Minutes of the Blue Ribbon Farms
Airport Committee Meeting
March 19, 2026
10 AM, Mr. Baritelle’s residence, 131 Maynard Rd.

NOTE: These are action type minutes, intended to assist in tracking decisions and to provide some description of the
action discussion, next steps and potential deadlines. These do not necessarily contain verbatim discussions or items
not pertinent to the committee agenda.

1. Attendance Record: Meeting was called to order at 10:00 am. Andre Baritelle, Board Liaison to Airport
Committee, host of this meeting, welcomed those attending and introduced Chair John Cuny who also
welcomed the attendees. Committee members in attendance were Andre Baritelle (Board Liaison), John
Cuny (Chair), Drew Zacharias (Vice-chair), Carmen Lynaugh (Secretary), Janis Hernandez, Dennis Jennings,
Mark Long, Steve Robinson, Dave Woodcock, and Bob Bagwell. Excused absences committee members
were only Mickey McCorie, Doug Medema, Rick Smith. Other POA members in attendance were Sherl
Cuny, Natasha Merkuloff, Jim Nichols and Corby Somerville. A quorum was present.

2. Approval of Minutes: Approval of January 7, 2026 minutes: Bob made a motion to approve the minutes as
provided. Drew seconded motion. Result: Motion carried.

3. Airpark Sub-committee (of the GDC) presentation: Janis presented and there was discussion on the
following sub-committee templates.

a.

Definition and guidance for the 120-foot building setback along the airstrip — Janis presented the
template content and discussion followed regarding it and what actually the building setback legally
means.

Motion: A motion was made by Carmen and seconded by Dave as follows:

Motion to put the template on hold and have the airport committee request at the next board
meeting that the attorney be ask if the POA can legally regulate items other than buildings in the area
designated as 120’ building setback on the R-O-S and subsequent plat maps. The items the POA would
like to consider regulating include but are not limited to landscaping, grass height, trees, hedges,
fencing, hardscaping, septic drainage fields, rock piles, fire pits, picnic tables, mailboxes, utility boxes,
bonfire/burn piles, parking of trailers and vehicles. Can the POA regulate what an owner places in this
area, other than a building, without the POA having a “negative easement “as defined in RCW
64.65.010 over the 120’ strip of land or other type of easement? Result: Motion carried by unanimous
vote.

No Commercial Use of the Airstrip — Janis presented the template content and discussion followed
regarding it. The discussion included wording that was included in the Mason Settlement Agreement.
Motion: A motion was made by Mark and seconded by John as follows:

Motion to use the template with all 3 versions of the definition with the attorney making the final
decision on what wording to use. Result: Motion carried by unanimous vote.

Pedestrian on Airstrip — Janis discussed the template that the Airpark Sub-committee is working on
regarding this item. Janis took input and suggested that the current statement in our CC&Rs would be
modified to include pets on leash. Janis made a suggestion that the safety training material be in a
table format and posted on the website. John brought up getting the insurance company to define
what is recreation and what is our liability. Andre said the issue is what is organized recreation but that
the insurance expected people to be on the airstrip because it is not fenced. Sherl brought up the
issue of the POA liability insurance also and requested that our liability be determined from by the
insurance company. Further discussion ensued. Talking to Cindy Allsing was discussed. Previously the
Insurance broker was sent an email and a response was provided regarding the answers on the
insurance application. John asked the Airpark Subcomm. to look at the issue. Janis reiterated that the
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current language stated the pedestrians are using the airstrip at their own risk and shall yield to
aircraft at all time, so they take on the responsibility and risk. Carmen reminded that the CC&Rs grant
the right to use the common area to all members and if we try to remove pedestrians on the airstrip
this is removing the rights of a member. John asked that the Airpark Subcommittee continues to
complete a template for this topic and bring it to the Airport Committee.

4. Approved FY26-27 Budget — was presented as the final budget

Fertilizer/Pre-
emergent & Materials
— top soil/compost 3,310

water Rights 60

Misc. Repairs-Water
System & New Battery
& Sprinkler Rings 610

Safety Items —
Windsock & vests &
cones 520

5. Old Business

a.

o T

Airstrip maintenance — Discussion regarding the placement of fertilizer and topsoil from Cascade on
airstrip and other maintenance and needing volunteers. No horse manure will be placed on the
airstrip at this time.

Motion: A motion was made by John and seconded by Dennis as follows: Motion to place fertilizer and
top soil as discussed. A light “salt and peppering” application of top soil will be completed. Result:
Motion carried by unanimous vote.

Safety — general discussion with setting a safety meeting in August.

Run-up Area and Guest Parking — working as intended

Ad-Hoc Committee (turf maintenance) — Report on status — Drew gave a brief report on the following
steps needed to renovate and maintain the airstrip provided by Gordon Clark, Professional
Horticulturist. Renovations can be done either in the spring or the fall. The university of Washington
person cannot look at the airstrip until April. Also, Andy is an inhouse expert with a PhD that can assist
us in our maintenance efforts. It was also recommended to mow the grass more often so that the
grass is shorter when deposited on the airstrip.

1. Mow the lawn as short as possible without scalping. This is done because you have to wait three
weeks or so after the overseeing process before mowing the lawn again.

2. Dethatch the lawn. Thatch can be the result of compaction of the lawn, excessive amounts of
nitrogen fertilizer, frequent shallow watering or excessive irrigation. For best results, run the
dethatched north and south, remove the thatch brought to the surface, then east and west, remove
thatch.

3. Aerate the lawn. This will help with the soil compaction and will improve drainage. Compacted soils
typically have shallow roots and can lead to the development of thatch.

4. Apply lime if indicated by a soil test. Lime helps manage thatch by correcting acidic soil, which
encourages microorganisms to break down organic matter. With higher soil pH there will be better
nutrient availability, and grass health.

5. Overseed with a mix of fescue and ryegrass. These are the two varieties recommended for our
area. Maintain seed moisture until germination takes place.

6. Fertilize following recommendations provided by the soil test.
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7. Water deeply, less frequently. A good guideline is to water the lawn once a week with
approximately 1 inch of water. The runtime for the irrigation system can be determined by placing a
pan out when the irrigation is running and note the run time it takes to reach 1 inch of water in the
pan. It is important to note that all of the information above can be verified by visiting the WSU
Extension website.

e. Signage —John presented sign from other airstrips and the need for more signage is regarding active
airstrip and safety. Dennis and Janis may continue to work on signage.

6. New Business: No new business discussed

7. Next meeting scheduled to be determined.

Attachments:
120’ Budling Setback Template
No Commercial Use of the Airstrip

DRAFT GDC Airpark Sub-Committee Recommendations for additions under Airport
Committee guidelines. The selected priority item is to propose new guidance regarding:

Definition and guidance for the 120-foot building setback along the airstrip.

1) Problem Statement

a. Specify and describe the problem.

e The Blue Ribbon Farms developers established a 120-foot building setback on privately-
owned lots that border the Lot 39 airstrip as a safety measure for aircraft using the 64-
foot-wide airstrip.

e There are no written guidelines, rules, By-Laws, or CCRs that describe any maintenance or
allowable uses within this area.

e The 120-foot building setback is shown on the respective lot plat map as text and a border
line notation.
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e Figure 1 features the estimated 120-foot building setback boundary shown in yellow,
generated from Clallam County legacy parcel data.

bt ‘ & =t o e
Figure 1- Selected portion of the Blue Ribbon Farms POA community boundary in red, lot 39
common area in orange, which includes the green airstrip overlay, taxiways are blue, and 120-
foot building setback boundaries between the yellow lines.

b. Provide evidence of the problem’s existence.

e A few lots that border the airstrip have existing items placed toward the rear of the 120-
foot setback, including shrubs, soil berms, rocks, or other low decorative items that offer
convenience, enjoyment, or protection for the main residence and pilot from potential
impact from an out-of-control aircraft.

e Many of these shrubs/rocks were reportedly placed on the lots with verbal permissions
from the previous Airport Committee or Board leadership. Question: is this true? How
can it be proven?

e Historically, the development of Blue Ribbon Farms was zoned R-5 with 5-acre parcels,
and the utilities and septic drain fields were placed according to those boundaries. With
subsequent subdivision of the lots into R-1, the development of these smaller lots is
impacted by the previous placement of utilities.

e An example of this includes lots that border the airstrip have PUD utility boxes and
generally low-height septic drain fields that exist further inside the 120-foot setback
zone.

e Undeveloped lots that have a 120-foot building setback designation will need to identify
an area for a septic drain field before receiving a building permit.

e Existing developed lots with drain fields within the 120-foot building setback will need
to consider potential repairs/replacement of the drain field area, should the existing
system fail.
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e Uncertainties exist should the owner desire to utilize the 120-foot building setback area
for their septic design considerations or safety buffers.

c. Explain the consequences of NOT solving the problem.

e Lot owner confusion about who to contact for discussion and approval for placing an
item within their 120-foot building setback area.

e |tems that could be considered obstructions could be placed unknowingly within the
120-foot setback and cause potential damage to aircraft and pilots in case of
emergency, where the aircraft goes off the airstrip.

[ ]

d. Identify what is not known about the problem that should be known.

e Are items that currently exist within the 120-foot building setback area perceived as a
safety issue for the airstrip?

e Should existing items within the 120-foot building setback area be acknowledged by the
Board and approved, ie: grandfathered in?

e Should there be consideration of height restrictions and natural material size (sand vs.
gravel) for septic drain field design and aircraft safety within the 120-foot building
setback zone?

2) Identify the relevant sections of the By-Laws, CCRs and BRFPOA website and any relevant Federal, State,
County, or other laws, regs, codes; identify what needs to change to solve the problem.

e There are currently no rules, By-Laws, or CCRs established. Any guidance on this topic
could be located within an Operational Procedures rule or policy. Mention of this
guidance should also direct people from the Airstrip web page to the Operational
Procedures policy.

e The County does not regulate the 120-foot building setback area.

e Parcel maps for each respective parcel along both sides of the airstrip show their
respective setback designations.

e Information regarding septic system requirements can be found on the Clallam County
website: https://www.clallamcountywa.gov/493/Septic-System-Permits

3) Provide a Proposed Rule for the Airstrip Maintenance recommendation to the GDC Committee:

We propose the following language to be added to the Rules for Use of the Airstrip, which falls within the
Airstrip tab of the Blue Ribbon Farms POA website, and Posted as a rule or guidance within Operational Policies
and Procedures:

Runway Setback Regulation

1. Purpose and Intent

e The Runway Setback exists to preserve the safety, functionality, and residential
character of the airpark. This area provides essential wingtip clearance, visibility, and
emergency excursion space for aircraft operating on the grass runway.

e This regulation intends to ensure the setback remains free of obstacles that could
endanger pilots, passengers, residents, or property, and to maintain compliance with
the BRF developer’s designated 120-foot building setback restriction prohibiting
building structures within this zone.
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. Definition of the Runway Setback
The Runway Setback is defined as the area within 120-feet measured perpendicular

from the runway edge on both the north and south sides of the airstrip. This area
applies to all lots adjoining or abutting the runway.

. General Standard
The Runway Setback must remain clear, unobstructed, and free of hazards at all times.

w

No owner may place, construct, store, or maintain any object, structure, or vegetation
within the setback that interferes with aircraft operations, visibility, or emergency use
of the area.

e If an owner wishes to place any allowable items within the Runway Setback area, they
must first receive prior approval from the Airport Committee and from the Board.

4. Prohibited Items and Activities

e Permanent or semi-permanent structures, including, but not limited to: sheds, garages,
fences, retaining walls, decks, gazebos, pergolas, or any built improvement.

e lLarge rocks, boulders, landscape berms, or immovable decorative features.

e Tall trees, hedges, or shrubs exceeding _XX feet in height (Question?), whether existing
or newly planted.

e Parking or storage of vehicles, trailers, boats, RVs, aircraft, equipment, or machinery.

e Fuel tanks, generators, utility boxes, or above-ground mechanical equipment.

5. Allowed Items (With Conditions)

The following may be permitted within the Runway Setback only if they remain low-profile,

movable, and non-hazardous:

e Low groundcover vegetation such as grass, native wildflowers, or low plants not
exceeding 12-18 inches in height (Question?), provided they do not obstruct visibility
or attract wildlife.

e Small, movable decorative items such as lightweight planters or ornaments.

e Underground utilities or irrigation lines, including septic drain fields.

e Temporary maintenance items (tools, hoses, equipment) used during active work.

6. Required Maintenance

e Owners whose property includes any portion of the Runway Setback must maintain
vegetation at or below the approved height limit (Question?).

Keep the area free of debris, stored materials, or temporary obstructions.

Permit HOA access for inspection, vegetation control, and safety enforcement.

7. Board Authority and Enforcement

The Board is authorized to:

e Determine whether any object, vegetation, or activity within the setback constitutes a

hazard or interferes with aircraft operations.

e Require immediate removal of any prohibited or unsafe item.

e Impose fines or take corrective action if an owner fails to comply after notice.

e Adopt additional guidelines consistent with the purpose and intent of this regulation.

e The Board’s interpretation of what constitutes a hazard or obstruction shall be given
substantial deference, consistent with the safety-critical nature of the airpark.

. Liability Notice

o]
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e The Board will have the authority to determine if an owner is liable if an incident is the
result of not following the established guidelines. (Review).

4) What are our roadblocks and open questions?
a. POA questions
i. What would be the approved height limit of vegetation, or septic drain field (sand bed)?
ii. Provide more appropriate language regarding the Liability Notice.
b. Attorney questions
i. Need to ask about grand fathering of existing items in the 120 ft. building setback?

S e B

DRAFT Airpark Sub-Committee Recommendations for changes to the CCRs regarding

No Commercial Use of the Airstrip
1) Problem Statement

a. Specify and describe the problem.

e CCR Article lll, Section 2 (d) states that “Use of the airstrip for commercial purposes is
not permitted.” However, the term “commercial purposes” is broad and requires
clarification.

b. Provide evidence of the problem's existence.

e The BRF airstrip has been previously used for a commercial operation by a POA lot
owner (the Masons) for their wing walking training and flight tour business.

e This business operation included multiple take-offs and landings during these
trainings/trips and was disruptive to the residents, given the frequency of flights. The
hangar was also used as an instructional area, with multiple customer vehicles parked
and traveling in and out of the neighborhood.

e Conflicts between the POA member and the Board's determination of a Commercial Use
of the Airstrip resulted in a legal action and then a settlement agreement, where the
member agreed to not use the airstrip for commercial purposes.

e Also, based on CCR Article V, Miscellaneous Restrictions, Section 6. Home Business
Enterprise (a, b, and c), Commercial use of the POA members' hangar and lot
constituted an outward appearance of a business; therefore, a restriction was placed on
the maximum number of vehicles to be parked at the property during normal business
hours.

e language from the Mason matter:

e When the Mason’s issue was settled the agreement included the following language:
This is for reference to review how best to define what is commercial use.

e MASON’S REPRESENTATIONS, AGREEMENTS AND WARRANTIES. Mason represents,
warrants and agrees:

3.1.BRF owns an airstrip (“Airstrip”), which is common space located on the
common property within the Development, called Parcel 39, to be used by
BRF owners for purposes of takeoff and landing of aircraft. As of the Effective
Date Mason will not use the Airstrip for a commercial purpose, which applies to
any undertaking (“Undertaking”) that provides compensation or revenue to
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Mason or any entity that is owned or controlled by Mason, whether monetary
or in-kind. Any Undertaking covers use of the Airstrip for aviation purposes
including, but not limited to, wing-walking flights provided by Mason or any
Mason friend, family or agent to any wing-walking student of MWWA or to any
other. Any Undertaking also includes aviation activity using the Airstrip for which
Mason receives compensation or revenue, whether monetary or in-kind such as,
but not limited to, pilot training, aerial tourism or shuttling students to another
airfield.

(Mason case Settlement Agreement dated 2025-1-31: Terms and Conditions,
item 3.1)

c. Explain the consequences of NOT solving the problem.

e [f commercial use of the airstrip is not appropriately defined, any new or existing POA
member could interpret the existing definition and attempt to use the airstrip for
commercial purposes, and if needed, could potentially generate legal action, costing
POA owners an increase in dues to cover the cost of this lawsuit, and excessive amounts
of time spent by the Board in defense of this topic.

d. Identify what is not known about the problem that should be known.

e Not known at this time.

2) Identify the relevant sections of the By-Laws, CCR’s and BRFPOA website and any relevant Federal,
State, County, or other laws, regs, codes; identify what needs to change to solve the problem.

CCR Article 3, Sec 2(d) Use of the airstrip for commercial purposes is not permitted.

As recognized and described within Clallam County code, Blue Ribbon Airport is a Privately-
owned private use airport that requires permission for landing; Ch. 31.02 County-Wide
Comprehensive Plan | Clallam County Code: https.//clallam.county.codes/CCC/31.02.415
FAA lists Blue Ribbon Airport (WN29) as Private use. Permission required prior to landing.
https://www.airnav.com/airport/WN29

No local, County, or other laws affect this change.

3) Provide a By-Law and CC&Rs content update recommendation to the GDC Committee

e The BRF Airstrip webpage could use multiple updates when the budget allows. The GDC Airpark sub-
committee recommends collecting the updates (including this topic) in a common document so that once
the budget becomes available, the information from this collection can be included.

e Supporting language could be placed within the Operational Procedures policies and procedures, the BRF
Airstrip web page, or other recommended location.

CCR Article 11l Section 2(d):

Existing: Use of the airstrip for commercial purposes is not permitted.
Proposed (Version 1): (Select any from the following or additional comments)

e (As suggested by Drew)

O
O
O

Restate the following: Use of the airstrip for commercial purposes is not permitted.

There shall be no use of the airstrip for any aviation-related business enterprise.

The airstrip can be utilized by any member of the Blue Ribbon POA for safety-related aviation

activities such as bi-annuals, instruction, recertification, etc...

The airstrip is available for exclusive use by POA members for

transportation to or from business/employment/medical destinations, or leisure destinations

by either the POA pilot or an insured, private contractor “air taxi” providing such service.
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Proposed (Version 2): (additional comments)

e Selected language from Ohio University, Gordon K. Bush Airport: https://www.ohio.edu/airport
o “Commercial Activities - Any activity conducted at or from the Airport for the purpose of
securing earnings, income, compensation, or profit, whether or not such objective is
accomplished”.

Proposed (Version 3): (Select any from the following or additional comments)- Question - Could this list (or
portions thereof) be placed in an Operational Procedures manual?

Definition of Commercial Purposes

e “Commercial purposes” means any activity conducted at, from, or involving the use of the airstrip, for
the purpose of securing earnings, income, compensation, or profit, whether monetary or in-kind,
whether or not such objective is achieved. Commercial purposes include, but are not limited to:

o Any aviation-related business enterprise using the airstrip;
o Flight instruction, flight training, or checkouts provided for compensation or in-kind benefit
that use the airstrip;

Use of non-resident aircraft for instruction, training, or business activity using the airstrip;

Carrying passengers or property for hire using the airstrip;

Staging, basing, or dispatching aircraft for commercial operations with the use of the airstrip;

o O O O

Any activity using the airstrip that generates customer, student, or employee traffic to the
property.

Permitted Related Activities

e POA members may use the airstrip for related aviation activities, including flight reviews, recurrent
training, bi-annuals, and recertification, provided such activities:
o Are conducted solely for the benefit of the member;
o Do notinvolve compensation or in-kind benefit to the member;

Member Transportation Exception

e POA members may use the airstrip for transportation to or from business, employment, medical, or
leisure destinations. Such transportation may be conducted by:
o The POA member operating their own aircraft; or

o Aninsured private contractor providing transportation exclusively for that member provided
that contractor has appropriate insurance endorsements that include landing at BRF airport.
o This exception does not permit any contractor to stage, base, advertise, or conduct ongoing

operations from the airstrip.
Board Authority

e The Board may determine whether an activity constitutes a Commercial Operation based on the
totality of circumstances. The Board’s interpretation shall be given substantial deference unless
arbitrary or inconsistent with the stated intent.

4) What are our roadblocks and open questions?
a. POA questions

i. What are the consequences if the commercial use of the airstrip is determined?
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There is discussion amongst the Airport Committee regarding the Rite Brothers (now
Citizen Air) Citizen Air: Tailored Private Aviation Solutions: https://www.flycitizenair.com/
flight service out of Port Angeles, that they have indemnified Blue Ribbon Farms in their
insurance policy, to state that they are covered for insurance specifically to provide
services to/from the BRF airstrip.

If this “air taxi” service is available and desired, notification to the POA membership
should be issued, either on the Airstrip page of the BRF website and via the Grass Strip
Newsletter (or other).

How is the coordination of “air taxi” services given permission? Is notification given by the
member AND the service provider?

In addition to POA members and their guests to use the BRF airstrip, and the occasional
“air taxi” flights, we should continue to allow Clallam County DART (Disaster Airlift
Response Team), which provides emergency airlift services of people and supplies to
benefit the surrounding communities, and CERT (Community Emergency Response Team),
and Life Flight, that provides to subscriber critical care transportation services, these
emergency response flights have permission to land on the airstrip as needed.

b. Attorney questions

Vi.

Vii.

Verify our provided definition of Commercial use of the airstrip is the appropriate
language to use in the CCRs.

When the Mason’s issue was settled the agreement included the following language: This
is for reference to review how best to define what is commercial use.

IMASON’S REPRESENTATIONS, AGREEMENTS AND WARRANTIES. Mason represents, warrants
and agrees:

3.1.BRF owns an airstrip (“Airstrip”), which is common space located on the common
property within the Development, called Parcel 39, to be used by BRF owners for
purposes of takeoff and landing of aircraft. As of the Effective Date Mason will not use
the Airstrip for a commercial purpose, which applies to any undertaking (“Undertaking”)
that provides compensation or revenue to Mason or any entity that is owned or controlled
by Mason, whether monetary or in-kind. Any Undertaking covers use of the Airstrip for
aviation purposes including, but not limited to, wing-walking flights provided by Mason or
any Mason friend, family or agent to any wing-walking student of MWWA or to any other.
Any Undertaking also includes aviation activity using the Airstrip for which Mason receives
compensation or revenue, whether monetary or in-kind such as, but not limited to, pilot
training, aerial tourism or shuttling students to another airfield.
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