
 
Western Cascades 

CUP-09-05 & BSP-08-01B 
Staff Report 

Page 1 of 17 

STAFF REPORT 
WESTERN CASCADES 

CONDITIONAL USE PERMIT &  
BINDING SITE PLAN AMENDMENT 

 
 

TO:   Douglas County Hearing Examiner 
FROM: Douglas County Land Services Staff 
RE:   Western Cascades, CUP-09-05 & BSP-08-01B 
DATE:  February 8, 2010 
 
I. GENERAL INFORMATION 
 
Requested Action:  Western Cascade Land Development has submitted a Binding Site 
Plan amendment to BSP-08-01 and BSP-08-01A changing the lot configuration and 
grading plan.  The previous binding site plans were for 11 lots, while BSP-08-01B 
proposes the creation of 7 lots.  The conditional use permit application is for bulk gravel 
sales and an asphalt plant on future lot 2.  The operations at this site include grading, 
mineral extraction, crushing, processing, asphalt production, hauling materials and other 
associated activities. The proposal includes scales, an office trailer, stockpiles and a 
portable asphalt plant.   
Location: The subject property is located at 295 Urban Industrial Avenue, and is further 
described as being located in the Northeast ¼ of the Southwest ¼ of Section 9, and 
partially within the Northwest ¼ of the Southeast ¼ of Section 9, Township 22 North, 
Range 21 East, W.M., Douglas County, Washington. The Douglas County Assessor 
Number for the subject property is 22210930014. 
 
II. SITE INFORMATION  
 
Total Project Size: Approximately 22.58 acres 
No. of lots  7 
Power/Electricity: Douglas County PUD 
Water:   East Wenatchee Water District 
Sanitation:  Douglas County Sewer District 
Fire Protection: Douglas County Fire District #2 
Site Characteristics:  The site is currently vacant, located adjacent to industrial 
development, orchard and hillside.   
Surrounding Property: 
North: Vacant hillside;  
South: Vacant and BSP-06-01 developed lots; 
East:  Vacant and BSP-06-01 developed lots; 
West:  Orchard and single family home. 
Zoning and Development Standards:  The subject property is located within the General 
Industrial (I-G) Zoning District, which asphalt/batch plants, and bulk gravel sales can be 
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permitted via a conditional use permit.  Binding Site Plans can be permitted via a full 
administrative review.  When more than one application is submitted under a 
consolidated review and the applications are subject to different types of review 
procedure, all of the applications for the proposed development shall be subject to the 
highest level of review procedure which applies to any of the applications. (DCC 
14.08.015) 
 
III. COMPREHENSIVE PLAN:  
 
The Douglas County Countywide Comprehensive Plan designates this property as 
General Industrial.  The following goals and policies set forth in the comprehensive plan 
are relevant to this development: 
 
INDUSTRIAL: 
GOAL 1:  Promote industrial development which contributes to economic diversification, 
growth and stability of the community without degrading its natural systems or 
residential living environment. 
POLICY I-3:  Encourage variety and innovative design in industrial site development 
and encourage an attractive and high quality environment for industrial activities through 
good landscaping, parking and building design where land uses of distinct character or 
intensity adjoin. 
POLICY I-7:  Potential impacts on nearby properties and public facilities and services 
shall be identified and mitigated when evaluating industrial development proposals. 
 
RESOURCE LANDS – MINERAL 
GOAL:  Douglas County will conserve mineral resource lands for productive economic 
use to help maintain a stable, cost effective source of needed construction materials. 
POLICY M-2:  Mining and extraction operations will be sited and designed to minimize 
conflicts with adjacent land uses, and to have a minimal impact on critical habitats, 
natural vistas, cultural resources and the environment. 
POLICY M-6:  Allow incidental extraction and processing of mineral resources prior to 
construction or development of permitted residential, commercial, or industrial land uses 
or in conjunction with a demonstrated need such as to address environmental water 
quality issues, e.g. Rock Island area or imminent danger from a natural hazard. 
Incidental extraction of mineral resources should be counted towards the mineral 
resource inventory. 
POLICY M-7:  Use existing topography to screen and minimize blasting, noise, dust, 
vibration, and visual impacts when developing new mineral extraction sites.  Where 
heavy equipment, mines and pits cannot be effectively screened from residential and/or 
commercial areas, shorelines of the state and major highways a combination of existing 
topography, berms and landscaping may be utilized to screen the site. 
POLICY M-8:  Adequate screening and buffering will be maintained between adjacent 
land uses and the mining site, and will be the responsibility of the new or expanded 
mineral extraction development. 



 
Western Cascades 

CUP-09-05 & BSP-08-01B 
Staff Report 

Page 3 of 17 

POLICY M-9:  Ensure that mining sites and associated off-site stockpiles are 
maintained during the life of the operation, particularly in regard to the control of noxious 
weeds and dust. 
POLICY M-10:  Reclamation of mining and extraction sites is an integral part of all 
mining operations, and will be required and completed in a manner that will encourage 
future land uses that are compatible with local comprehensive plans. 
 
UTILITIES 
GOAL 1:  Facilitate the development of all utilities at the appropriate levels of service to 
accommodate growth that is anticipated to occur in the Area, in a fair and timely 
manner. 
POLICY UT 2:  A full range of urban services shall be provided within the entire urban 
growth area by promoting utility extensions to those areas needing urban services. 
POLICY UT 4:  Insure that development take into account the timely provision of 
adequate and efficient utility systems. 
POLICY UT 5:  The cost of on-site utility improvements or site preparation for 
developments, such as surface drainage, utilities, and water and sewer systems should 
be the responsibility of private enterprise. 
POLICY UT 7:  Facilitate the provision of urban services to all areas in the urban growth 
area by sizing and locating new services that will efficiently accommodate future service 
extensions. 
POLICY UT 10:  Require the under-grounding of utility wires, where feasible. 
GOAL 5:  Provide an efficient surface and stormwater management system that serves 
community residences and business in a manner that makes efficient use of limited 
resources and minimizes damage to public and private property from flooding events. 
POLICY UT 25:  Require new developments locate required stormwater management 
facilities on-site unless a regional facility benefiting a drainage has been constructed 
with sufficient excess capacity to serve the development. 
 
TRANSPORTATION 
GOAL:  Provide a balanced transportation system that meets the needs of the 
community by accommodating the movement of people, goods, and services at an 
optimum level of safety, economy and efficiency. 
GOAL:  Ensure adequate and safe access to property via a system of public and private 
roads. 
POLICY T-4:  Permanent cul-de-sacs shall only be permitted in situations where it can 
be demonstrated that the design provides an acceptable level of network circulation and 
the prohibition of cul-de-sacs creates an unreasonable economic burden. 
POLICY T-5:  As development occurs, require the extension of dead-end streets which 
improve access and circulation. 
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POLICY T-6:  As public and private development occurs, ensure that transportation 
system improvements have adequate streets, sidewalks and walkways; and are 
consistent with the transportation and adopted system design. 
POLICY T-16:  Design transportation facilities within the Greater East Wenatchee Area 
that minimize adverse environmental impacts resulting from both their construction and 
use. 
POLICY T-18:  Allow land use changes only when proposals are consistent with the 
adopted transportation level of service standards of the comprehensive plan. 
POLICY T-24:  All road construction projected shall meet or exceed the minimum 
requirements for stormwater runoff. 
 
IV. ENVIRONMENTAL REVIEW 
 
Douglas County issued a Determination of Non-significance on February 8, 2010 in 
accordance with WAC 197-11-355 (Optional DNS). 
 
VI. AGENCY AND PUBLIC COMMENTS:   
 
Applicable agencies have been given the opportunity to review this proposal.  Agency 
comments have been included as Appendix A.   
 
VII. PROJECT ANALYSIS 
 
In review of this proposal it is important to consider the goals and policies of the 
comprehensive plan, applicable county code, public and agency comments, any 
identified environmental concerns and state and federal requirements.  This site 
received preliminary approval for two previous binding site plans (BSP-08-01 & BSP-08-
01A).  The applicant proposes to create 7 lots, grade them, and then use the material 
within the proposed asphalt plant and bulk gravel sales of lot 2.  Phasing plans for lot 
grading and reclamation have been submitted.  The applicant has proposed to set aside 
lot 7 for future development.  Identified below is planning staff’s analysis and 
consistency review for the subject application.  
 
Comprehensive plan consistency: 
This project is not a ‘mineral extraction’ site. However, because of the operational 
similarities to a mineral extraction site such as crushing, mixing, and stockpiles, staff 
recommends that some of the criteria apply such as policies: M-2, M-6, M-7, M-8, M-9 
and M-10 (see page 2).  Incidental extraction of mineral within commercial/industrial 
locations should be addressed through County site grading and excavation processes 
and not the mineral extraction process.   
As conditioned, the proposal appears consistent with the goals and policies of the 
Douglas County Countywide Comprehensive Plan.   
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Consistency with the provisions of Title 14.08.015 “Consolidated Application Process”: 
 When more than one application for a proposed development is required, the 

applicant may elect to have all applications submitted for review at one time.   
 When more than one application is submitted under a consolidated review and the 

applications are subject to different types of review procedure, all of the 
applications for the proposed development shall be subject to the highest level of 
review procedure which applies to any of the applications. 

 If an applicant elects a consolidated application process, the determination of 
completeness, the notice of application, and the notice of final decision must 
include all applications being reviewed.   

As conditioned, the proposed subdivision is consistent with the provisions of this title. 
 
Consistency with the provisions of Title 17, “Subdivision”, D.C.C.: 
The commercial and industrial binding site plan provisions are under DCC Chapter 
17.36.  The process is the same as short plats and plats, however is normally an 
administrative review process.   
As conditioned, the proposed subdivision is consistent with the provisions of this title. 
Consistency with Chapter 18.80.030 “Conditional Uses – Evaluation Criteria” 
This application involves the location of an asphalt plant, scale, product sales and 
stockpiles.  The project is located in an industrial area.  The project will not create 
excessive demands on public services.   
Generally, the proposed topography of the site, berms and landscaping will provide 
sufficient visual buffering of the site from adjacent properties and roadways.  The 
required landscaping and conditions will make the project harmonious with the existing 
and intended character of the surrounding area.  
Stormwater, internal circulation and access have been addressed in the application and 
conditions of approval. 
As conditioned, the proposal appears consistent with the provisions of this chapter. 
 
Consistency with the provisions of D.C.C., Chapter 18.60.060, “General Industrial- 
Development Standards” 
All proposed lots contain greater than 150 feet of road frontage.  The applicant has 
submitted an approved landscaping plan to install landscaping along the property lines 
of lot 2.  Landscaping will be required of the other lots once development is proposed.  It 
has been identified that there will be a scale house worker who will use the identified 
parking on the site plan.  The internal circulation plan will be looked at by the Fire 
District for review.  Stormwater drainage has been addressed in this application, and 
related conditions are listed in the conditions of approval. 
Site preparation including grading, excavation, filling and mineral extraction is permitted 
as an accessory use, provided it is of a temporary nature and conducted solely for the 
purpose of preparing and leveling the site in conjunction with permitted and accessory 
uses listed in DCC Sections 18.60.020 and 18.60.030 as approved through a full 
administrative review process for the site is permitted.  The applicant has submitted a 
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phasing plan for both site grading and reclamation, proposing to be complete 
September of 2010.  A dust abatement and water supply plan are included in the 
materials submitted by the applicant.  Generally, the proposed topography of the site, 
berms and landscaping will provide sufficient visual buffering of the site from adjacent 
properties and roadways.  A surety agreement will be required for landscaping 
requirements.  The applicant would like to phase their landscaping into two phases. 
Site illumination for night operations shall be designed and located so that light sources 
are not directly visible from public roads or adjoining lots and that glare is not cast on 
adjoining property. The applicant has requested hours of operation from 7 am to 5 pm 
M-F for all activities.  Standard hours of operations in the Industrial District are 6 am to 9 
pm so long as conditions are met.  Staff is suggesting setting the hours of operation to 
these hours (6 am - 9 pm), to limit future amendments to this application. 
A formal haul route agreement will be issued by Douglas County Transportation 
Services.   
The project site is not located within 1000 feet of a residential district.  The nearest 
residence is 2000+ feet away to the west.  Proposed activities are not located within 
1000 feet of the State right-of-way.  
As conditioned, the proposal appears consistent with the provisions of this chapter. 
 
Consistency with the provisions of D.C.C., Chapter 18.60.070 “Performance Standards”: 
Noise impacts must fall within the parameters of Douglas County Code, Chapter 8.04, 
“Noise”, as well as state standards.  The applicant is required to receive any necessary 
permits from the Department of Ecology to address air quality and water rights.  All 
storm and waste water will be retained on site.   
As conditioned, the proposal appears consistent with the provisions of this chapter. 
 
Agency comments: 
Agency comments from the Douglas County Transportation Services, Washington State 
Department of Ecology, Douglas County GIS, East Wenatchee Water District, Douglas 
PUD, Chelan Douglas Health District, Douglas County Sewer District, Douglas County 
Assessor, Douglas County Building and Douglas County Fire District have been 
submitted.  These comments have been included as conditions of approval to address 
these agency concerns.  The Washington State DNR has submitted a packet showing 
their existing permit for the subject property with its specifications. 
 
VIII. RECOMMENDATION 
 
As conditioned below, this application does not appear to be detrimental to the general 
public health, safety or welfare and meets the basic intent and criteria associated with 
Title 18 of the Douglas County Code, and the Douglas County Countywide 
Comprehensive Plan.  Staff recommends approval of CUP#09-05 and BSP-08-01B, 
subject to the following findings of fact and conditions: 
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Suggested Findings of Fact 
 
1. The applicant is Western Cascade Land Development, PO Box 1150, Ephrata, WA 

98823. 
2. General Description:  Western Cascade Land Development has submitted a 

Binding Site Plan amendment to BSP-08-01 and BSP-08-01A changing the lot 
configuration and grading plan.  The previous binding site plans were for 11 lots, 
while BSP-08-01B proposes the creation of 7 lots.  The conditional use permit 
application is for bulk gravel sales and an asphalt plant on future lot 2.  The 
operations at this site include grading, mineral extraction, crushing, processing, 
asphalt production, hauling materials and other associated activities. The proposal 
includes scales, an office trailer, stockpiles and a portable asphalt plant.   

3. Location: The subject property is located at 295 Urban Industrial Avenue, and is 
further described as being located in the Northeast ¼ of the Southwest ¼ of 
Section 9, and partially within the Northwest ¼ of the Southeast ¼ of Section 9, 
Township 22 North, Range 21 East, W.M., Douglas County, Washington. The 
Douglas County Assessor Number for the subject property is 22210930014. 

4. Site Information: 
Total Project Size: Approximately 22.58 acres 
No. of lots  7 
Power/Electricity: Douglas County PUD 
Water:   East Wenatchee Water District 
Sanitation:  Douglas County Sewer District 
Fire Protection: Douglas County Fire District #2 

5. Site Characteristics:   The site is currently vacant, located adjacent to industrial 
development, orchard and hillside. 

6. Surrounding Property:  To the north- Vacant hillside; to the south- Vacant and 
BSP-06-01 developed lots; to the east- Vacant and BSP-06-01 developed lots; to 
the west- Orchard and single family home. 

7. Access:   The project accesses Urban Industrial Ave. 
8. The subject property is located within the Douglas County Countywide 

Comprehensive Plan.  The Comprehensive Plan designation is General Industrial. 
9. The subject property is located in the General Industrial zoning district which 

allows for asphalt/concrete batch plants, and bulk gravel sales as a conditional use 
if the development standards of DCC 18.60 and evaluation criteria of DCC 18.80 
are met. 

10. The subject property meets the minimum performance standards of the General 
Industrial (I-G) zoning district. 

11.  When more than one application is submitted under a consolidated review and the 
applications are subject to different types of review procedure, all of the 
applications for the proposed development shall be subject to the highest level of 
review procedure which applies to any of the applications. (DCC 14.08.015) 
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12. Douglas County Critical Areas maps identify geologically hazardous areas (severe 
building soils) on the subject property.  A Geologic Hazard Risk Assessment by 
Jonathan B. Hamilton, C.E.G dated February 20, 2008 was submitted. 

13. The subject property received preliminary approval for binding site plan numbers 
BSP-08-01 then BSP-08-01A.  Final approval was not received.  

14. The bulk gravel sales and asphalt plant is to be located on proposed lot 2. 
15. The subject property is within the Airport Overlay District for the Pangborn 

Memorial Airport.   
16. The Pangborn Industrial Service Area is designated as an Urban Growth Area and 

can be described as an industrial UGA. 
17. Noise levels are limited to 65 decibels (dBA) at property lines where residential 

uses are adjacent to property. (DCC Chapter 8.04) 
18. A commercial building permit has been submitted (BPC-10-001) for the installation 

of a recycling facility located on proposed lot 1. 
19. The processing of materials on-site, including screening, crushing, and batch 

operations may be approved by the review authority if such materials are for reuse 
on the site or for application to other lands in the same I-G district. (DCC Chapter 
18.60.060).  

20. A landscaping plan by Eco Plan Design, Dated January 27, 2010, received 
January 29, 2010 was submitted for proposed lot 2.  The applicant has proposed 
to install a portion of the landscaping on lot two at a later date.  The landscaping 
requirements have been split into two phases. 

21. A reclamation plan dated January 25, 2010 by Erlandsen was submitted. 
22. As part of the reclamation plan, the applicant proposes to track and hydroseed all 

slopes.  
23. The applicant has proposed to be complete by September of 2010 with site 

grading and reclamation. 
24. DNR’s process is to issue new permits after appropriate permits have been issued 

by Douglas County.  
25. Urban Industrial Way is currently classified as Urban Local Access.  The existing 

half-street roadway consists of thirty-four (34) feet of asphalt, curb, gutter, and 
sidewalk one side. 

26. The subject property is within the Battermann Venture Road Reimbursement Area 
27. RCW 58.17.110(2) requires that appropriate and adequate provisions be made for 

streets or roads, alleys or other public ways. 
28. Section 12.50.150, D.C.C., authorizes the requirement of frontage and off-site 

improvements to the transportation system that serves the development. 
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29. In order to facilitate the best possible road and pedestrian network circulation; 
Section 12.52.030 (A)(2) authorizes the requirement that the layout of roads to 
provide for the connection to existing roads. 

30. Section 17.04.040(A), D.C.C., authorizes dedications of right-of-way and 
improvements to the area directly affected by the development. 

31. Douglas County issued a Determination of Non-significance on February 8, 2010 in 
accordance with WAC 197-11-355 (Optional DNS). 

32. Surrounding property owners were given the opportunity to comment on the 
proposals, can request a copy of the decision, and can appeal the decision subject 
to the requirements outlined in DCC Title 14. 

33. Proper legal requirements were met and surrounding property owners were given 
the opportunity to comment on the proposal at a public hearing. 

34. Purveyors who responded to the project have indicated that adequate 
utilities/services are or can serve this project.  

35. As conditioned, the proposal is consistent with Title 17 “Subdivisions”, Title 18 
“Zoning”, and Title 19 “Environment” of the Douglas County Code. 

36. As conditioned, the development will not adversely affect the general public, 
health, safety and general welfare. 

Suggested Conclusions 
 
1. As conditioned, the development meets the goals, policies and implementation 

recommendations as set forth in the Douglas County Countywide Comprehensive 
Plan. 

2. As conditioned, this proposal is consistent with applicable federal and state laws 
and regulations. 

3. Public use and interests will be served by approval of this proposal. 
4. As conditioned, the proposal is consistent with Title 18 “Zoning” of the Douglas 

County Code. 

Suggested Conditions of Approval 
 
1) The project shall proceed in substantial conformance with the plans and 

application materials submitted November 24, 2009, amended on January 14, 
2010, January 28, 2010,  January 29, 2010, February 1, 2010 and on file except as 
amended by the conditions herein. 

2) The applicant is responsible for compliance with all applicable local, state and 
federal rules and regulations, and must obtain all appropriate permits and 
approvals.  
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3) It is the responsibility of the applicant to contact the Douglas County Assessor’s 
and Treasurer’s offices to confirm all taxes and assessments are current prior to 
final approval. 

4) A plat certificate showing parties of interest from a title company must accompany 
the final binding site plan in accordance with RCW 58.17.165.   All parties having 
ownership interest in the subject property shall acknowledge the binding site plan. 

5) The following items shall be shown on the final binding site plan: 
 The location of all utilities, including underground electrical lines shown as 

existing utility easements and private road access easements. 
 Adjacent platted subdivisions and/or property owners. 
 The name(s) of the roads accessing the lot(s). 
 Property addresses for the each lot (contact Todd Wilson, Douglas County GIS 

coordinator, at 884-7173). 
6) Written documentation from the following agencies must be submitted to Douglas 

County Land Services prior to final binding site plan approval verifying that all 
conditions and improvements have been completed to the satisfaction of the 
agencies: 
 East Wenatchee Water District 
 Chelan-Douglas Health District 
 Douglas County PUD 
 Douglas County Fire District #2 
 Douglas County Sewer District 
 Washington State Department of Natural Resources 

7) The CUP for industrial development is required to provide water mains & hydrants 
in compliance with DCC 15.28.010.  Fire flow for industrial development is 1,500 
gallons per minute for a two hour duration. 

8) All appropriate permits shall be attained from WSDNR prior to activity on lot two, 
and grading. 

9) Emergency access shall comply with DCC 15.24.010-50. 
10) All structures must meet minimum setbacks to the new property lines. 
11) Parking lot lights, security lights, or any exterior lighting shall be of low-intensity 

and designed to project toward the property, or shall be shielded to keep light from 
directly projecting over property lines. 

12) Site grading and all associated activities shall be completed and all equipment, 
stockpiles, and materials removed from the site by September 30, 2010.  The 
director may authorize an extension of time up to a maximum of six additional 
months. 

13) The following notes shall be placed on the final binding site plan:  
 “Prior to occupancy, certification shall be provided from the Engineer of Record 

that the stormwater system was installed in accordance with the plans 
submitted.” 
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 “Prior to occupancy, an Operation and Maintenance agreement shall be 
recorded for the private on-site systems”  

 “At the time of building permit submittal, an engineered stormwater plan, 
including an operation and maintenance plan, to retain all runoff from on-site 
improvements, including but not limited to buildings and other impervious 
surfaces, shall be submitted in accordance with Douglas County Code.” 

 “Concurrent with the submittal of building permit applications, applicants must 
submit a letter from a licensed geotechnical professional that site and 
construction plans conform to the conclusions and recommendations of the 
Geologic Hazard Risk Assessment by Jonathan B. Hamilton, C.E.G dated 
February 20, 2008, as recorded under AFN _____.” 

14) The hours of operation shall be limited to 6 am to 9 pm M-F for all activities.   
15) All operations shall be conducted in a manner that complies with the applicable 

requirements of WAC 173-60, including the maximum permissible environmental 
noise levels specified in WAC 173-60-040 and the provisions of Douglas County 
Code, Chapter 8.04 “Noise”. 

16) If the noise levels specified in WAC 173-60-040 or DCC, Chapter 8.04 cannot be 
met, the applicant shall cease operations.   

17) The asphalt plant operations shall use recognized best management practices to 
reduce odor associated with operations.  If Douglas County Transportation Land 
Services receives written complaints regarding odors created by the Central 
Washington Concrete operations, the owner/operator will take immediate action.  
Such action shall result in an improvement to the efficiency of the operation, 
including but not limited to installation of odor control equipment and if necessary 
the operation shall be shut down until environmental conditions improve or the 
asphalt odor has been sufficiently mitigated.  If the odor is not sufficiently mitigated 
then the applicant/owner may take the matter to the Hearings examiner for 
remedial action. 

18) Prior to the placement of asphalt plant structures, applicable building permits must 
be obtained from Douglas County.  

19) The maximum height of stockpiles shall not exceed 30 feet. 
20) Should archaeological materials (e.g. bones, shell, stone tools, beads, ceramics, 

old bottles, hearths, etc.) be observed during project activities, all work in the 
immediate vicinity should stop and the State Department of Archaeology and 
Historic Preservation (360-586-3065), the County planning office, and the affected 
Tribe(s) should be contacted immediately.  If any human remains are observed, all 
work should cease and the immediate area secured.  Local law enforcement, the 
Douglas County Coroner (509-745-8535 ext. 210), State Physical Anthropologist, 
Department of Archaeology and Historic Preservation (360-586-3534) the County 
planning office, and the affected Tribe(s) should be contacted immediately.  
Compliance with all applicable laws pertaining to archaeological resources (RCW 
27.53, 27.44 and WAC 25-48) and human remains (RCW 68.50) is required.  
Failure to comply with this requirement could constitute a Class C Felony. 
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21) Phase 1 of required landscaping, consistent with the approved landscaping plan 
for Lot 2 shall be installed, and phase 2 must have a surety agreement in place 
prior to commencing asphalt plant and gravel sales operations. 

22) Final plans for on site and off site road improvements designed by a professional 
engineer licensed in the State of Washington shall be submitted to and approved 
by Douglas County prior to construction.  Construction plans shall be prepared in 
accordance with the requirements of Douglas County Code Chapters 12, 17, and 
18, to AASHTO Policy on Geometric Design of Highways and Streets, in 
accordance with the current Douglas County Road Standards as updated at the 
time of final binding site plan approval, and other applicable existing code 
requirements.  

23) Final design plans for the improvements in public rights-of-way and affecting 
existing public facilities require County acceptance prior to the start of construction. 

24) All grading and excavation shall conform to the recently adopted “Grading and 
Excavation Code, Ordinance No. TLS 09-01-04B.”  These standards are currently 
available for reference on the Douglas County website, www.douglascountywa.net.   

25) Construction of on site transportation improvements may be phased.  Dedication of 
right-of-way to facilitate construction of future transportation improvements shall 
not be phased. 

26) Prior to final binding site plan approval a 1-foot non-vehicular access easement 
shall be recorded and shown along the borders of the parent parcel, with the 
exception of the right-of-way for Urban Industrial Way.  All lots shall access from 
the internal roadways. 

27) The development application includes an extension of Urban Industrial Way, an 
internal roadway leg to the western portion of the site, (B-Line), and a private 
access easement to access proposed Lot 1 at the eastern portion of the site.  The 
Pangborn Industrial Service area is designated as an urban growth area, 
according to the Douglas County Comprehensive Plan.  The minimum standards 
for transportation improvements are defined in Douglas County Code, and noted 
below: 
 Urban Industrial Way is currently classified as Urban Local Access.  The 

existing half-street roadway consists of thirty-four (34) feet of asphalt, curb, 
gutter, and sidewalk one side.  However, in order to plan for future connectivity 
and adequate capacity for development of surrounding properties likely to be 
accessed by Urban Industrial Way, the proposed extension of the roadway 
shall be constructed to the Urban Collector standard, Figure 3-8.  This is 
consistent with previously constructed improvements.  The applicable standard 
includes a full street asphalt width of forty-four (44) feet, and includes curb, 
gutter, and sidewalk.  ROW shall be dedicated as necessary for a total width of 
70 feet. 

 The applicable roadway standard for the internal east-west roadway (B-Line) is 
Figure 3-7a, Urban Local Access, AADT under 200.  This standard includes a 
full street asphalt width of thirty-two (32) feet.  ROW shall be dedicated as 
necessary for a total width of 60 feet.  A deviation has been previously 
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approved by the County Engineer for B-line consisting of a 2-foot roadside 
ditch, and sidewalks located behind the ditch within easements.  B-Line shall 
not extend to the western property line. 

 The intersections of the interior road system with Urban Industrial Way shall be 
constructed in accordance with Figure 3-7b, Urban Local Access Road. Final 
configuration of the intersection is subject to review and acceptance by the 
County Engineer.  

 The proposed road configuration is subject to review and acceptance by the 
County Engineer. 

 A temporary turnaround is required at the end of Urban Industrial Way, and a 
permanent turnaround is required at the end of B-Line, in accordance with the 
requirements of Figure 3-9 of the DC Road Standards to accommodate 
emergency response vehicles.   Measures to accommodate snow removal and 
storage shall be incorporated and shown on the binding site plan.  The 
turnarounds shall be approved by the Douglas County Fire Marshall and the 
County Engineer. 

 The Battermann Venture Road Reimbursement Area has identified the 
estimated developer pro-rata share contribution for intersection improvements 
at Grant Road and Urban Industrial Avenue. Contributions are towards the cost 
of constructing a roundabout at the intersection of Grant Road/Urban Industrial 
Way/Realigned Airport Way.  Prior to final approval the applicant shall enter 
into an agreement to participate in or otherwise satisfy the identified financial 
contribution of the cost of the intersection improvements.  Prior to final approval 
of the Binding Site Plan, the intersection mitigation identified by Douglas 
County shall be completed. 

 The Battermann Venture Road Reimbursement Area has identified the 
estimated developer pro-rata share contribution for previously constructed 
Urban Industrial Way improvements. Contributions are towards reimbursement 
of the cost of constructing Urban Industrial Way.  Prior to final approval the 
applicant shall enter into an agreement to participate in or otherwise satisfy the 
identified financial contribution of the cost of the intersection improvements.   

28) Pavement sections included in the Douglas County Road Standard are minimum 
sections allowable.  The applicant shall provide a geotechnical analysis of the 
suitability of the on-site soils to support a road section and associated industrial 
traffic.  If the geotechnical analysis determines that a greater pavement section is 
warranted then the recommendations contained in the geotechnical analysis shall 
become the minimum section.  

29) Removal of material from the site may require a haul-route agreement with 
Douglas County Transportation.  Per DCC 12.28.150, the applicant shall apply to 
Douglas County Transportation before commencing any hauling operations.   

30) All new or revised driveways and accesses onto a County Road (including 
temporary or construction accesses) require an approved access permit as per the 
procedures in DCC 12.24, Approaches to County Roads.   
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31) Illumination shall be designed and installed consistent with Douglas County Code 
Section 12.58.100 Roadway Illumination, and follow Douglas PUD Standards for 
un-metered lights.  The applicant shall be responsible for PUD charges for 
connection of street lights to the transformer or hand hole.  The following shall also 
apply due to the close proximity of the Pangborn Memorial Airport: 
 Luminaries shall have flat face cut off lenses to reduce glare. 
 Other FAA design requirements may supersede the stated standards. 
 Prior to acceptance of the construction plans by Douglas County, the applicant 

shall provide plans to the Pangborn Airport Manager for review. 
 Documentation from the Pangborn Airport Manager that the illumination design 

is acceptable shall be provided. 
32) All improvements shall be in place prior to final binding site plan approval, or a 

subdivision agreement must be entered into between the applicant and the county.  
The subdivision agreement shall specify surety, time frames, etc.  If the developer 
elects to enter into a subdivision improvement agreement, an appropriate financial 
security such as a surety bond or irrevocable standby letter of credit shall 
accompany said agreement in accordance with DCC 14.90, Performance 
Assurance and Guarantee.  Bonding of improvements in lieu of construction shall 
be at the discretion of Douglas County. 

33) Prior to final binding site plan approval, requirements for acceptance of the 
constructed improvements shall be meet in accordance with the Road Standards, 
including Section 12.56.110 Final Acceptance, and 12.50.110 Performance 
Assurance, B. Maintenance Performance. 

34) Prior to final binding site plan approval and/or release of financial security, the 
engineer of record shall provide written certification that the final construction plans 
for the internal road, utility plans, stormwater systems, and site grading plans have 
been constructed in accordance with the conditions of approval, Douglas County 
Code, the approved construction plans, and geotechnical assessments.  
Monitoring shall be required as determined appropriate by the engineer or 
geologist of record and in accordance with the Comprehensive Road Standards 
(DCC) with final reports submitted to Douglas County. 

35) Utility installation/replacement/upgrade within the Douglas County right-of-way, 
including but not limited to Grant Road and Urban Industrial Way shall be approved 
by Douglas County.  Damage to existing roads, both public and private, (including 
but not limited to Grant Road and Urban Industrial Way) resulting from construction 
activities (including utility extensions required to provide necessary services to the 
proposed development) shall be repaired to the satisfaction of Douglas County, by 
the applicant. The extent of repair and/or replacement will be determined during 
construction plan review and during field inspection of the proposed work within the 
right-of-way.   Repairs shall be completed prior to final binding site plan approval.  
Repair of existing road surfaces may include overlays of the existing road surface, 
full or half width, depending upon the extent of impact to the existing road surface 
due to the construction activities. Existing moratoriums on public roads may limit 
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utility work to boring or pushing.  DCC 12.20.060, Specific requirements - 
Underground utilities 

36) Five foot utility easements are required along all lots or tracts with county road 
frontage in accordance with the Douglas County Road Standards.  

37) A final stormwater drainage plan designed by a professional engineer licensed in 
the State of Washington shall be submitted to and approved by Douglas County 
prior to construction.  The entire site must be designed to retain all runoff from a 2-
inch storm event in a 90-minute period utilizing a Type II SCS rainfall distribution in 
accordance with DCC 20.34 Stormwater Drainage, together with applicable local, 
state and federal regulations at the time of drainage plan submittal.  The plan shall 
take site grading into consideration and its effect on adjacent properties and shall 
accommodate off-site runoff.  Measures to address stormwater infiltration during 
frozen soil conditions shall be included.  The stormwater plan must have 
supporting calculations and final “as built” drawings shall be delivered to Douglas 
County upon completion.  Any modifications to the system during construction shall 
be analyzed by the engineer and the results provided to the County to demonstrate 
the constructed stormwater facilities meet the conditions of approval.   

38) Prior to final binding site plan approval, an operation and maintenance agreement 
must be recorded and AF# referenced on the face of the final binding site plan 
regarding the private stormwater facilities.  Said agreement may not be 
incorporated into proposed protective covenants.  It shall be clearly noted on the 
face of the binding site plan that Douglas County will not maintain the on-site 
stormwater facilities.  Douglas County shall have the right to periodically inspect 
these facilities to verify design capacity and operation.  A perpetual access 
easement shall be granted to the County and/or other governmental agencies 
having jurisdiction regarding storm water facilities. The agreement shall specify the 
Business Park Association as having responsibility for the long-term maintenance 
of the private stormwater drainage system within the development.       

39) Design and construction of the stormwater facilities for the site and the road shall 
conform to the requirements contained in the DC Road Standards including, but 
not limited to, Section 12.52.050 Stormwater Management, and the Stormwater 
Management Manual for Eastern Washington (SWMMEW). 

40) The Preliminary Storm Drainage Report dated November 2009 notes infiltration 
rates based on sieve analysis of the on-site soils.  Infiltration testing shall be 
performed prior to acceptance of the final plans and report, in order to verify the 
suitability of the site to accommodate the proposed system.   

41) In accordance with the Stormwater Management Manual for Eastern Washington, 
design and maintenance criteria for infiltration ponds, and the policies of the 
Greater East Wenatchee Storm Water Utility Management Team, new stormwater 
facilities shall be above ground facilities, located on a separate tract which are 
adjacent to and providing an emergency overflow to public right-of-way.  This 
policy provides for maintenance, inspection and access to the facility and provides 
additional protection to downstream properties from overflows in the event of 
failure of the stormwater facility.  Douglas County shall have the right to 
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periodically inspect these facilities to verify design capacity and operation.  A 
perpetual access easement shall be granted to Douglas County and/or other 
governmental agencies with jurisdiction regarding stormwater.   

42) Storm drainage tracts and stormwater conveyance easements shall be clearly 
noted on the face of the binding site plan.  Restrictions on future use and grading 
allowed within these areas must be clearly noted and described in the Business 
Park Association documents and within the operation and maintenance agreement 
for the stormwater facilities. 

43) Stormwater system design shall include features, contained within an easement to 
be shown on the final binding site plan, designed to prevent the runoff of 
stormwater onto adjacent properties. 

44) Business Park Association documents shall incorporate a statement that lots 
owners are responsible for preventing stormwater runoff from discharging from 
their lot and onto adjacent properties. 

45) Phasing of storm drainage improvements will not be allowed.  
46) The following core elements requirements contained in the SWMMEW – 

Stormwater Management Manual for Eastern Washington, must be satisfied by the 
Developer prior to acceptance of the construction plans: 
 Core Element #1 Preparation of a stormwater site plan 
 Core Element #2 Construction of stormwater pollution prevention 
 Core Element #3 Source control of pollution 
 Core Element #4 Preservation of natural drainage systems 
 Core Element #5 Runoff Treatment 
 Core Element #7 Operation and Maintenance 

47) Individual/common plan of development for this proposal exceeds 1 acre of 
disturbed ground.  This meets the threshold used by the Washington State 
Department of Ecology in administering their General Permit to Discharge Storm 
Water Associated with Construction Activity.  If required the permit shall be 
obtained prior to beginning ground-breaking activities.  Acquisition of permits is the 
responsibility of the applicant. 

48) Appropriate measures to prevent sediment from leaving the site shall be 
maintained until such time as all on-site soils are stabilized. Prior to any on-site 
grading taking place, a temporary erosion/sedimentation control plan (SWPPP- 
Stormwater Pollution Prevention Plan), showing the location and control measures 
intended to minimize the effects of erosion and siltation due to construction 
operations shall be submitted and accepted by the County.  This plan shall be 
maintained on-site at all times and modified as necessary to address erosion 
issues as they arise. Additional erosion controls shall be implemented as 
necessary to prevent sediment from leaving the site.  The existing SWPPP shall be 
updated to include removal of materials from the site. 

49) One access point for construction activities shall be approved.  A stabilized 
construction access for the site shall be shown on the Stormwater Pollution 
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Prevention Plan (SWPPP).  The SWPPP shall be submitted and accepted prior to 
on-site grading taking place.   

50) A dust abatement plan shall be filed with and accepted by to Douglas County prior 
to any clearing, grading and/or construction.  Water shall be made available during 
clearing, grading and construction and applied in a manner to control fugitive dust.   
Washington State Department of Ecology accepted dust control measures 
(Publication Number 96-433) shall be adhered to both during and after 
construction. 

51) Preliminary approval shall expire five (5) years from the date of this Notice of 
Action.  Binding site plan approval after the expiration will require the submittal of a 
new binding sit plan application for consideration.  Consideration for approval shall 
be based upon the applicable documents and codes in effect at the time of 
submittal of a complete application. 

 
 
 
Respectfully Submitted, 
 
 
 
Marla Olson 
Senior Planner 
 
Attachments 


