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 Waxwing Tree Specialists
(360) 515-4225

waxwingtreespecialists@gmail.com 
Waxwingtreespecialists.com 

Development Review by Tree Protection Professional 

Subject Development Site: TPNs 84990000500, 8490000601, 8490000602 

Property Owner: DM Ventures Woodland – MJR Development (Christian LaRocco) 

Prepared by: Lacy Garner, Certified Arborist TX4364A 

Date: 5/6/25 

This Tree Protection Plan has been developed in accordance with the International Society of 
Arboriculture (ISA) best practices. 

Site and Project Description 

The 1.7-acre project site consists of three undeveloped tax parcels which make up two separate 
development areas divided by 7th Ave SE.  

Two parcels combined (84990000500 and 84990000601) create a development area of 1.2 
acres on the north side of 7th Ave SE between College St SE and Woodland Square LP SE. The 
smaller .5-acre development area (parcel 8490000602) is on the south side of 7th Ave SE 
between the same streets.  

The provided Preliminary Site Plan (sheet EXH 1) drafted by KPFF includes one proposed 
central building (2,550 SF) surrounded by an engineered pervious pavement system in the 
southwest quadrant of the larger site and five open covered structures along the preserved tree 
line. This section of the development has approximately 49 trees, 23 of which are proposed 
and/or recommended for removal. 

The smaller development area proposes four pickleball courts with a small building (100 SF). 
This site contains one living tree that is proposed for removal for development.  

Sections of the Preliminary Site Plan are used herein for reference to tree locations and 
protection recommendations.  

The Washington Department of Natural Resources data for the site indicates an Indianola loamy 
sand native soil type, which has a depth of greater than 60 inches, an effective rooting depth of 
60 inches, somewhat excessively draining soils with low compaction potential.   

My initial site visit took place in the late morning of April 17, 2025. The weather was clear, sunny 
and 60°F with a light breeze.   

Exhibit 2 - Tree Report
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Aerial Site Photo (2022-2024 Thurston County Geodata): 
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Figure 1.1: Tree Inventory on Preliminary Site Plan sheet EXH1 (north section) 

Trees highlighted above are discussed in more detail in the table and analysis below. 
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Figure 1.2: Tree Inventory on Preliminary Site Plan sheet EXH1 (south section) 

No tree protection 
required on this section of 
the development site. 
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Site & Tree Analysis 

The larger development section has nearly 100% tree canopy coverage except for an area of 
the NE quadrant. All trees on the sites are Douglas firs except for one maple and six California 
incense cedars along the northern property line of the larger section which abuts a parking lot 
and driveway for the adjacent property to the north.  

Most trees appear to be in good condition with healthy vigor except those specifically detailed 
below.  

There are signs of a root decay pathogen in the NE quadrant of the larger development section. 
There is material remaining on site of three Douglas fir trees that have failed in that area in what 
appears to be the last 5-10 years according to historic aerial photos. One of these appears to 
have been removed to the ground in the past year as the cut appears relatively fresh. This 
stump shows indications of a root decay pathogen. Additionally, there are four standing trees on 
the perimeter of this area whose conditions and vigor are noticeably reduced compared to the 
rest of the trees on site, with branch tip die back, thin canopies, and some trunk resinosis (Trees 
18, 19, 20, 26). These are also common indicators of a root decay pathogen. Increment boring 
was performed in one location on all four of these trees. Three cores look normal, and one bore 
sample (Tree 19) had indications of incipient internal decay. Tree 26 is planned to be removed 
per the Preliminary Site Plan, and its condition is the most concerning on site. We recommend 
that the other trees showing signs of potential root decay (18, 19, 20) be retained, monitored 
and reinspected in one year. They are currently at Low Risk of failure and causing significant 
harm to structures or people under normal weather conditions within the next year. We 
recommend a 1” layer of compost then a 2-3” layer of wood chips be applied to their root zones 
prior to construction activities to help stave off additional stresses. Maintaining healthy soil 
conditions can slow down the progress of root decay pathogens and assist healthy trees in 
avoiding them.  

Replacement trees on site should be native species that are known to be less susceptible to 
root rot pathogens. Recommended larger evergreen species are Western redcedar (Thuja 
plicata), and Western white pine (Pinus monticola). Recommended smaller native broadleaf 
species are the native cascara (Frangula purshiana) or Oregon white oak (Quercus garryana) 
for sunnier locations, and the vine maple (Acer circinatum) for an understory tree. These 
broadleaf species are all drought tolerant.   

In addition to the 21 trees planned for removal on the Preliminary Site Plan (sheet EXH 1), our 
assessment found 2 additional trees that we recommend for removal based on their conditions 
noted in the table below.   

Considering the existing clearing in the NE quadrant of the site and the need to remove at least 
2 more trees in that area (4, 26), and the possibility that more trees may need to be removed 
from this area in the coming years (18, 19, 20), the site would remove less larger, healthy trees 
(as assessed in the SW quadrant) if the proposed building and grasscrete area were to be 
redesigned in the NE quadrant.   

City of Lacey municipal code requires every commercial project over one acre in size to 
designate a tree tract that shall generally cover five percent or more of the site and shall 
represent the primary strategy for maintaining the tree canopy (LMC 14.32.064). This project 
proposal appears to be able to meet this requirement.  
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Tree Inventory 

The Preliminary Site Plan notes 21 trees for removal between the two sites. All these trees are 
Douglas firs (Psuedotsuga menziesii) 24” DBH and greater, and approximately 100’ – 115’ in 
height. These were not individually measured and numbered but were visually assessed to be in 
good health except for Tree #26 as previously mentioned and noted below. All trees planned 
and recommended for removal were marked with pink flagging on the site.  

The trees designated for retention are mostly Douglas firs ranging in size from 17” – 36” DBH, 
and 50’ – 115’ in height. There are 20 of these. These were all marked with green flagging and 
marked with a number corresponding to the site plan above.   

There is one 14” DBH maple tree (Acer spp.) in fair condition (tree 16) and six California 
incense cedars (Calocedrus decurrens) all approximately 18” DBH along the northern property 
line. These are planned for retention but were not marked with flagging; there are no concerns 
for their retention.   

The table below are notes for specific trees which are included in the tallies above. 
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4 Douglas fir 

(Psuedotsuga 
menziesii) 

12 50 Poor Poor form, damage at base, topped @ 
20’H with new top growing on right angle 
lateral - recommend remove and replace. 
Pink flagging with number. 

15 Douglas fir NA NA NA This tree is shown as existing on the site 
plan but is a stump and seems to be one of 
the “DEAD TREES” noted on the site plan.  

18 Douglas fir 30 110 Fair Thin canopy, some branch tip die back. 
Signs of potential root rot pathogen. 
Retain, monitor and reinspect in one year. 
Apply 1” compost then 2-3” wood chips to 
the CRZ prior to development and maintain 
this coverage through and after 
development, as possible. 

19 Douglas fir 15 65 Fair Thin canopy, some branch tip die back. 
Signs of potential root rot pathogen. 
Retain, monitor and reinspect in one year.  
Apply 1” compost then 2-3” wood chips to 
the CRZ prior to development and maintain 
this coverage through and after 
development, as possible. 

20 Douglas fir 28 110 Fair Thin canopy, some branch tip die back. 
Signs of potential root rot pathogen. 
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Tree Protection Recommendations 

The Critical Root Zone (CRZ) is defined as a protection zone that extends 1 foot out from the 
base of the tree for every 1” of trunk diameter as seen in Figure 8 below. The intent of these 
recommendations is to protect as much of the CRZ and canopies of trees adjacent to 
development as possible, to prevent decline in tree health and/or structural instability of trees 
due to compaction, excavation, and mechanical damage. 

▪ Before construction begins, install tree protection fencing as noted in Figures 1.1, 5 and 8 to
the greatest extent of Critical Root Zone possible for the trees to be retained. This fence is
to remain during the entirety of the proposed work in those areas. Do not store materials or
drive within this fenced area. Do not nail or permanently affix any material to any trees to be
retained. No person may conduct any activity within the protected area of any tree
designated to remain including but not limited to parking equipment, placing solvents,
storing building material and soil deposits, dumping concrete washout, etc.

▪ If any machinery is unavoidable within the CRZ of any trees to be retained, contact the
project arborist beforehand for discussion. At the very least, the area of impact must be
prepared with 10-12” of wood mulch with a plywood or heavy-duty construction mat overlay
to disperse weight of equipment over CRZ before removal of the tree protection fencing and
impacts occur to the area. Removal of plywood/mats and mulch must be done as soon as
possible when no longer needed. Additionally, wrap lumber (2”x4” or 2”x6”) around the
trunks of trees (see Figured 6 below) for protection from machinery that is unavoidable
within the CRZ of trees to be retained.

▪ Do not tear, break or pull any tree roots greater than 1” diameter out of the soil during any
excavations. If needed, cleanly prune roots with hand tools when encountered. Prune roots
larger than 2” diameter only after arborist inspects, approves, then directs pruning.

▪ Any trenching within the CRZ of trees to be retained requires the project arborist to be
present for observation and assistance, as needed. Please provide at least one week of
notice for arborist scheduling.

▪ The need for large root pruning/damage can be expected and potentially avoided by
exploration of excavation areas with hand tools and/or with air-excavation tools. Loss of
roots can lead to water stress which may require supplemental irrigation during construction.

Retain, monitor and reinspect in one year. 
Apply 1” compost then 2-3” wood chips to 
the CRZ prior to development and maintain 
this coverage through and after 
development, as possible. 

22 Douglas fir 27 110 Fair Retain and monitor. Apply 1” compost then 
2-3” wood chips to the CRZ prior to
development and maintain this coverage
through and after development, as
possible.

23 Douglas fir 15 35 Dead Remove and replace 

26 Douglas fir - - Poor Planned for removal. Very thin canopy 
compared to neighboring trees. Expected 
root rot pathogen present in this tree.  
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▪ Have broken and low-hanging branches of trees to be retained properly pruned by a
professional by ANSI A300 Tree Care Standards before potential damage by construction
activities. Prune only as needed for clearance without pruning more than 25% of canopy.
Prune limbs back to the trunk whenever possible per Figure 7 below.

▪ Remove hazard, dead, and conflict trees using felling and removal methods that will limit
damage to retained trees. Cut stumps flush with ground and do not remove roots unless
required to minimize erosion potential.

▪ The project arborist can meet with the contractor prior to any site work around trees to be
preserved to stake the location of protection fencing and review the expected sequence of

Inspection Schedule 

• If deemed necessary by City of Lacey Representatives, an ISA certified arborist will be
present for a pre-construction meeting onsite to ensure tree protection fencing is
adequately installed and will perform a post-construction inspection to ensure that trees
were not damaged during development.

• If deemed necessary by City of Lacey Representatives, an ISA certified arborist will
inspect plant material prior to installation to ensure it is healthy stock and will perform a
post-planting inspection to ensure proper planting methods were performed.

• Reports of findings will be shared with the City of Lacey assigned Project Manager via
email after each site visit.

Ongoing Maintenance Recommendations 

• Wood chips/mulch serves many functions and should always be maintained under new
trees until establishment as well as mature trees, when possible. Benefits include soil
temperature regulation and moisture retention, avoiding competition between tree feeder
roots and grass roots, preventing root zone compaction from foot traffic and lawn care
equipment, and creating a buffer around trees to avoid mechanical damage to trunks
and surface roots from lawn care equipment.

• If replanting is required:
o Thoroughly water newly planted trees once per week May – October for

minimum of 3 years.
o Stakes on newly planted trees should be removed after 1 year of establishment

unless otherwise specified by consulting arborist.
o Any newly planted trees found to be severely declining, diseased, or dead will be

replaced by property manager with like size and species upon discovery unless
otherwise advised by consulting arborist.

Project Schedule 

• Tree removals and ground preparation for new plantings, if needed, are recommended
between May and September.

• Replanting must take place between October 1st and April 30th.
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Figure 5: Tree Protection Fencing Detail 
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Figure 6: Trunk Protection 

Figure 7: Proper Branch Pruning 
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Figure 8: Critical Root Zone (CRZ) 

Figure 9: Planting Detail (if needed) 
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Photo reference of existing trees: 

Tree 4 – recommended for removal 

Tree 26 – planned for removal, appears to be diseased and in decline 
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Trees 18, 19, 20 (right to left) – recommended to retain, monitor and reinspect in one year. Lower 
canopies are thinning compared to other trees on site – sign of stress and possible root decay 
pathogen. 

Please don’t hesitate to contact me if you have any questions. 

Lacy Garner 
Certified Arborist, TX4364A, Qualified Tree Risk Assessor 
Waxwing Tree Specialists, LLC 
360-515-4225



SITE PLAN REVIEW BUILDING AND FIRE COMMENTS 

Date: 10/3/2025  Case # 25-0170 

Applicant Name: DM Ventures Woodland LLC  Project: The Yard Tap Room   

Location:  N/A Notes By: Terry McDaniel  

Planner: Bartz 

FIRE CODE COMMENTS 

Timing of Installations/Fire Hydrant Requirements: 

1. One fire hydrant shall be installed, tested and approved prior to building permit issuance.
(LMC 14.07.501.4.) Fire hydrants shall be provided every 330 feet unless the fire flow is
greater than 1,500 gpm then it shall be every 300 feet in accordance with IFC table
(C102.1) and (LMC 14.07) for the building. Fire hydrants shall be placed no closer than
40 feet from the building or structure protected unless approved by the Fire Code Official.

Fire Flow Requirements:  

2. The required fire-flow for the buildings shall be not less than 1,500 gpm for 2 hours in
accordance with IFC Appendix B. Said fire-flow is based on square footage/ building
construction type, including a 50% credit for the installation of automatic fire sprinkler
systems. (IFC section 507.1 LMC 14.07.015). The initial calculation is always based on
type 5b wood framed construction as a worst-case scenario for fire flow. Note: Building

Exhibit 3a - Building/Fire Staff 
Comments



square footage was not provided in the packet received.  The Fire Code Specialist and 
City of Lacey Water System Engineer will determine fire flow based on construction type. 
As stated above we start with a “worst case scenario” fire flow and a larger water main 
size and can come down from that based on construction type and building size.  

Sprinkler System Requirements: 

3. If the proposed building has occupant load is over 100 occupants, the building shall be
equipped with an approved automatic sprinkler system and shall be installed in accordance
with NFPA 13 (2025 Edition) standards. In addition, a fire department connection shall be
installed in accordance with (LMC 14.07) a fire department connection shall be located
within 40 feet of a fire hydrant. Any building greater than 7,500 Sq. Ft. requires a sprinkler
system in accordance with (LMC 14.07) The buildings shall have their own FDC line
with Storz locking caps or plugs.  Note: Sprinkler drawings and permitting at the City of
Lacey are differed submittals and are not required at time of architectural drawings.

Fire Sprinkler Underground Piping Requirements: 

4. If the proposed building has an occupant load over 100 occupants a separate building
permit shall be required for the installation of fire sprinkler system underground piping.
The design shall be in accordance with NFPA 24 Standards (2010 Edition) and City of
Lacey Public Works Design Standards. Underground sprinkler piping shall be designed
only by a Washington State Level III Certified contractor.  Plans and specifications shall
be submitted to the City of Lacey Building Department for review and approval prior to
installation.  Fire sprinkler system underground lead-in piping shall be installed only by a
Washington State Level “U” Certified contractor.  The submitted plans shall be
accompanied by the level “U” certification of the installing contractor installing the
underground piping.  LMC 14.07.015; WAC 212-80-030 Please note: Fire sprinkler
underground drawings are required to be submitted prior to above ground sprinkler
drawings. This is a separate permit submittal than the Civil set submitted to the City of
Lacey Public Works Department. We ask for 2 sets of overall water plans only for
submittal documents.

Fire Alarm System Requirements:  

5. If the building has an occupant load over 100 occupants, an approved addressable fire
alarm system with supervised monitoring shall be provided throughout the buildings in
accordance with the City of Lacey Municipal Code (LMC 17.07) and NFPA 72 Standards
(2025 Edition). Note: Fire alarm drawings and permitting at the City of Lacey are
differed submittals and not required at architectural submittal.



Fire Apparatus Access Road Requirement: 

6. An approved 20-foot-wide all-weather surface fire apparatus access roads shall be
provided to within 150-feet of all exterior portions of the buildings at ground level to meet
hose lay.  Said fire apparatus access road shall be located not less than 10-feet from the
building.  (IFC Section 503.1). The fire access road shall be able to handle imposed loads
of 75,000 lbs.

7. A 26-foot-wide fire access road shall be provided on one entire side of the building if the
building is greater than 30 feet at the eve. (IFC Appendix D) Note: A temporary fire access
road shall be provided at time of vertical permit issuance. The fire access road shall be
approved by an engineer to handle the loads of fire apparatus. (LMC 14.07)

8. An approved fire department turnaround may be required if the fire department access
road has a dead end in excess of 150 feet. (IFC 503.2.5)

General Requirements:  

9. Approved 12” minimum address numbers shall be provided on the building in a location
facing the fire apparatus access roadway. The address numbers shall contrast the buildings
color. (IFC Section 505.1; LMC 14.07.015)

10. An approved fire department and Police Department key-box shall be provided on the
building in accordance with (IFC Section 506) and (LMC 14.07).  Said fire department
key-box shall be installed in a location approved by the City of Lacey Fire Code Official.  Said
key-box shall contain keys necessary for fire department and police department access to the
interior of the building and any other location necessary for fire department or police department
operations. Go to knoxbox.com for City of Lacey key boxes for Lacey Fire District #3 and
Lacey Police Department.   Upon completion of the key-box installation, the City of Lacey Fire C
Specialist shall install the necessary keys and cover.  (IFC Section 506).

11. Approved fire lane marking shall be provided where necessary to discourage obstructions
by the parking of private vehicles.  Upon completion of final road surfaces and curbing
construction, the City of Lacey Fire Code Official shall perform a site inspection to
determine locations where fire lane marking will be necessary to discourage the parking
of private vehicles.  Said fire lane marking, where applicable, shall be provided and
approved prior to final occupancy approval.  IFC Section D-103.6; LMC 14.07.015

12. Fire extinguishers shall be provided every 75 feet in accordance with (LMC 14.07) fire
extinguishers shall be the 2a10bc type.



13. Please note we are under the International Fire Code 2021 Edition and all NFPA code
requirements of the most recent year published.

Required Fire Inspections:  

14. The City of Lacey fire code official shall conduct the necessary inspections or witness
required tests to ascertain compliance with applicable fire codes. The applicant shall
contact the City of Lacey Building Department, at (360) 491-5642, to schedule the required
inspection or to request witness of required tests.  At least 24 hours shall be allowed for
scheduling.  (IFC Section 106.2)

BUILDING CODE COMMENTS 

APPLICABLE STANDARDS AND COMMENTS:  

1. The proposed project shall comply with the applicable requirements of the 2021 International
Building Code, 2021 International Fire Code, the 2021 Washington State Energy Code and
all other codes adopted by the City of Lacey.

2. The proposed project shall comply with the accessibility requirements of the 2017 ICC A117.1-
2017. There shall be an accessible route of travel to the public right of way. The entire site
shall have ADA connectivity.

3. A grading permit is required for the proposed scope of work prior to building permit issuance.

4. Energy calculations shall be submitted with the architectural plans. The energy calculation
form can be found on The City of Lacey website under Community and Economic Development
Building Code Division forms.  Please note: performance-based design maybe required to
achieve energy code credits due to the garage doors. Currently this is an A-2 occupancy not
an S-1, S-2 for semi-conditioned space.

5. A third-party special inspection testing agreement form is required for permit issuance. The
form can be found on the city website under Community and Economic Development Building
Code Division forms.



6. Prior to grading and building permit issuance, a preconstruction meeting shall be scheduled
with Dylan Call @ 360-491-5642 or Dcall@ci.lacey.wa.us

7. A Washington State Licensed Architect and Engineer will be required for the project.

8. Addressing is assigned by Lacey Community Development please contact 360-491-5642 prior
to submission of plans.

Please understand that the above noted items are only preliminary comments based on the 
information received. I can be reached at (360)-456-7783 for any assistance. Sincerely,   

Terry McDaniel  
City of Lacey   
Building Official/Fire Marshal 
360-456-7783



CITY OF LACEY 
DEVELOPMENT REVIEW       
PUBLIC WORKS DIVISION 
SITE PLAN REVIEW CONDITIONS 

Shaping 
Our Community 

Together

CASE NUMBER: 25-0170 COMMENTS DATE: 11/23/2025 
OWNER: DM Ventures Woodland LLC 
APPLICANT: MJR Development 
PROPOSED USE: Construction of Tap Room & Pickleball Courts (w/ Open Space) 
PLANNER: Sarah Bartz  NOTES BY: Joey Etter  

Specific Water Improvements: 

1. Domestic water service shall be provided to the proposed tap room building
via an adequately sized domestic water meter that is connected to the public
water system. In addition, the installation of a reduced pressure backflow
assembly device shall be required for the domestic water meter. (DG&PWS,
Water 6.010, 6.120F, and Appendix P)

2. An adequately sized irrigation water meter with a double check valve
assembly backflow prevention device shall be provided for all landscaped
areas. (DG&PWS, Water 6.120F and Appendix P)

General Water Improvements: 

City of Lacey 2017 Development Guidelines and Public Works Standards Manual 
(DG&PWS) 

3. For Irrigation lines located in the right-of-way, the following shall be stated on
the irrigation plans and is a condition of approval:  “The property owner
adjacent to the public right-of-way will be responsible for maintaining and
locating all irrigation lines located in the public right-of-way”. (DG&PWS,
Water, Irrigation 6.210)

4. In addition to all Federal and State requirements, water system improvements
shall meet the requirements of the current City of Lacey City of Lacey
Development Guidelines and Public Works Standards Manual, the
Coordinated Water System Plan (CWSP), Department of Health (DOH), City
of Lacey Water System Plan, AWWA, Department of Ecology, Thurston
County Environmental Health and City of Lacey Fire Code Official’s
standards.  Actual main size, loop closures, and possible off-site

Exhibit 3b - Public Works Staff Comments



improvements including the number and location of fire hydrants, will depend 
on the fire flows required and available to the site.  (DG&PWS, Water 6.010) 

5. If utility extensions are needed for the proposed project for roads that were
paved in the last five years and the roads must be “cut”, a disruption fee will
be charged in accordance with Lacey Municipal Code 12.16.055.

6. The builder/applicant/owner is required to purchase each water meter prior to
the issuance of each building permit.  (DG&PWS Water 6.121)

Specific Sewer Improvements: 

7. Sanitary sewer service shall be provided to the proposed tap room building
via an adequately sized gravity sanitary sewer lateral that is connected to the
public sanitary sewer system. Commercial gravity sanitary sewer laterals shall
be connected to a manhole (new or existing). Sanitary sewer laterals shall not
connect to manholes with an angle less than 90 degrees in relation to the
outlet pipe. (DG&PWS, Sewer 7A.010)

General Sewer Improvements: 

8. All existing on-site septic tanks and drain fields shall be removed per
Department of Ecology and Thurston County Department of Health.

9. All proposed structures connected to water shall be connected to the public
sanitary sewer system. (DG&PWS, Sewer 7A.010)

10. In addition to all Federal and State requirements, sanitary sewer
improvements associated with this project shall comply with the current City
of Lacey Development Guidelines and Public Works Standards Manual, City
of Lacey Comprehensive Sanitary Sewer Plan, Thurston County Health
Department, Washington State Department of Health (DOH), the LOTT Clean
Water Alliance and Department of Ecology. (DG&PWS, Sewer 7A.010 and
Subdivisions and Short Plat 2-21)

Specific Stormwater Improvements: 

11. This project is located within a Category I Critical Aquifer Recharge Area.
Enhanced treatment is required for all pollution-generating surfaces subject to
Core Requirement #6. (SDM 8.2 and Appendix 8B)

12. Treatment and infiltration/flow control facilities shall be constructed for
stormwater associated with the site and adjacent properties currently
discharging to the site.



Please see Doug Christenson’s comments for additional specific 
stormwater conditions 

General Stormwater Improvements: 

13. In addition to all Federal and State stormwater requirements, this project shall
comply with the current City of Lacey Development Guidelines and Public
Works Standards Manual and the current City of Lacey Stormwater Design
Manual (SDM) (LMC 14.27).  Stormwater drainage and erosion control
submittals shall be in conformance with the formatting and content
requirements described in Chapter 3 of the Stormwater Design Manual.

14. Setbacks for stormwater infiltration facilities shall be in conformance with
Chapter 7 of the SDM.

15. A final Stormwater Site Plan (that is formatted in conformance with the current
Stormwater Design Manual standards) shall be provided prior to the project’s
civil plans being approved for construction. A Stormwater Site Plan is a
comprehensive report containing all of the technical information, analysis,
calculations, maps, and graphics necessary for the City to evaluate a
proposed project for compliance with stormwater requirements. The
information required in the Stormwater Site Plan depends on the nature of the
project and its location. Stormwater Site Plans shall use site-appropriate
development principles to retain native vegetation and minimize impervious
surfaces to the greatest extent feasible. Because the project is subject to all
Core Requirements (#1 through #9), a Drainage Control Plan shall be
submitted to satisfy the Stormwater Site Plan requirements. The Drainage
Control Plan is the full submittal package meeting all core requirements per
Chapter 2, Figures 2.1 and 2.2. The Drainage Control Plan submittal package
includes the following components: Drainage Control Plan Report, Site
Development Drawings, Construction SWPPP, Maintenance and Source
Control Manual, and any plan appendices. (SDM 2.2.1, 3.3.3, & Table 3.1).

16. This project shall retain, disperse, and infiltrate stormwater on-site to the
maximum extent feasible.  Design of infiltration facilities requires site
infiltration analysis to determine wet-season soil and groundwater conditions
and to establish a long-term design infiltration rate. (SDM 2.2.5 & 7.2)

17. In conformance with the City of Lacey Stormwater Design Manual, post-
construction soil quality and depth (BMP T5.13) shall be incorporated into the
site design and construction (SDM 2.2.5 & 7.4.1).

18. Adequately sized individual roof drain infiltration systems shall be installed for
each building. Roof drain infiltration systems shall be sized to accommodate
storm runoff per the current City of Lacey Stormwater Design Manual. If site
conditions cannot support downspout infiltration or dispersion systems, a note



must be included on the civil drawings indicating that roof and foundation 
drains shall be tied into stormwater system with perforated stub-out 
connections. (SDM 2.2.5 and 7.4.10) 

19. A Construction Stormwater Pollution Prevention Plan (SWPPP) shall be
submitted to and approved by the City prior to beginning any site
disturbing activities for the project. A complete SWPPP consists of both a
narrative report and a temporary erosion and sediment control plan drawing.
Each of the 13 SWPPP Elements as identified in Chapter 5 of the City of
Lacey Stormwater Design Manual shall be addressed and included in the
construction SWPPP.  If site conditions render any SWPPP elements
unnecessary, exemptions for each element shall be clearly justified in the
narrative report.

20. A Stormwater Facility Maintenance and Source Control Manual (per chapter 3
of the City of Lacey Stormwater Design Manual) shall be submitted to and
approved by the City of Lacey prior to civil drawing approval. The
maintenance manual shall be included as part of the Drainage Control Plan
and it shall be prepared as a stand-alone document for the post-development
facility owner(s).

21. From October 1 through April 30, clearing, grading, and other soil disturbing
activities shall be prohibited unless shown to the satisfaction of the City of
Lacey that sediment-laden runoff will be prevented from leaving the site.
(SDM 5.2.3, Element #12)

22. Prior to issuance of building permits for construction of the buildings
associated with the project, post utility/roadway construction site stabilization
improvements as shown on the erosion control plans within the approved civil
drawings shall be completed.  Elements of the plan shall include but are not
limited to stabilizing soils, protecting slopes, providing concrete wash areas,
and other best management practices to ensure erosion of the site does not
occur.

Specific Transportation Improvements: 

23. College Street SE is classified as an Arterial roadway. This section of
roadway typically requires 49 feet of half-street right-of-way along with the
installation of the following half-street frontage improvements: two (2) 11-foot
travel lanes, a 5-foot bike lane, a 7-foot landscape planter strip, an 8-foot
sidewalk, and accommodations for or the construction of a 12-foot median.
Frontage improvements and right-of-way dedication shall be deferred and
completed in coordination with the future roundabout project at the
intersection of 7th Avenue SE and College Street SE.



24. 7th Avenue SE is classified as a Collector roadway that requires half-street
frontage improvements to be constructed in accordance with the Woodland
Form-Based Code requirements. At a minimum, the required frontage
improvements shall include a 10-foot drive lane, an 8-foot bulb-out parking
area, a 6-foot landscape planter strip, and a 5-foot sidewalk. Frontage
improvements and right-of-way dedication shall be deferred and completed in
coordination with the future roundabout project at the intersection of 7th
Avenue SE and College Street SE.

25. Woodland Square Loop SE is a roadway that requires half-street frontage
improvements to be constructed in accordance with the Woodland Form-
Based Code requirements. At a minimum, the required frontage
improvements shall include a 10-foot drive lane, an 8-foot bulb-out parking
area, a 6-foot landscape planter strip, and a 5-foot sidewalk. If the existing
frontage improvements along Woodland Square Loop SE do not meet the
Woodland Form-Based Code requirements, then an Agreement for Deferral
of Frontage Improvements will be required. The installation of the required
half-street frontage improvements shall be deferred and completed in
coordination with the future roundabout project at the intersection of 7th
Avenue SE and College Street SE. If the existing right-of-way is not adequate
to accommodate the required frontage improvements, then the necessary
additional right-of-way shall be dedicated prior to any building permits being
issued for the project.

Please see Martin Hoppe’s comments for additional specific transportation 
conditions 

General Transportation Improvements: 

26. In addition to the above-mentioned frontage improvements, if the cumulative
length of the overhead utilities is over 500 linear feet along the project’s
frontage or if an overhead utility is reconstructed, relocated, replaced,
upgraded, or enhanced, then all overhead utilities shall be relocated
underground by the developer and/or utility owner. (DG&PWS, General Public
Works Considerations 3.100D)

27. Existing curb ramps, driveways or other improvements that do not meet
current Americans with Disability Act standards associated with the site shall
be brought into conformance with the site development as specified.
(DG&PWS, 4C.030 7.)

28. In addition to all Federal and State requirements street lighting requirements,
street lighting levels shall comply with current City of Lacey Development
Guidelines and Public Works Standards requirements for roadways and
intersections.  To comply with these standards and assure street lighting is in
conformance with these standards, additional street lighting may be required



for all streets adjacent to this project. All street lighting designs shall be 
prepared by an engineering firm capable of performing such work. 
(DG&PWS, Transportation, Illumination 4E.010)  

29. As a condition of final Public Works Approval, electrical services associated
with street lighting, pump stations, or other applications (for the public benefit
as agreed to by the City) shall be transferred into the City’s name. In order to
change service, the applicant/owner must provide a copy of a billing
statement to the City.  If service has not been established, the
applicant/owner must provide the following information to the City to establish
service: Project Name (final subdivision name), service meter’s number,
address of the service meter, owner’s contact number and address, and the
type of items are being energized by the service.  All fees associated with the
installation of the service shall be the responsibility of the developer.  Prior to
Final Public Works approval, the electrical services shall be transferred
to the City of Lacey.

30. Fiber optic conduit shall be installed in conformance with the standards and
requirements as set forth in Chapter 4 (Transportation) from the Development
Guidelines & Public Works Standards (DG & PWS, Transportation 4E.035).

31. Access shall be provided to the property as determined and approved by the
City.  All access points shall meet minimum access spacing, minimum corner
clearance, sight distance and minimum or maximum width requirements as
outlined in the Development Guidelines & Public Works standards. (DG &
PWS, Transportation 4B.025)

32. Traffic mitigations as determined by the project’s Commercial Traffic
Generation Worksheet are required and conditions of Lacey Municipal Code
14.21 shall be satisfied.

33. Roadway sections (public or private) cannot be constructed in saturated
ground areas.  If separation from the water table cannot be obtained, the site
must be filled to accommodate the roadways.

34. All public streets within the City and the City’s Urban Growth Area boundary
will be planted with trees to create a distinct and pleasant character for those
roadways.  The street trees located in the Development Guidelines shall be
planted in or along the public right-of-way, including medians as specified.
(DG&PWS, Transportation 4G.100)

35. The property owner(s) adjacent to the public right-of-way is responsible for
maintaining all landscaping and vegetated areas within the right-of-way
(weeding, pruning, irrigating, mowing, replacing, etcetera of the landscaping
and street trees.) in a healthy and growing manner in perpetuity. If these
areas are being maintained by another group or organization, then a



maintenance agreement (or adequate documentation) that verifies these 
areas are being (and will continue to be) maintained shall be submitted to the 
City for review. (Development Guidelines & Public Works Standards, 
Transportation 4G.100D). 

36. In addition to all Federal and State requirements roadway requirements, this
project shall comply with current City of Lacey Development Guidelines and
Public Works Standards Manual requirements for roadways.

General Surveying Requirements: 

37. Utility easements are required for all mains, water and sewer located on
private property. Easements shall include fire hydrants, water meters, sewer
improvements and future extensions of mains to adjacent properties.
Easements and stub outs shall be provided to serve adjoining properties as
determined by the City.  Rather than being designated as water or sewer, all
easements shall be identified as “utility” easements on the civil drawings and
in the easement document.  Specific requirements will be determined at the of
plan review.  Prior to release of approved civil drawings, all easements shall
be prepared by a licensed land surveyor in the State of Washington,
submitted to the City of Lacey Public Works department, reviewed and
approved.  (DG&PWS Chapter 3.110).

38. Landscaping within easement areas shall be limited to shrubs and other low
growing vegetation without major root systems.  Trees are prohibited within
easement areas.

39. The City of Lacey Coordinate System is a ground scale coordinate system
derived from the Washington Coordinate System, NAD 83/91. Units are
expressed in feet. Data can be obtained from Lacey Public Works
Department. Civil drawings shall be submitted utilizing the City of Lacey
Coordinate System. (DG&PWS 3.025)

40. City of Lacey Vertical Datum has elevations referenced to the National
Geodetic Vertical Datum of 1929 (NGVD29). Units are expressed in feet. A
benchmark listing can be obtained from Lacey Public Works Department. Civil
drawings shall be submitted utilizing the City of Lacey Vertical Datum.
(DG&PWS 3.025)

Civil engineering drawings submitted the City of Lacey must be on
National Geodetic Vertical Datum 1929 (NGVD29). Civil drawings not on
this datum will not be accepted and routed for review.

41. Right-of-way shall be dedicated with this project.  Right-of-way shall be
dedicated in conformance with the City or Regional Transportation plans, to
accommodate modifications to existing curb ramps/driveway cuts upgrading



them to current Americans with Disabilities Act requirements or as determined 
by Public Works.  Dedications shall be determined by a professional Land 
surveyor.  Prior to civil drawing approval, right-of-way dedications must be 
submitted to the City of Lacey Public Works department, reviewed and 
approved. (DG&PWS, Transportation 4B.060). 

42. Immediately adjacent to the public right-of-way a 10-foot joint utility easement
area shall be dedicated to accommodate the installation of private and public
utilities (2017 Development Guidelines and Public Works Standards -
roadway details).

Other Requirements: 

43. All improvements shall satisfy City of Lacey Development Guideline
Standards in place at the time complete application is obtained (Complete
application is determined by the City of Lacey Community and Economic
Development Department).

44. If any part of these comments as established by existing plans, guidelines,
codes and the like as established by ordinances shall be found invalid, all
other parts shall remain in effect.  (DG&PWS 3.035)

45. All Public Works improvements must be designed by an engineer licensed in
the State of Washington and submitted to the City of Lacey Public Works
Department for review and approval. (DG&PWS 3.040)

46. Prior to submitting civil drawings for review, Land Use Approval must be
obtained.

47. Separate pre-construction meetings shall be held for the grading permit with
Community and Economic Development and with Public Works for the civil
improvement plans.

48. All structures associated with this site shall be connected to City of Lacey
utilities as specified. (DG&PWS 6.010 and 7A.010)

49. Prior to civil drawing approval, one paper set of drawings along with a PDF
copy of the drainage report and civil drawings shall be submitted to the City of
Lacey Public Works department for all approved final plans. (DG&PWS
Chapter 3.040,B)

50. Prior to final Public Works Construction approval, revised civil drawings in
AutoCAD and PDF formats shall be submitted to the City of Lacey Public
Works department for review and approval. (DG&PWS Chapter 3.040J)



51. Certificate of Occupancy for any building will not be issued until all paperwork 
required for the project is submitted to the City of Lacey Public Works 
Department (for review and approval) and all improvements shown on the 
approved civil drawings are installed by the applicant and approved by the 
City of Lacey. (DG&PWS 4B.080) 

 
52. Prior to Final Public Works approval being granted for the project, a general 

Public Works maintenance financial guarantee (in an amount equal to 20 
percent of the approved engineer’s estimate or construction cost invoice for 
the associated Public Works improvements) shall be submitted to and 
approved by the City of Lacey Public Works Department. The financial 
guarantee is required for a period of 24 months upon construction completion 
and approval of Public Works improvements.  The financial guarantee may be 
released after 18 months if all conditions of approval have been satisfied.  
The financial guarantee applies to sanitary sewer, stormwater, water, 
frontage, landscaping/irrigation, roadway, and street lighting improvements 
(LMC 14.20.025). 

 
53. If building permits are desired prior to the improvements shown on the civil 

drawings being constructed by the applicant and approved by the City, a 
performance financial guarantee at a rate of 150% of the outstanding 
improvements within the public right-of-way shall be submitted to the City. 
(DG&PWS 3.090A.) 

 
54. Along with the civil review application and the completed, signed and 

stamped checklist from Chapter 3 of the Development Guidelines, please 
provide two sets of civil drawings (paper copies), one drainage report (paper 
and electronic copies) one electronic copy of the civil drawings (PDF format). 
These drawings shall be submitted directly to the City of Lacey Public Works 
Department.  Drawings submitted to other City departments will not 
satisfy this requirement. (DG&PWS 3.040B) 

 
55. To protect the public interest on private property, utility mains located on 

private property shall be protected from damage.  If on-site settling or other 
phenomenon occurs causing valve boxes, sewer manholes or other 
appurtenances to protrude above or settle below the driving surfaces or 
ground elevations, the owner will be notified and the problem shall be fixed 
within 30 days of notification.  If the problem is not fixed within the 30-day 
time period, the City will fix the problem and bill the property owner. This 
language shall be included on the face of any binding site plan or easement 
documents submitted to the City. 

 
56. Prior to civil drawing approval, a Bill of Sale for applicable water, sanitary 

sewer and street lighting improvements being installed with this project shall 
be submitted to and approved by the City of Lacey Public Works Department. 



The Bill of Sale will be held and not recorded until Final Public Works 
Approval has been granted.  

End of Proposed Development Review Conditions of Approval 



File/ Parcel Number: 84990000500, 84990000601 & 84990000602 Updated:

Thurston County Project Number Updated:

Lacey PW File #: 25-0170 Updated:

Project Description: The Yard Created:

ITE Land Use Code: 975 489 926

Land Use Name: (Drinking Place)

(Pickleball 

Courts)

(Food Cart 

Pod)

Trip Rate: 6.44 4.39 6.16

Per:

(1000 Sq. Feet Gross 

Floor Area) (Courts) (Food Carts)

During:

of Adj. Street, 1 hr. 4-

6 PM)

Peak Hour of 

Adjacent 

Peak of Adj. 

Street, 1 hr. 4-6 

Sq. Feet Gross Floor Area: 2.519 4 4

Total Project Trips Generated: 17 18 25

Internal Capture Rate:

Passby Rate: 50.00%

New Trips 48 17 18 13

Traffic Analysis Zone: 169

Total Trips in TAZ: 299

Account Number Project 

 2025/2026 

Cost per 

Trip 

 TAZ Trips @ 

project 

 Distrib. 

Percent 

 Project 

Trips 

Generated 

 Commercial 

Credit  

2025/2026 Traffic 

Mitigation

102-0000-224.50-03 45th Avenue and College Street Improvements  $      457.25 25  8.4% 4.0 2.0 914.50$  

102-0000-224.50-25 College Street Extension NE  $   1,213.65 3  1.0% - - -$  

102-0000-224.50-28
Carpenter Road Capacity /Safety Improvements 

Pacific to Shady Lane  $   1,415.93 7  2.3% 1.0 0.5 707.97$  

102-0000-224.50-29
Mullen Road Capacity/Safety Improvements East 

of Ruddell  $   1,560.57 6  2.0% 1.0 0.5 780.29$  

102-0000-224.50-33 Martin Way & I-5 Interchange Improvements  $   1,560.57 58  19.4% 9.0 4.5 7,022.57$         

102-0000-224.50-38
Carpenter Rd from Martin Way to Britton 

Parkway  $   1,560.57 2  0.7% - - -$  

102-0000-224.50-39 Marvin Road-- Britton to Columbia Drive NE  $   1,560.57 5  1.7% 1.0 0.5 780.29$  

102-0000-224.50-40
Rainier Road from Yelm Hwy to City Limits (near 

Beckonridge)  $      920.35 18  6.0% 3.0 1.5 1,380.53$         

102-0000-224.50-41
Yelm Highway Improvements Ruddell Road to 

East City Limits  $   1,560.57 7  2.3% 1.0 0.5 780.29$  

102-0000-224.50-42 6th Avenue / Sleater Kinney Improvements  $   1,560.57 93  31.1% 15.0 7.5 11,704.28$       

102-0000-224.50-43 Golf Club Road Extension  $      212.43 2  0.7% - - -$  

102-0000-224.50-44
Martin Way / Hoh Street Intersection 

Improvements  $      283.24 4  1.3% 1.0 0.5 141.62$  

102-0000-224.50-45
Willamette Drive / 31st Ave Intersection 

Improvements  $      354.05 3  1.0% - - -$  

102-0000-224.50-46 Hogum Bay Road Improvements  $   1,560.57 6  2.0% 1.0 0.5 780.29$  

102-0000-224.50-47
Carpenter Rd/Mullen Rd Intersection 

Improvements  $      412.16 3  1.0% - - -$  

102-0000-224.50-49
College Street Reconstruction -- Lacey Blvd to 

37th Ave  $   1,560.57 75  25.1% 12.0 6.0 9,363.42$         

102-0000-224.50-50
Marvin Road and Britton Parkway Intersection 

Improvements  $      125.05 6  2.0% 1.0 0.5 62.53$  

102-0000-224.50-51
31st Avenue Extension Hogum Bay to Marvin 

Road  $   1,560.57 4  1.3% 1.0 0.5 780.29$  

102-0000-224.50-52
Britton Parkway and Carpenter Road Intersection 

Improvements  $      457.08 2  0.7% - - -$  

102-0000-224.50-58
Willamette Drive / Campus Glen Drive 

Roundabout  $      603.40 1  0.3% - - -$  

102-0000-224.50-59
Britton Parkway and Central Avenue/Callison 

Road Roundabout  $      857.14 -  0.0% - - -$  

102-0000-224.50-60
Britton Parkway and Western Parkway 

Roundabout  $      857.14 2  0.7% - - -$  

102-0000-224.50-61 Marvin Road and Steilacoom Road Roundabout  $   1,250.00 3  1.0% - - -$  
CITY OF LACEY PROPORTIONATE SHARE 

MITIGATION 35,198.82$       

Note: This estimate is prepared with the best available information.  The City reserves the right to update this estimate at any time.

Commercial
Traffic Mitigation Fee Estimate

__

11/4/2025 CRS

__

__


	The Yard_Architectural Plans_2025.05.30
	The Yard - Tree Report
	Building and Fire Comments - T. McDaniel 10-3-2025
	FIRE CODE COMMENTS
	BUILDING CODE COMMENTS

	#25-0170 The Yard (PW DEV REV SPR Conditions) (002)
	CITY OF LACEY
	DEVELOPMENT REVIEW                 PUBLIC WORKS DIVISION
	51. Certificate of Occupancy for any building will not be issued until all paperwork required for the project is submitted to the City of Lacey Public Works Department (for review and approval) and all improvements shown on the approved civil drawings...

	The Yard Traffic Mitigation

