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Planning Commission 
Special Meeting Minutes 

A special meeting of the Okanogan County Regional Planning Commission was held on 
Monday, January 23, 2012 at 7:00 pm.  The meeting was held in the Commissioners’ 
Hearing Room 123 5th Ave N. Okanogan, WA. 

PLANNING COMMISSION MEMBERS present included: Chair Albert Roberts, Vice Chair 
Phil Dart, Commission Member Mark Miller, Commission Member Tamara Porter, 
Commission Member Wood, and Commission Member Schulz. 

OKANOGAN COUNTY STAFF MEMBERS present included: Director of Planning Perry 
Huston, Natural Resource Senior Planner II Angela Hubbard, and Administrative Secretary 
Sharon McKenzie. 

APPLICANTS OR THEIR REPRESENTATIVES: None 

OTHERS IN ATTENDANCE: Tim Woolsen 

Chair Roberts called the meeting to order at 7:02 pm. 

Approval of January 23, 2012 Agenda 

Vice Chair Dart moved to approve the January 23, 2012 Planning Commission Meeting 
Agenda.  Commission Member Schulz seconded the motion. Motion passed.   

Approval of November 21, 2011 Meeting Minutes 

Commission Member Schulz moved to approve the November 21, 2011 Planning 
Commission Meeting Minutes.  Vice Chair Dart seconded the motion. Motion passed.   

Public Hearing Item #1 

 Iverson/Puget Sound Title Co. OST 2011-12   

Chair Roberts requested the summary report on the Iverson/Puget Sound Title Co. OST 
2011-12.  Natural Resource Planner II Angela Hubbard requested the Staff Report be 
placed into the record.  Natural Resource Planner II Hubbard explained the applicant owns 
20.03 acres and is applying for a transfer from Designated Forest to Open Space Timber 
tax assessment on 19.03 timberland acres.  She said the goals of the applicants are to 
manage the timber for optimum health and sustainable yield.  Planner II Hubbard said 
James R.G. Vernon, professional forester, prepared a FMP (Forest Management Plan) for 
this property in September 2011. The FMP discusses the soils, inventories the timber 
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stand, and has established a management schedule for the property.  She noted the 
property is surrounded by private property and is located approximately 12 miles 
southeast of Tonasket, WA.   

Chair Roberts asked if there were any questions from the Board.  

It was noted there was a discrepancy in the forest plan regarding references made in 
Items 9a, 8a. and 10 in the forest plane.  It was agreed these discrepancies should be 
corrected prior to final submission to the Board of County Commissioners for their 
consideration.   

Chair Roberts opened the meeting to public testimony. There being no public testimony, 
he closed the meeting to public testimony.   

Chair Roberts said he would entertain a motion.  

Vice Chair Dart moved to recommend approval of the Iverson/Puget Sound Title Co. 
OST 2011-12 to the Board of County Commissioners subject to the attached Findings of 
Fact, Conclusions of Law and the Conditions of Approval with the condition that the 
corrections be made on 9a, 8a, and 10 prior to the documents being submitted to the 
Board of County Commissioners.   Commission Member Schulz seconded the motion.  
Motion passed. 

Public Hearing Item #2 

 Roberts/Clements OST 2011-13   

Chair Roberts requested the summary report on the Roberts/Clements OST 2011-13.  
Natural Resource Planner II Angela Hubbard requested the Staff Report be placed into the 
record.  Natural Resource Planner II Hubbard explained the applicants own 20 acres.  She 
said the applicants are applying for a transfer from Designated Forest to Open Space 
Timber tax assessment on 19 timberland acres. She stated the goal of the applicants is to 
maintain and improve the health and growth of the existing timber stand.  She explained 
Jerry Theis, professional forester, has prepared a FMP (Forest Management Plan) for this 
property in September 2011. The FMP discusses the soils, inventories the timber stand, 
and has established a management schedule for the property.  She said the property is 
surrounded by public and private property and is located approximately 6 miles northwest 
of Malott, WA.   

Chair Roberts asked if there were any questions from the Board.  There were none. 

Chair Roberts opened the meeting to public testimony. There being no public testimony, 
he closed the meeting to public testimony.   

Chair Roberts said he would entertain a motion.  

Commission Member Schulz moved to recommend approval of the Roberts/Clements 
OST 2011-13 to the Board of County Commissioners subject to the attached Findings of 
Fact, Conclusions of Law and the Conditions of Approval.  Vice Chair Dart seconded the 
motion.  Motion passed. 
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Public Hearing Item #3 

 Nyland OST 2011-14   

Chair Roberts requested the summary report on the Nyland OST 2011-14.  Natural 
Resource Planner II Angela Hubbard requested the Staff Report be placed into the record.  
Natural Resource Planner II Hubbard explained the applicant owns 20 acres.  She said the 
applicant is applying for a transfer from Designated Forest to Open Space Timber tax 
assessment on 19 timberland acres. She said the goal of the applicant is to maintain and 
improve the health and growth of the existing timber stand.  She noted Jerry Theis, 
professional forester, has prepared a FMP (Forest Management Plan) for this property in 
September 2011. The FMP discusses the soils, inventories the timber stand, and has 
established a management schedule for the property.  She noted the property is 
surrounded by public and private property and is located approximately 6 miles northwest 
of Malott, WA.   

Chair Roberts asked if there were any questions from the Board. 

During discussion, it was noted that the Department of Revenue application for 
reclassification has conflicting acreage.  It was noted the acreage should be amended for 
taxation purposes.  Director Huston will have Staff remind the applicant and forester on 
future applications to proofread the document prior to submission. 

Chair Roberts opened the meeting to public testimony. There being no public testimony, 
he closed the meeting to public testimony.   

Chair Roberts said he would entertain a motion.  

Commission Member Schulz moved to recommend approval of the Nyland OST 2011-14 
to the Board of County Commissioners subject to the attached Findings of Fact, 
Conclusions of Law and the Conditions of Approval to include the amendment that states 
20 acres of which one acre is removed for a cabin.   Vice Chair Dart seconded the motion.  
Motion passed. 

Public Hearing Item #4 

 Deliberations on the Okanogan County Critical Areas Ordinance – 
Continuance 

Director Huston requested the Planning Commission Members think about the next steps 
they wish to follow while they are reviewing the draft document.  He suggested they follow 
the process they implemented with the Comprehensive Plan and have at least one more 
public hearing before forwarding the draft of the Critical Areas Ordinance with their 
recommendation on to the Board of County Commissioners.  

Natural Resource Planner II Angela Hubbard began the discussion by reviewing the 
incorporated changes which had been requested by the Planning Commission in previous 
meetings.  Planner II Hubbard reviewed the changes to the following areas:

 The construction of small structures in the flood plain: 
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Planner II noted FEMA allows minimum structures with certain criteria.  She 
reviewed the criteria and explained by following FEMA regulation, the draft CAO 
would allow more flexibility for the landowner than the current CAO.   

It was noted there are different standards depending on the flow i.e. Okanogan 
River vs. Methow River.   

 Planner II Hubbard noted there is an agricultural section added to the draft.  This is 
because FEMA allows agricultural structures by variance.  It was noted agricultural 
structures are usually larger than the small structures allowed. 

There was discussion regarding the terminology of the Methow Review District.  
Director Huston said he will review the terminology with Staff to make sure it is 
clear.   

 Planner II Hubbard discussed the channel migration zone (CMZ) discussed on page 
62.  She explained she took the language from the ordinance which the Planning 
Commission reviewed in November.  She explained the severe moderate zones 
and what can be done in those areas.   

Director Huston explained this section of the draft is a holdover from the process of 
seven years ago when an ordinance was created.  During the discussion on the 
CMZ, Director Huston explained that Staff has to follow maps.  He explained the 
process for an application is to lay the proposal against the maps and then make a 
determination.  If an engineer says it is out of the flood plain, Staff will process the 
proposal with the engineer determination.  He noted new construction in the 100 
year flood plain in the Methow is prohibited. 

 Concern was expressed regarding a provision on page 63 2(a) and (b) regarding 
notification on title.  Planner II Hubbard said this requirement came from Golder and 
Associates report and the Ordinance regulating the CMZ.  Director Huston 
explained in 2004, the ordinance was created but never approved.  He agreed to 
adhere to the clause in the ordinance regarding notification on title would be very 
onerous.   

There was discussion on the options of dealing with this part of the ordinance.  
Director Huston said he would have Staff see if it is part of the national flood 
insurance program.  If it is a requirement of the national flood insurance program, 
there would be no option but to keep the requirement in place.  He said depending 
on the outcome the Planning Commission would have the following options to 
consider: 

o Pull the clause from the document 
o Modify the clause 
o Leave as is.  

Planner II Hubbard said she had covered the major changes and asked if the Planning 
Commission had any others.   
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Director Huston noted the County has opted for the Volunteer Stewardship Program and 
the regulations in the agricultural areas will not be addressed in the draft CAO at this time 
but a caveat would be placed in the draft CAO accordingly.   

Director Huston recapped the work to be done for the next meeting:  

 Staff will look at CMZ proposed ordinance and bring back research information  
 The Planning Commission should think about where they want to go from here and 

if there should be a public hearing.  Staff will need time to notice for public hearing, 
if the Planning Commission decides to schedule it.   

Addressing the migration zone referred to on page 35, there was discussion on fencing and 
migration corridors. It was noted this is in existing code and the question was why is it 
being discussed?  It was suggested that if it is to be in the document, reference should be 
made to a Washington legal fence rather than using WDFW fence standards.  It was also 
suggested to take this section out.  

Director Huston said if the fencing is in the code, it is a regulatory requirement and it’s more 
difficult to change in a SEPA review.  He said he would see if there is a requirement or see 
if it can be regulated in SEPA.   

It was noted by a Planning Commission Member that developers are addressing the 
fencing issue in their CC& Rs .   

Director Huston said Staff will bring back changes and information to the February meeting.  
He said after review by the Planning Commission in February and if the Planning 
Commission is comfortable with the changes, the notice will go out for public testimony in 
March.  

There was discussion regarding the reference to performance bonds.  It was explained that 
performance bonds are used if the developer are unable to do what they have to do prior to 
final approval.  Director Huston said at this point, Okanogan County Planning has not seen 
a need to use this tool.  It was explained that it serves more as an alternative than a 
requirement.  

Vice Chair Dart made the motion to continue deliberations on the Critical Areas Ordinance 
which will not be open to public comment at the next regularly scheduled meeting on 
February 27, 2012 at 7:00 pm in the Commissioners Hearing Room.  Planning Commission 
Member Wood seconded the motion. Motion passed. 

Old Business 

Director Huston updated the Planning Commission on the progress of the Draft 
Comprehensive Plan and Map stating the revised draft has been delivered to the Board of 
County Commissioners (BOCC).  The BOCC will review the document and then send it out 
for legal review.  The document will come back to the Planning Commission for at least one 
public hearing as per statute.  Director Huston said the earliest the Planning Commission 
would see the document for hearing would be April.  He said the firm to do the legal review 
has not been determined.  
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New Business 

There was no new business. 

Vice Chair Dart moved to adjourn the meeting.  Commission Member Wood seconded the 
motion.  Motion passed. 

Chair Roberts adjourned the meeting at 9:22 p.m. 

Summary of Motions 

Vice Chair Dart moved to approve the January 23, 2012 Planning Commission 
Meeting Agenda.  Commission Member Schulz seconded the motion. Motion 
passed.   

Commission Member Schulz moved to approve the November 21, 2011 Planning 
Commission Meeting Minutes.  Vice Chair Dart seconded the motion. Motion 
passed.   

Vice Chair Dart moved to recommend approval of the Iverson/Puget Sound Title Co. 
OST 2011-12 to the Board of County Commissioners subject to the attached 
Findings of Fact, Conclusions of Law and the Conditions of Approval with the 
condition that the corrections be made on 9a, 8a, and 10 prior to the documents 
being submitted to the Board of County Commissioners.   Commission Member 
Schulz seconded the motion.  Motion passed. 

Commission Member Schulz moved to recommend approval of the 
Roberts/Clements OST 2011-13 to the Board of County Commissioners subject to 
the attached Findings of Fact, Conclusions of Law and the Conditions of Approval.  
Vice Chair Dart seconded the motion.  Motion passed. 

Commission Member Schulz moved to recommend approval of the Nyland OST 
2011-14 to the Board of County Commissioners subject to the attached Findings of 
Fact, Conclusions of Law and the Conditions of Approval to include the amendment 
that states 20 acres of which one acre is removed for a cabin.   Vice Chair Dart 
seconded the motion.  Motion passed. 

Vice Chair Dart made the motion to continue deliberations on the Critical Areas 
Ordinance which will not be open to public comment at the next regularly scheduled 
meeting on February 27, 2012 at 7:00 pm in the Commissioners Hearing Room.  
Planning Commission Member Wood seconded the motion. Motion passed. 

Prepared by Sharon McKenzie 
Administrative Secretary 


