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ANACORTES AIRPORT 
EXHIBIT D: LANDSCAPE AND WETLAND MITIGATION PLAN 

MARCH 22, 2005 
 
 
INTRODUCTION 
 
A mixture of existing trees and shrubs currently surround the Anacortes Airport, providing visual 
and acoustical screening between the airport and adjacent neighboring communities. Future 
improvement projects at the airport will impact existing vegetation and views. These 
improvement projects include the following: 
 

1. Installation of an operational safety fence around the airport’s operational areas. 
2. Aviation development, which may include hangars, taxilanes, and light manufacturing.  
3. FAR Part 77 safety improvements. Existing trees surrounding the airport currently 

penetrate the airport FAR Part 77 surfaces, creating a safety hazard. The immediate plan 
is to take appropriate action to ensure clear approach and transitional surfaces on airport 
property. 

 
This plan will outline mitigation for the impacts resulting from the proposed improvements. 
 
PROPOSED AIRPORT FENCING 
 
Airport operational safety fencing is proposed, as shown in Exhibit “D: Figure 1”. Along the west 
property line, the fence will impact existing views for the adjacent residential community located 
west of the airport.  
 
To provide screening from the fence, a mixture of shrubs will be planted between the property 
line and the Operational Safety Fence. This screening area is shown in Exhibit “D: Figure 1” as 
“Fenceline Screening Area 1”. Proposed shrubs include the Escallonia and Laurel Rockrose. The 
shrubs and the planned planting frequency are shown in Exhibit “D: Figure 2”. 
 
Along the southeast airport property line, the Operational Safety Fence will be installed 75’ inside 
the property line. A 15’ wide area inside the fence will be cleared and grubbed for fence 
installation. The 75’ wide area between the fence and the airport property line will provide a 
permanent buffer for the neighboring residential community. 
 
PROPOSED AVIATION DEVELOPMENT 
 
To accommodate the need for additional aviation uses, an area has been proposed for 
development, which may include construction of hangars, taxilanes, and light manufacturing.  
 
This development area may require clearing and grubbing of all existing trees. This is shown in 
Exhibit “D: Figure 1” as “Future Development Clearing and Grubbing Area”. The 75’ area 
between the development area and the airport property line will provide a permanent buffer for 
the neighboring residential community. 
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FAR PART 77 SAFETY IMPROVEMENTS 
 
The existing trees surrounding the airport include the following: 

 
• Pacific Madrone (Arbutus menziesii) 
• Western Red Cedar (Thuja plicata) 
• Douglas Fir (Pseudotsuga menziesii) 
• Willow (salix scouleriana) 
• Various kinds of fir (Abies grandis, Tsuga heterophylla) 

 
These trees have grown to heights exceeding 60’. Many of these trees penetrate the airport’s FAR 
Part 77 Surfaces, creating a safety hazard. These trees are to be removed or topped to a height 
below the Part 77 surface. Both alternatives are presented below with the proposed mitigation. 
 
ALTERNATIVE 1: TREE TOPPING 
 
Trimming or topping mature conifer and deciduous trees accommodates the immediate need to 
reduce plant height. However, this solution is detrimental to the long-term health of the plants for 
several reasons: 
 

• Topping single stem (trunk) trees exposes the inner wood to potential disease and decay, 
and will permanently alter the straight growth pattern that is common to most trees.  

• Topping a mature tree will result in a new main-stem leader or leaders growing vertically 
from the live buds nearest to the cut. The new upright growth will most likely grow in a 
disfigured way, creating a weak spot where the new trunk bends or curls upward from the 
cut or cuts.  

• Trimming or topping deciduous trees can actually result in multiple leaders or suckers 
competing to be the lead-stem, resulting in a shrubby effect that could significantly 
reduce the health and vigor of the topped tree and actually increase the work required to 
maintain the desired plant height(s).  

• If the cutting occurs in the older wood, commonly lower down the plant trunk, and below 
the tree canopy, it could kill the plant because live buds may not exist down to the 
preferred cut height.  

 
If trees are to be topped in wetland and wetland buffers this work will be completed using 
handheld equipment only. Topped trees will be cut into pieces and left in place to facilitate rapid 
decay. 
 
Trees in non-wetland areas will be topped or removed. 

 
ALTERNATIVE 2: TREE REMOVAL AND REPLACEMENT 
 
Because most of the existing trees surrounding the Airport are fast growing trees, a long-term 
solution is to remove the tree and replace it with a slow growing tree or shrub that will not impact 
the FAR Part 77 surfaces at maturity.  
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Exact quantities of replacement shrubs will require a site survey of the existing vegetation. To 
determine an approximate replacement ratio, it has been assumed that the existing tree mix 
consists of approximately three-quarters conifer and one-quarter deciduous.  
 
Given that the conifers provide year-round visual and acoustical screening and the deciduous 
trees provide little if any screening while they are defoliated, the conifer trees offer a higher value 
buffer to the neighbors. A higher replacement value has been assigned for the conifer trees than 
the deciduous trees.  
 
Shrubs planted between 200’ and 350’ from the centerline of the runway will grow no higher than 
10’ at maturity. Shrubs planted beyond 350’ from the centerline of the runway will grow no 
higher than 30’ at maturity. This will maintain clearance from the FAR Part 77 surfaces.  
 
The replacement ratio and plant selection will differ depending on the location of the tree to be 
removed. Exhibit “D: Figure 1” outlines 5 separate areas within the airport that correspond to 
specific mitigation requirements and are further discussed in the following sections. Replacement 
shrubs are shown in Exhibit “D: Figure 3” and have been selected due to their known preference 
for site conditions, their mature size, and low maintenance requirements. 
 
The replacement shrubs will mitigate for the loss of screening provided by the existing trees. To 
mitigate for the loss of vertical structure, taller trees will be planted at an offsite location that will 
not impact the airport’s FAR Part 77 surfaces. This is described further in the wetland mitigation 
section on page 5. 
 
AREA 1 
This area encompasses non-wetland and non-wetland buffer areas inside the Operational Safety 
Fence in the Panhandle Area. No mitigation or plantings are to be completed for removal and/or 
topping of trees. The mitigation is provided by the creation of reserve areas. See Exhibit “D: 
Figure 1” for the location of this area. 
 
AREA 2 
This area encompasses wetland and wetland buffer areas inside the Operational Safety Fence and 
is located between 200’ and 350’ from the runway centerline. Existing trees penetrating the FAR 
Part 77 surfaces will be topped or felled and left in place. Tree removal and /or topping will be 
completed using handheld equipment only. See Exhibit “D: Figure 1” for the location of these 
areas. 
 
A plant replacement schedule has been developed that summarizes the replacement plant 
quantities and types for the various areas and existing tree sizes. This schedule is included as 
Exhibit D: Table 1. 
 
AREA 3 
This area encompasses non-wetland and non-wetland buffer areas inside the Panhandle Reserve, 
the Rockwell Reserve, and a portion of the North End Aeronautical Area and are located more 
than 350’ from the runway centerline. Existing trees penetrating the FAR Part 77 surfaces will be 
topped and/or removed. See Exhibit “D: Figure 1” for the location of these areas. 
 

Landscape and Wetland Mitigation Plan 
March 22, 2005 
Page 3 of 7 



   

A plant replacement schedule has been developed that summarizes the replacement plant 
quantities and types for the various areas and existing tree sizes. This schedule is included as 
Exhibit D: Table 1. 
 
AREA 4 
This area encompasses wetland and wetland buffer areas inside the Panhandle Reserve, Rockwell 
Reserve, and Anacopper Reserve and are located more than 350’ from the runway centerline. 
Existing trees penetrating the FAR Part 77 surfaces will be topped or felled and left in place. Tree 
removal and /or topping will be completed using handheld equipment only. See Exhibit “D: 
Figure 1” for the location of these areas. 
 
A plant replacement schedule has been developed that summarizes the replacement plant 
quantities and types for the various areas and existing tree sizes. This schedule is included as 
Exhibit D: Table 1. 
 
AREA 5 
This area encompasses non-wetland and non-wetland buffer areas inside the Anacopper Road 
Area and a portion of the North End Aeronautical Area are located more than 350’ from the 
runway centerline. Existing trees penetrating the FAR Part 77 surfaces will be topped and/or 
removed. See Exhibit “D: Figure 1” for the location of these areas. 
 
Removed trees will not be replaced in the same location. The reduction in screening will be 
mitigated by planting shrubs along Anacopper Road, behind the Perimeter Fence. This is shown 
in Exhibit “D: Figure 1” as “Fenceline Screening Area 2”. These shrubs will consist of the same 
shrubs used in Area 3, the Panhandle Reserve/Rockwell Reserve Non-wetland Area. 
 
WETLAND MITIGATION 
 
To compensate for the loss in vertical structure in wetland areas, an offsite mitigation area will be 
designated. Based on recommendations provided in the February 15, 2005 letter by Aqua-Terr 
Systems, Inc., the existing buffer at the Ship Harbor wetland was initially proposed and 
recommended offsite mitigation area. This is shown in Exhibit “D: Figure 4”. Another approved 
offsite mitigation location, as mutually agreed upon, could also be considered in replacement of 
the Ship Harbor wetland.  
 
Wetland and wetland buffer trees are proposed to be replaced at a ratio of 1 tree planted for every 
1 tree (greater than 8 inch dbh) removed. Exact quantities and replacement types for offsite 
mitigation will be determined after a complete survey of existing trees. 
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EXHIBIT D TABLE 1: PLANT REPLACEMENT 
SCHEDULE  
   
AREA 1 (200'-350' from Runway CL) 
  Non-Wetland and Non-Wetland Buffers 
Tree to be removed Alder Cedar/Madrone/Fir 
     
0 - 6" caliper 1 EA 2-Gal Escallonia 1 EA 2-Gal Escallonia 
   1 EA 2-Gal Hairy Manzanita 
     
6" - 1' caliper 1 EA 2-Gal Escallonia 2 EA 2-Gal Escallonia 
  1 EA 2-Gal Hairy Manzanita 1 EA 2-Gal Hairy Manzanita 
   1 EA 2-Gal Laurel Rockrose 
     
1' - 2' caliper 1 EA 2-Gal Escallonia 2 EA 2-Gal Escallonia 
  1 EA 2-Gal Hairy Manzanita 2 EA 2-Gal Hairy Manzanita 
  1 EA 2-Gal Laurel Rockrose 2 EA 2-Gal Laurel Rockrose 
     
2 - 3' caliper 2 EA 2-Gal Escallonia 3 EA 2-Gal Escallonia 
  2 EA 2-Gal Hairy Manzanita 3 EA 2-Gal Hairy Manzanita 
  1 EA 2-Gal Laurel Rockrose 2 EA 2-Gal Laurel Rockrose 
     
3' caliper and greater 3 EA 2-Gal Escallonia 5 EA 2-Gal Escallonia 
  2 EA 2-Gal Hairy Manzanita 3 EA 2-Gal Hairy Manzanita 
  1 EA 2-Gal Laurel Rockrose 2 EA 2-Gal Laurel Rockrose 
   
   
AREA 2 (200'-350' from Runway CL) 
  Wetland Areas 
Tree to be removed Alder Cedar/Madrone/Fir 
     
0 - 6" caliper 1 EA 2-Gal Douglas Spiraea 2 EA 2-Gal Douglas Spiraea 
     
6" - 1' caliper 2 EA 2-Gal Douglas Spiraea 4 EA 2-Gal Douglas Spiraea 
     
1' - 2' caliper 3 EA 2-Gal Douglas Spiraea 6 EA 2-Gal Douglas Spiraea 
     
     
2 - 3' caliper 2 EA 2-Gal Douglas Spiraea 3 EA 2-Gal Douglas Spiraea 
  3 Ea 2-Gal Pacific ninebark 5 Ea 2-Gal Pacific ninebark 
     
3' caliper and greater 3 EA 2-Gal Douglas Spiraea 4 EA 2-Gal Douglas Spiraea 
  4 Ea 2-Gal Pacific ninebark 6 Ea 2-Gal Pacific ninebark 
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  Wetland Buffer Areas 
Tree to be removed Alder Cedar/Madrone/Fir 
     
0 - 6" caliper 1 EA 2-Gal Pacific Ninebark 2 EA 2-Gal Pacific Ninebark 
     
6" - 1' caliper 1 EA 2-Gal Pacific Ninebark 2 EA 2-Gal Pacific Ninebark 
  1 EA 2-Gal Flowering Currant 2 EA 2-Gal Flowering Currant 
     
     
1' - 2' caliper 2 EA 2-Gal Pacific Ninebark 3 EA 2-Gal Pacific Ninebark 
  1 EA 2-Gal Flowering Currant 3 EA 2-Gal Flowering Currant 
     
     
2 - 3' caliper 3 EA 2-Gal Pacific Ninebark 4 EA 2-Gal Pacific Ninebark 
  2 EA 2-Gal Flowering Currant 4 EA 2-Gal Flowering Currant 
     
     
3' caliper and greater 4 EA 2-Gal Pacific Ninebark 5 EA 2-Gal Pacific Ninebark 
  3 EA 2-Gal Flowering Currant 5 EA 2-Gal Flowering Currant 
   
AREA 3 (Beyond 350' from Runway CL) 
  Non-Wetland and Non-Wetland Buffers 
Tree to be removed Alder Cedar/Madrone/Fir 
     
0 - 6" caliper 1 EA 2-Gal Escallonia 1 EA 2-Gal Escallonia 
   1 EA 2-Gal Hairy Manzanita 
     
6" - 1' caliper 1 EA 2-Gal Escallonia 2 EA 2-Gal Escallonia 
  1 EA 2-Gal Hairy Manzanita 1 EA 2-Gal Hairy Manzanita 
   1 EA 2-Gal Laurel Rockrose 
     
1' - 2' caliper 1 EA 2-Gal Escallonia 2 EA 2-Gal Escallonia 
  1 EA 2-Gal Hairy Manzanita 2 EA 2-Gal Hairy Manzanita 
  1 EA 2-Gal Laurel Rockrose 2 EA 2-Gal Laurel Rockrose 
     
2 - 3' caliper 2 EA 2-Gal Escallonia 3 EA 2-Gal Escallonia 
  2 EA 2-Gal Hairy Manzanita 3 EA 2-Gal Hairy Manzanita 
  1 EA 2-Gal Laurel Rockrose 2 EA 2-Gal Laurel Rockrose 
     
3' caliper and greater 3 EA 2-Gal Escallonia 5 EA 2-Gal Escallonia 
  2 EA 2-Gal Hairy Manzanita 3 EA 2-Gal Hairy Manzanita 
  1 EA 2-Gal Laurel Rockrose 2 EA 2-Gal Laurel Rockrose 
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AREA 4 (Beyond 350' from Runway CL) 
  Wetland Areas 
Tree to be removed Alder Cedar/Madrone/Fir 
     
0 - 6" caliper 1 EA 2-Gal Pacific Wax Myrtle 2 EA 2-Gal Pacific Wax Mrytle 
     
6" - 1' caliper 2 EA 2-Gal Pacific Wax Myrtle 4 EA 2-Gal Pacific Wax Mrytle 
     
1' - 2' caliper 3 EA 2-Gal Pacific Wax Myrtle 5 EA 2-Gal Pacific Wax Mrytle 
   1 EA 2-Gal Coast Red Elderberry
     
2 - 3' caliper 5 EA 2-Gal Pacific Wax Myrtle 7 EA 2-Gal Pacific Wax Mrytle 
   2 EA 2-Gal Coast Red Elderberry
     
3' caliper and greater 7 EA 2-Gal Pacific Wax Myrtle 9 EA 2-Gal Pacific Wax Mrytle 
    2 EA 2-Gal Coast Red Elderberry
      
  Wetland Buffer Areas 
Tree to be removed Alder Cedar/Madrone/Fir 
      
0 - 6" caliper 1 EA 2-Gal Pacific Ninebark 2 EA 2-Gal Pacific Ninebark 
      
6" - 1' caliper 1 EA 2-Gal Pacific Ninebark 2 EA 2-Gal Pacific Ninebark 
  1 EA 2-Gal Flowering Currant 1 EA 2-Gal Flowering Currant 
    1 EA 2-Gal Vine Maple 
      
1' - 2' caliper 2 EA 2-Gal Pacific Ninebark 3 EA 2-Gal Pacific Ninebark 
  1 EA 2-Gal Flowering Currant 2 EA 2-Gal Flowering Currant 
    1 EA 2-Gal Vine Maple 
      
2 - 3' caliper 3 EA 2-Gal Pacific Ninebark 3 EA 2-Gal Pacific Ninebark 
  2 EA 2-Gal Flowering Currant 3 EA 2-Gal Flowering Currant 
    2 EA 2-Gal Vine Maple 
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EXHIBIT “E” – OUTRIGHT PERMITTED AND 
VESTED LAND USES  

 
 
 
1. “AERONAUTICAL USE,” which is defined and shall mean those uses such as (i) aircraft 

hangars, (ii) aircraft tie downs, (iii) aircraft parking areas, taxi areas, and maneuver areas, 
(iv) aircraft storage, (v) light manufacturing as defined in the Anacortes zoning code, 
provided such facilities do not exceed 12,500 square feet of interior floor area, (vi) aircraft 
related businesses, (vii) office uses, bathrooms, parking, and other such uses in support of 
the aeronautical uses; provided that any of the structures that may house any of the 
foregoing uses shall not exceed thirty-five (35) feet in height, and in addition (viii) all 
existing uses, (ix) and maintenance of any of the foregoing uses and related facilities and 
improvements, including paved areas, drainage ways, etc.  This term shall not include any 
living or sleeping quarters. All aeronautical uses shall be a permitted use within the 
Aeronautical Area without further mitigation or approval, except as may be specified in this 
agreement. Notwithstanding any provision or requirement of this Agreement, aviation 
operations, aircraft operations, and other general aviation related activities shall not require 
any approvals or additional mitigation.  

 
2. Removal of any obstruction for compliance with FAR Part 77 requirements. 
 
3. Aircraft operations on the ground and in the air, including takeoff, landing, flight patterns, 

air traffic corridors, volume of air traffic, altitudes of air traffic, flight schedules, types, 
sizes and purposes of aircraft and related issues. Such uses shall not be subject to any 
mitigation requirements, not withstanding any other provisions of this Agreement. 

 
4. All uses other than “aeronautical uses” shall be conditional uses. 
 
5. Residential use of hangars shall be prohibited. 
 
6. The configuration of any structures shall be determined solely by the Port, subject to the 

height, setback/buffer, impervious surface, and wetland requirements of this Agreement. 
 
7. Installation of an Operational Safety Fence (with black vinyl coating on that portion of the 

fence on the west side of the Anacortes Airport) in the location shown on Exhibit “A” and 
Exhibit “B”. 

 
8. Installation of a Perimeter Fence in the location shown on Exhibit “A” and Exhibit “B”. 
 
9. Maintenance of any Permitted Use. 
 
Notwithstanding any other provision of this Agreement, there shall be no outright permitted uses 
within the Anacopper Future Process Area, except for the removal of FAR Part 77 obstructions 
allowed herein, subject to the mitigation required for such removal as set forth in Exhibit “D” of 
this Agreement until the future planning process for that area has been completed. 
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EXHIBIT “F” – DEVELOPMENT STANDARDS 
 
 
 
1. Building Permit Requirements:  All building permits applications submitted by the Port 

in conformance with this Agreement and the International Building Code shall be approved 
by the City. 

 
2. Yards: Notwithstanding any requirement below, other than as required for building code 

compliance, there will be no setback from the Operational Safety Fence or Perimeter for 
any aeronautical use or related structure. 

 
3. Traffic:  Traffic mitigation shall not be required for any new hangars constructed on the 

site, other than traffic impact fees. Traffic generated by any the total new light 
manufacturing or similar new developments shall not in total exceed a maximum total of 
155 average daily trips, without further traffic analysis and potential mitigation for such 
impact implemented through a supplemental SEPA process limited to this issue. 

 
4. Height: Building height will not exceed 35’ as measured and defined in the AMC Section 

17.18.090. 
 
5. Parking: Any demand for additional parking will be located on the Airport property per 

Port specifications (either adjacent to the new hangars or in the Airport’s main parking lot) 
and will also meet all City parking code requirements. Vehicles will not be stored in the 
hangars, except for temporary parking while the resident aircraft is in use, thus lessening 
overall demand for adjacent hangar parking.  

 
6. Landscaping: Landscaping shall comply with the Landscape and Wetland Mitigation Plan 

prepared by W & H Pacific (Exhibit “D”). 
 
7. Lighting: Lighting on the exterior of any structure walls shall be the minimum necessary 

for safe operations as determined by the Port, after consultation with the City. 
 
8. Open Space: The maximum land coverage by buildings shall be 60% per the parcel size as 

identified by the Port with such parcel size including any buffer or setback area not already 
allocated to another parcel. 

 
a. For the purposes of calculating the buildable area as required (open space 

requirement) the requirements set forth in the AMC Section 17.80.080 (open 
space requirement) shall apply. In satisfying these open space requirements, 
the Port may allocate any portion of the Panhandle Reserve or Rockwell 
Reserve Areas to any portion of property within the Aeronautical Area in its 
discretion in order to meet the open space requirements of this section. 

 
9. Signage: Shall comply with the City of Anacortes Sign Code. 
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10. Stormwater Management: Proposed development that alters the existing ground 
conditions will require a stormwater analysis in accordance with the 2001 Washington 
State Department of Ecology Stormwater Management Manual for Western Washington 
("Manual"). The Manual shall be used for design of stormwater detention and water quality 
facilities as required. The "Manual" shall be used in the design of all Best Management 
Practices and FAA requirements related to wildlife attraction reduction. A Preliminary 
analysis of the future development areas has been completed and is included in this 
document as Exhibit “F: Preliminary Stormwater Analysis” and Exhibit “F: Figure 1”. Best 
Management Practices (BMPs), including temporary erosion control measures, will be 
implemented during grading and construction activities. 

 

11. Fire Department Requirements: All development shall meet all applicable fire flow and 
fire code standards as generally adopted by the City, as approved by the Fire Chief’s office. 
Any hangars constructed will be equipped with fire extinguishers and drip pans, and the 
storage of fuel or other hazardous materials will be prohibited, in accordance with 
applicable fire and safety regulations. Use and storage of hazardous or flammable materials 
shall be in compliance with all applicable local, state, and federal regulations. 

 
12. Wetland Requirements: Any work in a wetland or a wetland buffer shall be in compliance 

with the wetland mitigation requirements set forth within the Landscape and Wetland 
Mitigation Plan in Exhibit “D” prepared by W & H Pacific dated March 10, 2005 for the 
removal of any FAA Part 77 obstruction removal and fence construction. Any other 
developments within any wetland and/or its buffer shall comply with the City Critical 
Areas Ordinance.  

 
13. Garbage Collection: Trash and recycling facilities shall be screened from adjacent 

properties. 
 
14. Dust Control: Construction contractors will use BMPs to avoid or minimize fugitive dust 

emissions. This mitigation may include applying water or dust-binding chemicals directly 
to bare soil during dry weather, and/or street cleaning to prevent dirt, mud, and other debris 
deposits on paved roadways if necessary. 

 
15. Native Growth Protection Easement Areas: The Property shall have certain areas within 

the Rockwell and Panhandle Areas that shall be subject to a Native Growth Protection 
Easement (NGP Easement) in the form attached hereto as Exhibit “A”. The Port shall, 
subject to the FAA de-obligation process, execute this NGP Easement and record said 
easement for those areas so identified. The buffer areas subject to the NGP Easement are 
those identified on the Land Use Map. The land disturbance activities allowed within the 
buffer areas by this Agreement without further land use or environmental review of any 
kind are as follows: 

 
a. The removal of any obstruction required to comply with FAR Part 77. 
b. The installation of any Operational Safety or Perimeter Fencing. 
c. Any other action required to ensure the safety of airport operations. 
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16. Occupancy: Prior to issuance of a Final Certificate of Occupancy for any structure, all 
terms and conditions of this Agreement shall be met as they may be related to that structure 
and parcel. The applicable department may require bonding if the Developer, prior to 
completion of the terms of this contract, requests Temporary Occupancy Permits. 

 
17. Other: The Port shall construct and maintain a berm in the area shown on Exhibit “F: 

Figure 2”, consistent with the design and cross–sections shown in Exhibit “F: Figure 3”, 
and maintain the same for the duration of this Agreement. 

 
The Port shall establish, as appropriate, an alternate run-up apron in the location shown on 
Exhibit “F: Figure 4”, or another appropriate location. Any new run-up location shall 
achieve the same off-airport noise attenuation effect as established in Section 24.2 of the 
development Agreement. 
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ANACORTES AIRPORT 
EXHIBIT F: PRELIMINARY STORMWATER ANALYSIS 

MARCH 10, 2005 
 
GENERAL OVERVIEW: 
 
The purpose of this narrative is to review the existing storm drainage characteristics and estimate 
potential storm drainage detention and water quality improvements that could result from future 
development of the Anacortes Airport. The future development includes the construction of 
additional Box Hangars and T-Hangars. Also included is pavement to provide access and parking 
in the hangar area. The locations of the proposed and future hangars are east, west and south of 
the southernmost existing hangar (Hangar 5 on the Airport Layout Plan). The total area of 
potential disturbance for the future development is 7.95 acres.  
  
EXISTING CONDITIONS:  
 
No portion of the area of future development is currently impervious. Most of the future 
development area south and east of Hangar 5 is currently relatively hilly and forested land with 
no defined drainage features. Most of the area west and a portion of the area east of Hangar 5 is 
currently relatively flat and grassy land. This area contains small swales that convey storm runoff 
generally west to existing underground pipe conveyance systems.  
 
STORM DRAINAGE DETENTION / WATER QUALITY: 
 
The preliminary storm drainage analysis is based on the 1991 WSDOE Manual as required by the 
City of Anacortes. 
 
In order to make use of the existing conveyance system without inundating it with developed 
flows, detention will be provided so developed peak flows into the existing storm drainage 
conveyance system are restricted to existing condition peak flows.  
 
The detention volume is designed by restricting the 2 yr, 10 yr and 100 yr developed peak flows 
to ½ 2 yr, 10 yr, and 100 yr. existing peak flows respectively, and adding 30% to the 100 yr. 
volume. Since no survey as-built or soil data was available, assumptions were made regarding 
soil types, existing ground cover and slopes, and the existing storm drainage system based on 
field observance. The existing condition is assumed to be 100% forested to describe original site 
conditions. The future development is assumed to be 95% impervious (7.55 acres) and 5% 
landscaped (0.40 acres). 
 
The 100-year volume required based on the criteria above is approximately 70,000 cubic feet of 
live storage. If water quality improvements are required, a wetpool storage volume of 
approximately 22,300 cubic feet would satisfy the requirement. The attached Exhibit “F: Figure 
1” shows the drainage areas and results of storm drainage modeling including peak flows and 
volumes for required design storms.  
 
An alternative to detention may be to upgrade the existing conveyance system from the existing 
hangar area to the outfall. Additional analysis would be required to determine if detention needs 
are available downstream.  
 











   

EXHIBIT “G” – ANTICIPATED 
DEVELOPMENT PHASING 
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EXHIBIT “H” –  
CONDITIONALLY PERMITTED USES 

 
 
 
1. Overnight facilities for use by pilots. 
2. Stand alone restaurant. 
3. Light manufacturing exceeding 12,500 square feet of interior floor area per structure. 
 
4. Within the Anacopper Future Process Area, until such time as the planning process is 

complete, aeronautical uses and aviation related uses only shall be permitted as a 
conditional use following the process set forth in the AMC Section 17.10 et seq., to seek a 
conditional use and subject to the imposition of reasonable mitigation and compliance with 
wetland regulations. 

 
5. Within the North Aeronautical Area, all uses shall be conditional uses following the 

process set forth in the AMC Section 17.10 et seq., to seek a conditional use and subject to 
the imposition of reasonable mitigation and compliance with wetland regulations. 
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