5 can turn right from Riverview Avenue onto 1st Street. Total
NB traffic leaving Bldg #5 will likely need to turn north onto 3rd Street to Valleyview Avenue to use the traffic light to turn north on 1st Street.
There is an EB through traffic option into another parking lot, but the likelihood of crossing all SB and NB lanes should be discouraged.  PMPKHR
There are no issues WB on Pleasant Avenue. Addl

Total

Accumalitve effects:

Traffic from building #s 1,2,3, and 5 are additive to 3rd Street NB to Valleyview Avenue which means adding some portion of      3,437 daily trips and      274 PMPKHR trips onto 3rd Street.
Traffic from building #5 is additive to 1st Street SB at Riverview Avenue which means adding some portion of  192 daily trips and 46 PMPKHR trips onto 1st Street at Riverview Avenue.
Traffic from building #s 1,2,and 3 are additive to 1st Street SB at Valleyview Avenue which means adding some portion of      3,245 daily trips and 228 PMPKHR trips onto 1st Street just above Southern Avenue.

Existing Traffic Volumes

HLA Traffic Analysis for HLA Project # 22106































































Meeting Date: 7/22/2025 
Action Item 

Agenda Number: 15A 

Title: Resolution Approving Rezone Application for a Minor Rezone of Yakima County 
Assessor’s Parcel Number 181302-14418 from Residential Two Family (R-2) to General 
Business (B-2) 

From: Steve Zetz, Community Development Supervisor 

Action Requested: Approval 

Staff Recommendation: Approval 

Board/Commission/Committee/Hearing Officer Recommendation: Approval (recommended 
by the City’s Hearing Examiner) 

Fiscal Impact: N/A 

Funding Source: N/A 

Background/Findings/Facts: The instant AIS and its accompanying proposed Resolution are the 
second step in the two-step process for the City Council to act upon the Rezone Application 
whereby an Applicant is seeking change the zoning of Yakima County Assessor’s Parcel Number 
181302-14418 from Residential Two Family (R-2) to General Business (B-2).  The first step in 
the process was the closed-record quasi-judicial public hearing, which the City Council will have 
conducted immediately prior to undertaking this second step in the process. 

As explained in the preceding separate AIS, the Hearing Examiner issued a three-page “Hearing 
Examiner Recommendation” on July 7, 2025.  The Hearing Examiner recommended that the 
Rezone Application be approved and he did not propose any conditions. 

City staff also believes that the Rezone Application should be approved and that no conditions 
are necessary or appropriate. 

Recommended Motion: I move to approve the Resolution in the form presented. 

Record of all prior actions taken by the City Council and/or City Board, City Committee, 
Planning Commission, or the Hearing Examiner (if not applicable, please state none). 

Date: Action Taken: 

06/20/2025 Hearings Examiner’s Open-Record Public Hearing 

Selah City Council 
Regular Meeting 

AGENDA ITEM SUMMARY 



07-22-2025 (Immediately prior to the City Council’s consideration of the instant AIS and 
proposed Resolution) Closed-Record Quasi-Judicial Public Hearing by City 
Council 
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Meeting Date: 7/22/2025 
Action Item 

Agenda Number: 15B 

Title: Resolution Approving Rezone Application for a Major Rezone of Yakima County 
Assessor’s Parcel Number 181302-14552, Consisting of both a Legislative Amendment to the 
City’s Comprehensive Plan Land Use Designation Map for such Parcel from Moderate Density 
Residential to Commercial, and also a Rezone of such Parcel from Residential Two Family (R-
2) to General Business (B-2)

From: Steve Zetz, Community Development Supervisor

Action Requested: Approval

Staff Recommendation Approval

Board/Commission Recommendation: N/A

Fiscal Impact: N/A

Funding Source: N/A

Background/Findings/Facts: The instant AIS and its accompanying proposed Resolution relate 
back to actions and votes that the City Council undertook during its regular meeting on July 8, 
2025.  Specifically, the now-presented proposed Resolution will memorialize the outcome of the 
City Council’s actions and votes on July 8th regarding a Rezone Application pertaining to a 
specific lot within the City, which lot is specifically identified as Yakima County Assessor’s 
Parcel Number 181302-14552.  Such Rezone Application was comprised of two parts.  The first 
component requested a legislative amendment to the City’s Comprehensive Land Use 
Designation Map for the subject lot, so as to change the lot’s designation from Moderate Density 
Residential to a new designation of Commercial.  The second component requested the actual 
rezoning of the lot, from Residential Two Family (R-2) to General Business (B-2) 

On July 8th, the City Council held an open-record public hearing regarding the legislative request 
portion of the Rezone Application, which portion sought a land use designation change.  
Following conclusion of that hearing, the City Council voted affirmatively (via a 4-3 tally) to 
approve the legislative request. 

Next, also on July 8th, the City Council held a closed-record quasi-judicial hearing regarding the 
actual rezone request portion of the Rezone Application, which portion sought to change the 
zoning designation for the subject parcel.  Following conclusion of that hearing, the City Council 
voted affirmatively (again, via a 4-3 tally) to approve the rezone. 

Selah City Council 
Regular Meeting 

AGENDA ITEM SUMMARY 



A proposed Resolution was not presented to the City Council on July 8th.  As stated above in this 
AIS, the proposed Resolution is being presented to the City Council now – as part of the Agenda 
for the City Council’s July 22nd meeting. 

City staff requests that the City Council approve the now-submitted proposed Resolution, 
including its appended “Attachment A” labeled “City Council Findings” that will be incorporated 
within the Resolution as an operative part of the Resolution. 

Record of all prior actions taken by the City Council and/or City Board, City Committee, 
Planning Commission, or the Hearing Examiner (if not applicable, please state none). 

Date: Action Taken:  

06/17/2025 Planning Commission’s Hearing (continued to a later date) 

07/01/2025 Planning Commission’s Hearing  

07/08/2025 City Council Regular Meeting, during which the Council (1) conducted an 
open-record public hearing regarding the Applicant’s legislative request for a 
land use designation change, and then affirmatively voted to approve the 
legislative request; and then (2) conducted a closed-record quasi-judicial 
hearing regarding the Applicant’s request for a major rezone, and then 
affirmatively voted to approve the rezone (and now the corresponding 
Resolution is being presented so that the votes of July 8th can be memorialized 
in writing) 
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