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CITY OF OAK HARBOR AGENDA 
PLANNING COMMISSION May 27, 2014 
REGULAR MEETING 7:30 P.M. 
CITY HALL 

ROLL CALL: FAKKEMA  WASINGER 

JENSEN  PETERSON 

FIKSE  FREEMAN 

SCHLECHT 

1. Approval of Minutes – April 22, 2014

2. Public Comment – Planning Commission will accept public comment for items not
otherwise on the agenda for the first 15 minutes of the Planning Commission meeting.

3. BECKETT LANDING SUBDIVISION– Public Hearing
“Beckett Landing” is a proposed subdivision on 4.90 acres located south of the terminus
of NW Prow Street, north of the existing and proposed Island Place development, and
west of the Paragon Place development and Heller Road. The applicant proposes 22
single-family detached lots, with associated street and utility improvements and native
vegetation areas. The Planning Commission will conduct a public hearing and potentially
make a recommendation to City Council.

4. WATER SYSTEM PLAN – Public Hearing
The City of Oak Harbor is updating its Water System Plan of which the Water Use
Efficiency program is a part.  A Water System Plan and Water Use Efficiency program is
required to be adopted by the City every six years by the Washington State Department
of Health for all public water systems. The purpose of the Plan and Efficiency program is
to preserve state water resources and provide long-term maintenance of public water
supplies. Staff will present information on the city water supply, current status of the
Water Use Efficiency program and the goals proposed for the program as it continues to
the public and the Commission. An essential component of the program is the water rate
structure. Public comment is invited especially from water system customers. Materials
supporting the rationale for water efficiency goals can be viewed at the Development
Services Department at Oak Harbor City Hall, 865 SE Barrington Drive. This Planning
Commission meeting will also serve as the informational meeting for consumers as
required by WAC 246-290-100(8). Planning Commission is expected to accept
comments in a public hearing for this item.

5. 2014 COMPREHENSIVE PLAN AMENDMENT – SCENIC VIEWS – Public Meeting
Staff will continue the discussion related to Scenic Views within Oak Harbor.  Staff will
present various goals and policies currently within the Comprehensive Plan that either
support or conflict with ideas surrounding the preservation of scenic views.

6. MEDICAL MARIJUANA – Public Meeting
A moratorium is presently in place prohibiting the establishment of medical marijuana
collective gardens and marijuana dispensaries in Oak Harbor.  Last month staff briefed
the Planning Commission on the current status of medical marijuana law in Washington
state.  Staff will once again brief the Commission on this matter.
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Planning Commission 
April 22, 2014 

Page 1 of 2 

PLANNING COMMISSION 
REGULAR MEETING 
CITY HALL – COUNCIL CHAMBERS 
April 22, 2014 

ROLL CALL:  Present: Keith Fakkema, Ana Schlecht, David Fikse, and Bruce Freeman 
Absent: Sandi Peterson, Greg Wasinger and Kristi Jensen 
Staff Present:  Development Services Director, Steve Powers; Senior Planners, 
Cac Kamak and Ethan Spoo 

Chairman Fakkema called the meeting to order at 7:35 p.m. 

PUBLIC COMMENT: 
None present for comment. 

MINUTES: MR. FREEMAN MOVED, MR. FIKSE SECONDED, MOTION CARRIED TO 
APPROVE THE FEBRUARY 25, 2014 MINUTES AS PRESENTED. 

2014 COMPREHENSIVE PLAN AMENDMENT – SCENIC VIEWS – Public meeting 
Mr. Kamak presented the staff report summarizing the actions taken to-date regarding the 
scenic views study initiated in 2012 which began with a public outreach effort that solicited 
photos from citizens on scenic views within Oak Harbor. Criteria were developed to assist in the 
selection of views for preservation which led to the selection of 9 potential views for 
preservation. Over the next few Planning Commission will begin considering draft 
regulations/guidelines tailored specifically for each view. 

Planning Commission Discussion 
Commissioners asked staff if there were any mechanisms in place now should a development 
or redevelopment application be submitted today.  Staff indicated that the Shoreline Master 
Program has a section on scenic views which would apply to properties within 200 feet of the 
Ordinary High Water Mark.  For properties outside of that there are no regulations for scenic 
views today other than a general requirement in site plan chapter of the Municipal Code 
regarding impact on views. Mr. Fikse cautioned against restricting property owner rights and 
pushing business out of the business districts. 

MARITIME USES – Public meeting 
Mr. Kamak presented the staff report that presented background on the Maritime land use designation 
which was adopted in 2012 to foster development on lands adjacent to the Marina.  Since zoning 
regulations are necessary to implement the intent of the Maritime land use designation, the Planning 
Commission discussed the basic framework for zoning regulations in early in 2013. Staff’s next step is 
to draft regulations for Planning Commission review in May.  

Planning Commission Discussion 
Mr. Freeman asked staff to provide a map of the Marina area showing the property lines and 
what areas the City owns and State owns to help with their discussion about future 
redevelopment possibilities and zoning regulations. 

MEDICAL MARIJUANA – Public meeting 
Mr. Powers presented the staff report presenting background information on medical marijuana 
related uses.  The City Council imposed a six-month moratorium on the establishment of 
medical marijuana dispensaries, collective gardens and the licensing and permitting thereof. 
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Planning Commission 
April 22, 2014 

Page 2 of 2 

The Council voted to extend the moratorium on February 4, 2014 to await results of the pending 
legislation which sought to align the recreational marijuana law with those for medical marijuana 
but the 2014 Legislative session concluded without any such alignment.  The lack of action at 
the State level has left Oak Harbor and other communities without any clear legislative direction 
to consider. Mr. Powers noted that recently the State Court of Appeals upheld the City of Kent’s 
prohibition of collective gardens, ruling that collective gardens are not legal under Washington’s 
current law.  But it is likely that the ruling will be appealed to the State Supreme Court.    

Mr. Powers welcomed Planning Commission’s preliminary thoughts and stated that staff’s goal 
is to present additional information to the Planning Commission’s May meeting. 

ADJOURN: 8:30 p.m. 

Minutes submitted by: Katherine Gifford 
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Memo 

To: Members of the Planning Commission 

Cc: Steve Powers, Development Services Director 

From: Ethan Spoo, Senior Planner 

Date: 4/9/2014 

Re: Beckett Landing Subdivision – Staff Report 

PURPOSE 

This staff report summarizes the preliminary plat and critical areas applications for the proposed Beckett 
Landing subdivision. This is a Review Process IV, quasi-judicial proceeding intended to have Planning 
Commission review the preliminary plat, accept public comment, and make a recommendation to the City 
Council. As a quasi-judicial proceeding, the hearing is subject to the Appearance of Fairness Doctrine, due 
process, and limitations of open record hearings contained in Chapters RCW 42.36 and 36.70B. 

PROJECT INFORMATION 

Developer/Builder: Seattle Pacific Development, LLC 

Location: South of the existing terminus of NW Prow Street, north of the approved Island Place Planned 
Residential Development, west of the existing Paragon Place development and east of the terminus 
of NW Riggings Lane. 

Comprehensive Plan Designation: Medium Density Residential 

Zoning: R-2 Limited Multi-family Residential 

Site Area: 4.90 Acres 

Lots: 22 

Density: 4.49 dwelling units per acre 

Open space provided: 0.41 acres 

PROJECT DESCRIPTION 

The proposal is a 22-lot subdivision on 4.90 acres (see Attachment A, Beckett Landing Preliminary Plat). The 
applicant is seeking preliminary plat approval to subdivide the site and create associated street, sidewalk, 
landscape strip and pedestrian access improvements. If the preliminary plat application is approved, as 
recommended subject to the conditions of approval in Attachment B, the applicant will proceed to the next step 
of the approval process which is the submittal of detailed civil engineering construction drawings. 

Public, residential streets are proposed to serve the development. The project will extend the existing stub of 
NW Prow Street from north to south through the subdivision to provide connections to the Meadowridge 
development to the north and to Phase 2 of the approved Island Place development to the south. In addition, 
the applicant is also proposing to extend NW 7th Avenue to the western property boundary for eventual
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connection with NW Upsala Drive. In the interim, the applicant will provide a temporary turnaround for 
emergency vehicles on the west side of the site. 

The preliminary design of the site was influenced by the requirement to preserve the portion of the wetland at 
the southwest corner of the site, as well as the need to connect with the existing street system. That wetland is a 
category III wetland (category I are highest quality wetlands and category IV are lowest quality) with standard 
70-foot required wetland buffer extending from the edge of the wetland. State law, as well as the City’s critical 
areas code (Title 20), starts with the premise that wetlands will be preserved. The applicant does not propose 
any alteration to the wetland. The applicant has, however, applied for a critical area permit to reduce the size of 
the required wetland buffer from 70 feet to 40 feet using a combination of incentives available in the code such 
as infiltrating stormwater in the adjacent raingarden, protecting the wetland from light and noise using a fence, 
and replanting the wetland buffer with native trees and shrubs to enhance its quality. The applicant’s wetland 
consultant, Wetland Resources, Inc., provided a Buffer Enhancement Plan (Attachment C) showing how they 
propose to install additional trees and shrubs in the buffer and maintain them for five years until established. 

The applicant is also proposing to preserve 10 percent of the site area as native vegetation, as required by the 
City’s code. These native vegetation areas are located in the rear yards of lots 16-20, in the wetland buffer in 
Tract 998, and in Tract 999 bordering lots 11-15. See Attachment D - Landscape Plans. 

APPLICATIONS UNDER REVIEW 

The application review before the Planning Commission contains the following two applications with further 
discussion of their review criteria below: 

1. Preliminary Plat 
2. Critical Areas Permit 

 
PRELIMINARY PLAT 
The City’s code (OHMC 21.20.080) and state law establish criteria for the review of preliminary plats under 
OHMC 18.20.260. Planning Commission reviews the preliminary plat and makes a recommendation to the City 
Council after taking comments in a public hearing. Since the ultimate approval authority for preliminary plats is 
the City Council, the review criteria address the City Council, but Planning Commission uses the same criteria to 
make its recommendation. Below, staff are providing responses to the review criteria to assist Planning 
Commission in its decision. Please also see Attachment A, which is the Beckett Landing Preliminary Plat. 

The City Council shall inquire into the public use and interest proposed to be served by the 
establishment of the subdivision and dedication(s). It shall make written findings: 

(a) Whether appropriate provisions have been made for, but not limited to, the public health, 
safety and general welfare, for open spaces, drainage ways, transit stops, potable water 
supplies, sanitary wastes, parks and recreation, playgrounds, schools and schoolgrounds, 
and all other relevant facts, including sidewalks and other planning features that assure 
safe walking conditions for students who walk to and from school. 

Response: 

 Public health, safety and general welfare: The applicant is making provisions to prevent impacts to 
public health in the preliminary plat including providing connections to the pubic sewer and water 
system for each lot, channeling stormwater runoff away from buildings where it could damage 
structures, enhancing the quality of the wetland buffer, and providing safe and efficient streets. The 
applicant is meeting City subdivision requirements as regards to utilities and vehicle/pedestrian 
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circulation which will help ensure the public health, safety and general welfare of residents of the 
subdivision. See Attachment E - Beckett Landing Preliminary Site/Utilities Plans. 

There is a septic drain field and private force main on the subject property serving the Heathrow 
Apartments on the properties to the west and north of the Beckett Landing property. Staff is 
proposing that a condition of approval be applied to the preliminary plat approval requiring that the 
septic drain field and force main be decommissioned in accordance with State and County 
regulations prior to the issuance of building permits. This condition will protect public health by 
ensuring that the drain field is decommissioned in accordance with applicable regulations. The 
septic drain field and private force main are shown on Attachment F. 

 Open spaces: There is no minimum open space requirement for preliminary plats. Nevertheless, 
the applicant is providing passive open space surrounding the wetland to protect it as required by 
state and city code. This open space provision will provide aesthetic and environmental benefits to 
the future residents of the subdivision. Finally, the applicant will pay community and neighborhood 
park impact fees which will be used to construct new parks and park capital facilities within Oak 
Harbor to serve the residents of this subdivision. 

 Drainage Ways: The sole natural drainage on the site is a depressional wetland located at the 
southwest corner of the site. This wetland receives runoff and groundwater from the site during 
times of heavy rainfall. The applicant is proposing to preserve this wetland and enhance the buffer 
around it with additional plantings. In addition, stormwater runoff from the impervious surfaces on 
the site will be channeled to and treated in the onsite raingarden adjacent to the wetland. During 
times of heavy rainfall, the raingarden and overflow spreader may release treated stormwater to 
the wetland. Staff is recommending that a condition of approval be applied requiring that the 
applicant meet all city standards when submitting construction drawings, thereby requiring the 
applicant’s raingarden design to also meet applicable standards. (see Attachment B). Through this 
condition of approval and the proposed preservation of the wetland, the applicant is making 
appropriate provisions for drainage ways onsite and mitigating impacts to the drainage ways from 
proposed development through the treatment of stormwater. 

 Transit stops: Island Transit serves the site within walking distance. There is a transit stop along 
Heller Street near the intersection of Crosby Avenue within ¼ mile served by routes 2, 9, and 10. 
The site, thus, has a high level of transit service. 

 Potable water: as previously mentioned, each lot within the subdivision will be connected to the 
City’s public water system which is a high quality system meeting state quality requirements. The 
City has planned for and can accommodate the growth in population on the subject site to serve it 
with potable water. 

 Sanitary wastes: Each lot within the site will be served by the City’s solid waste service. 

 Parks and recreation, playgrounds: The applicant will pay a neighborhood and community park 
impact fee to help offset the City’s cost of providing park and recreation facilities to the residents of 
the subdivision. 

 Schools and school grounds: The Oak Harbor School District will serve the residents and children 
of the proposed subdivision for educational needs from kindergarten through grade 12. The 
residents of the subdivision will contribute to the funding of the school district through the payment 
of property taxes. 
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 Other relevant facts, sidewalks, safe routes to school: The applicant is proposing to provide 
sidewalks on both sides of the public streets within the subdivision. In addition, the applicant will 
provide a pedestrian/bike connection from the eastern terminus of NW 7

th
 Avenue south toward the 

Island Place development. The pedestrian/bike connection will help create an interconnected, 
multimodal transportation system and shorten walking distances to school facilities. 

(b) Wether the public use and interest will be served by the platting of the subdivision and 
dedications(s) 

Response: The public interest for this property is represented in the City of Oak Harbor Comprehensive Plan, 
which designates this site for medium-density residential development. The applicant is proposing to subdivide 
the site to allow for future construction of single-family residences, which is an allowed use in the R-2 Limited 
Multifamily Residential zone, which implements the City’s comprehensive plan. In addition, the applicant is 
proposing public facilities to serve the lots such as public water, sewer, and roads, which will help ensure that 
the public interest is served through the provision safe, efficient utilities and transportation. 

CRITICAL AREAS PERMIT 
The applicant is proposing to reduce the size of the standard 70-foot wetland buffer for the category III wetland 
onsite to 40 feet using incentives and buffer averaging. To do so, the applicant needs approval of a critical areas 
permit in compliance with OHMC Title 20. The applicant has submitted a Wetland Report (B&A, Inc, dated 
September 23, 2014), an Addendum to Wetland  and Buffer Enhancement Reports (Wetland Resources, Inc. 
dated March 11, 2014), and a Buffer Enhancement Plan (Wetland Resources, Inc. dated March 11, 2014). 
Together, these documents demonstrate compliance with the City’s critical areas code and show how the 
applicant will enhance the wetland buffer with additional native species, maintain these plantings, and monitor 
them for success. Staff is recommending approval of the applicant’s critical areas permit request. 

STATE ENVIRONMENTAL POLICY ACT 
A Mitigated Determination of Non Significance (MDNS) was issued by the Director on April 4, 2014 for the 
project (see Attachment G). The SEPA Official issued a revised SEPA MDNS on April 21, 2014 to add a 
condition addressing the decommissioning and removal of the septic drain field and private force main on the 
property based on comments received during the SEPA MDNS comment period. With the mitigation measures 
described in the determination, all of the anticipated environmental impacts from the proposed subdivision 
project will be mitigated to a level of non-significance. The mitigation measures include complying with the City’s 
critical areas regulation for the wetland, installing City-approved street lights, installing a traffic calming device 
along Prow Street, and decommissioning the private force main and septic drain field in accordance with State 
and Island County regulations. 

CONCLUSION 

Based on the information provided by the Applicant and the review and analysis conducted through the 
application process, staff find the Applicant has sufficiently addressed the requirements of the OHMC relating to 
preliminary plats and critical areas permits. Staff recommends that Planning Commission recommend approval 
of the preliminary plat and critical areas permit subject to the conditions of approval in Attachment B. 
 

RECOMMENDATIONS 

1. Conduct the public hearing 
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2. Forward a recommendation to City Council for approval of the preliminary plat and critical areas permit 
for Beckett Landing subject to the conditions of approval as stated in Attachment B. 

3. Adopt Findings of Fact (see Attachment H). 

ATTACHMENTS 

1. Attachment A – Preliminary Plat Map dated March 24, 2014 

2. Attachment B – Conditions of Approval 

3. Attachment C – “Buffer Enhancement Plan”, Sheet 1/1, Wetland Resources, Inc. dated March 25, 
2014. 

4. Attachment D – “Landscape Plans”, Sheets L1-L6, Origin Design Group, dated March 24, 2014. 

5. Attachment E – “Beckett Landing Preliminary Site/Utilities Plans” Sheets C1.0 – C3.0, SDA, dated 
March 24, 2014 

6. Attachment F – Preliminary Plat showing drain field and force main. 

7. Attachment G – SEPA MDNS, dated April 4, 2014 

8. Attachment H – Planning Commission Findings of Fact 
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ATTACHMENT B 

 

Conditions of Approval 

General 

1. The applicant’s civil engineering construction drawings, landscape plans, land clearing plans, 

grading plans, and final plat drawing shall be in general conformance with the approved preliminary plat 

drawing titled “Preliminary Subdivision of Beckett Landing,” Sheet 1 of 2 dated March 24, 2014. 

2. The applicant’s engineering construction drawings and final plat shall be in general conformance 

with the approved “Buffer Enhancement Plan, Sheet 1/1” by Wetland Resources Inc. dated March 25, 

2014. 

Landscaping 

3. Prior to construction permits being issued, the applicant shall submit detailed landscape and 

irrigation plans in compliance with OHMC 19.46. 

4. The applicant shall post a three year maintenance bond to ensure landscaping completion and a 

minimum plant survival of 80 percent at the end of three years. The type of bond shall be approved by 

the City and must be submitted on forms supplied by the City of Oak Harbor. The approved bond shall 

be posted with the Development Services Department prior to the issuance of a building permit. The 

bond amount shall be 150 percent of a landscaping maintenance bid amount submitted and approved 

by the City. The bid amount must include labor and materials. 

5. Prior to final plat approval, the applicant shall submit covenants for the commonly owned native 

vegetation areas which describe how these areas are to be preserved and maintained. The maintenance 

provisions shall at a minimum describe cutting, trimming, topping, pollarding procedures and removal of 

non-native vegetation, trash and debris. 

6. Prior to final plat approval, the applicant shall provide easements for all native vegetation areas 

contained within private lots which describe how these areas are to be preserved and maintained. The 

maintenance provisions shall at a minimum describe cutting, trimming, topping, pollarding procedures 

and removal of non-native vegetation, trash and debris. 

Plat Drawing 

7. Prior to approval of final plat, the applicant is required to submit a copy of all proposed deed 

restrictions and covenants. 

8. The applicant shall include dedication language on the face of the final plat as stated in OHMC 

21.40.040. 

9. Prior to approval of final plat, the applicant shall delete the existing language on the face of the 

plat referencing maintenance by the City of the pedestrian trail easement in Tract 999 and replace it 

with the following language: "The pedestrian bike connection is contained within a publicly accessible 

easement. All improvements and landscaping within the easement shall be maintained by the 
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homeowners association. If fencing is installed along the length of the pedestrian bike connection it shall 

be no more than 6 feet high when adjacent to the side yard areas of adjacent lots and no more than 3 

feet high adjacent to front yard areas of adjacent lots. Fencing shall not be installed within 10 feet of the 

terminus of the pedestrian/bike connection at either end." 

10. Prior to approval of civil engineering construction drawings, the applicant shall show bollard 

lighting at both ends of the pedestrian/bike connection for illumination and safety. The bollard lighting 

shall be shown on the construction drawings. 

11. Prior to approval of civil engineering construction drawings, the applicant shall show signs at 

both entrances of the pedestrian connection indicating that it is publicly accessible to bikes and 

pedestrians, but that motorized vehicles are prohibited. Such signs shall be depicted on the construction 

drawings and located in the adjacent landscape strips so as to limit the probability of conflicts with 

pedestrians and bikes. 

Critical Areas 

12. The applicant shall submit wetland and buffer monitoring reports in years 1, 3, and 5 after initial 

planting to the City of Oak Harbor, Development Services Department. These reports must meet the 

recommendations contained in the Addendum to Wetland and Buffer Enhancement Report" and the 

Buffer Enhancement Plan, sheet 1/1 dated March 11, 2014 and submitted to the City on March 25, 

2014. 

13. Prior to approval of final plat, the applicant shall submit a financial guarantee to ensure that the 

buffer enhancement plan is fully implemented and meeting performance standards. Guarantees shall be 

in the form of a surety bond, performance bond, assignment of savings account, or an irrevocable letter 

of credit guaranteed by an acceptable financial institution with terms and conditions acceptable to the 

city. Guarantees shall remain in effect for a minimum of five years until the city determines, in writing 

that the standards bonded for have been met, to ensure that the required mitigation has been fully 

implemented and demonstrated to function. Depletion, failure, or collection of bond funds shall not 

discharge the obligation of an applicant or violator to complete required mitigation, maintenance, 

monitoring, or restoration. 

14. The applicant shall place permanent native growth protection area signs as depicted on the 

Buffer Enhancement Plan by Wetland Resources, dated March 25, 2014. These signs shall be placed in 

three locations around the perimeter of the wetland adjacent to proposed lots 7, proposed lot 8 and 

Tract 997. 

15. Prior to final plat approval, the applicant shall install a 6-foot high solid fence along the 

proposed buffer perimeter line to block noise and light and provide added protection from humans and 

pets. 

Engineering 
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ATTACHMENT B 

16. Following approval of the Preliminary Plat, construction plans must be submitted to and

approved by the Engineering Department prior to commencing any construction activities. These plans 

must include all street and frontage improvements (including sidewalk, curb, gutter, paving, traffic 

control, storm drainage, and street illumination), all pedestrian tract improvements (lighting, pathway, 

landscaping), and all existing and proposed utilities including, but not limited  to water, sewer, storm 

drainage (including a site drainage analysis), power, telephone, cable, and gas. All proposed 

improvements must meet the City of Oak Harbor standards for materials and installation practices. 

(Note to applicant: based on the final design of the stormwater treatment and flow control facilities, 

Tract 997 and/or the setbacks from the stormwater facilities may have to increase in size.) 

17 Prior to final plat approval, the applicant shall grant an easement to the City of Oak Harbor 

which shall contain the proposed temporary turnaround on the west side of the site. This easement shall 

be granted for the purposes of pedestrian and vehicle travel. No improvements for lots 7 and 8 

including, but not limited to driveways, landscaping, buildings, or fences shall be constructed within the 

easement for the temporary turnaround. The easement shall be reflected on the final plat drawing. 

18. Prior to issuance of construction permits, the applicant shall submit civil engineering

construction drawings showing the proposed temporary improvements within the temporary 

turnaround area on the west side of the site. The temporary improvements shall include: 

a. Curb, gutter, and sidewalk around the perimeter (circumference) of the temporary

turnaround. The sidewalk shall be constructed of 6-inch thick concrete for the sidewalk to 

accommodate the loads of an emergency vehicle. 

b. Asphalt pavement section in accordance with City Standards.

19. No portion of the temporary turnaround on the west side of the site shall be north of the face of

the curb along the north side of N.W 7th Avenue. 

20. After extinguishment of the turnaround easement, and prior to issuance of a building permit for

lot 7, the owner of lot 7 shall be responsible for the removal of the asphalt pavement section and 

concrete improvements from the easement area, restoration of appropriate areas to grass, and 

installation of pavement, curb, gutter, sidewalk, planter strip, (including irrigation if present in adjoining 

planter strip) street trees and other necessary appurtenances to complete the road frontage section in 

alignment with a westerly extension of N.W. 7th Avenue. 

21. The applicant must decommission or abandon in-place the existing private septic pressure line

and drain field on the property in accordance with Island County Health Department and State of 

Washington Department of Health requirements prior to the issuance of construction permits on the 

subject site. 
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ATTACHMENT H 
 

 

 BEFORE THE CITY OF OAK HARBOR PLANNING COMMISSION 

 STATE OF WASHINGTON 

 

 

In Re Seattle Pacific Development, LLC)    FINDINGS OF FACT 

Preliminary Plat #PPL-12-02  )    CONCLUSIONS OF LAW 

Beckett Landing   )    RECORD OF DECISION 

 

This matter having come as a public hearing before the Oak Harbor Planning Commission on 

the 27th day of May, 2014 upon application of Seattle Pacific Development, LLC, represented by Ry 

McDuffy, petitioner, appearing in person; Development Services Department of the City of Oak 

Harbor appearing by it's Director; and the City of Oak Harbor Planning Commission being advised 

and having considered the evidence and testimony presented now make the following: 

 

 1.  FINDINGS OF FACT 

 

1.1 Jurisdiction herein was obtained by an application from Seattle Pacific Development, 

LLC for Preliminary Plat approval of Beckett Landing, a 22-lot subdivision located south of the 

terminus of NW Prow Street, east of the Paragon Place development, north of the existing/proposed 

Island Place development, and west of the terminus of NW Rigging Lane, more specifically 

encompassing Island County parcel number R13334-277-0660.  

 

1.2 The City of Oak Harbor Planning Commission after due notice of hearing did 

consider the application of Seattle Pacific Development, LLC for the Preliminary Plat of Beckett 

Landing at a regular meeting on May 27, 2014.  The hearing was recorded and a written transcript 

may be prepared therefrom. 

 

1.3 The City of Oak Harbor Planning Commission discussed all matters presented  

thereto and concluded that: 

 

.i An environmental assessment was made of the project in accordance with the 

checklist requirements of the State Environmental Policy Act of 1971.  This proposal has been 

determined to not have a significant impact upon the environment.  An Environmental Impact 

Statement is not required under RCW 43.21C.030(2)C. 

 

.ii A Mitigated Determination of Nonsignificance (MDNS) was issued for the 

proposal on April 4, 2014 in accordance with WAC 197-11-350. A revised MDNS was issued for the 

project on April 21, 2014. 

 

.iii The application as submitted by Seattle Pacific Development, LLC for the 

Beckett Landing preliminary plat meets the requirements of the subdivision ordinance of the City of 

Oak Harbor contained in the Oak Harbor Municipal Code, Title 21 and of RCW 58.17, subject to the 
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conditions of approval. 

 

.iv The Beckett Landing preliminary plat meets the zoning requirements for the 

district in which it is located and is consistent with the Oak Harbor Comprehensive Plan. 

 

 1.4 The Beckett Landing Preliminary Plat  #12-02 has been processed in accordance with 

RCW Title 58, the City of Oak Harbor Municipal Code Titles 18, 19 and 21, the State Environmental 

Policy Act RCW 43.21C and the Open Meetings Act of 1971 RCW 42.30 and the action is in accord 

therewith. 

 

From the foregoing FINDINGS OF FACT, the Oak Harbor Planning Commission makes the 

following: 

 

 2.  CONCLUSION OF LAW 

 

2.1 The findings of fact as noted in the records of the City of Oak Harbor Development 

Services Department upon which the recommendation for approval of the Preliminary Plat of 

Beckett Landing was made by the City of Oak Harbor Planning Commission are proper and have not 

been reached in an arbitrary or capricious manner nor without due process of law. 

 

 3.  RECORD OF DECISION 

 

3.1 On May 27, 2014 the Oak Harbor Planning Commission did recommend that the City 

Council approve the Preliminary Plat for Beckett Landing, application #PPL-12-02, submitted by 

Seattle Pacific Development, LLC, subject to the following conditions of approval: 

 

1. The applicant’s civil engineering construction drawings, landscape plans, land 

clearing plans, grading plans, and final plat drawing shall be in general conformance with the 

approved preliminary plat drawing titled “Preliminary Subdivision of Beckett Landing,” 

Sheet 1 of 2 dated March 24, 2014. 

2. The applicant’s engineering construction drawings and final plat shall be in 

general conformance with the approved “Buffer Enhancement Plan, Sheet 1/1” by Wetland 

Resources Inc. dated March 25, 2014. 

3. Prior to construction permits being issued, the applicant shall submit detailed 

landscape and irrigation plans in compliance with OHMC 19.46. 

4. The applicant shall post a three year maintenance bond to ensure landscaping 

completion and a minimum plant survival of 80 percent at the end of three years. The type of 

bond shall be approved by the City and must be submitted on forms supplied by the City of 

Oak Harbor. The approved bond shall be posted with the Development Services Department 

prior to the issuance of a building permit. The bond amount shall be 150 percent of a 
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landscaping maintenance bid amount submitted and approved by the City. The bid amount 

must include labor and materials. 

5. Prior to final plat approval, the applicant shall submit covenants for the 

commonly owned native vegetation areas which describe how these areas are to be preserved 

and maintained. The maintenance provisions shall at a minimum describe cutting, trimming, 

topping, pollarding procedures and removal of non-native vegetation, trash and debris. 

6. Prior to final plat approval, the applicant shall provide easements for all native 

vegetation areas contained within private lots which describe how these areas are to be 

preserved and maintained. The maintenance provisions shall at a minimum describe cutting, 

trimming, topping, pollarding procedures and removal of non-native vegetation, trash and 

debris. 

7. Prior to approval of final plat, the applicant is required to submit a copy of all 

proposed deed restrictions and covenants. 

8. The applicant shall include dedication language on the face of the final plat as 

stated in OHMC 21.40.040. 

9. Prior to approval of final plat, the applicant shall delete the existing language 

on the face of the plat referencing maintenance by the City of the pedestrian trail easement in 

Tract 999 and replace it with the following language: "The pedestrian bike connection is 

contained within a publicly accessible easement. All improvements and landscaping within 

the easement shall be maintained by the homeowners association. If fencing is installed along 

the length of the pedestrian bike connection it shall be no more than 6 feet high when 

adjacent to the side yard areas of adjacent lots and no more than 3 feet high adjacent to front 

yard areas of adjacent lots. Fencing shall not be installed within 10 feet of the terminus of the 

pedestrian/bike connection at either end." 

10. Prior to approval of civil engineering construction drawings, the applicant 

shall show bollard lighting at both ends of the pedestrian/bike connection for illumination 

and safety. The bollard lighting shall be shown on the construction drawings. 

11. Prior to approval of civil engineering construction drawings, the applicant 

shall show signs at both entrances of the pedestrian connection indicating that it is publicly 

accessible to bikes and pedestrians, but that motorized vehicles are prohibited. Such signs 

shall be depicted on the construction drawings and located in the adjacent landscape strips so 

as to limit the probability of conflicts with pedestrians and bikes. 

12. The applicant shall submit wetland and buffer monitoring reports in years 1, 

3, and 5 after initial planting to the City of Oak Harbor, Development Services Department. 

These reports must meet the recommendations contained in the Addendum to Wetland and 

Buffer Enhancement Report" and the Buffer Enhancement Plan, sheet 1/1 dated March 11, 

2014 and submitted to the City on March 25, 2014. 
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13. Prior to approval of final plat, the applicant shall submit a financial guarantee 

to ensure that the buffer enhancement plan is fully implemented and meeting performance 

standards. Guarantees shall be in the form of a surety bond, performance bond, assignment of 

savings account, or an irrevocable letter of credit guaranteed by an acceptable financial 

institution with terms and conditions acceptable to the city. Guarantees shall remain in effect 

for a minimum of five years until the city determines, in writing that the standards bonded for 

have been met, to ensure that the required mitigation has been fully implemented and 

demonstrated to function. Depletion, failure, or collection of bond funds shall not discharge 

the obligation of an applicant or violator to complete required mitigation, maintenance, 

monitoring, or restoration. 

14. The applicant shall place permanent native growth protection area signs as 

depicted on the Buffer Enhancement Plan by Wetland Resources, dated March 25, 2014. 

These signs shall be placed in three locations around the perimeter of the wetland adjacent to 

proposed lots 7, proposed lot 8 and Tract 997. 

15. Prior to final plat approval, the applicant shall install a 6-foot high solid fence 

along the proposed buffer perimeter line to block noise and light and provide added 

protection from humans and pets. 

16. Following approval of the Preliminary Plat, construction plans must be 

submitted to and approved by the Engineering Department prior to commencing any 

construction activities. These plans must include all street and frontage improvements 

(including sidewalk, curb, gutter, paving, traffic control, storm drainage, and street 

illumination), all pedestrian tract improvements (lighting, pathway, landscaping), and all 

existing and proposed utilities including, but not limited  to water, sewer, storm drainage 

(including a site drainage analysis), power, telephone, cable, and gas. All proposed 

improvements must meet the City of Oak Harbor standards for materials and installation 

practices. (Note to applicant: based on the final design of the stormwater treatment and flow 

control facilities, Tract 997 and/or the setbacks from the stormwater facilities may have to 

increase in size.) 

17 Prior to final plat approval, the applicant shall grant an easement to the City of 

Oak Harbor which shall contain the proposed temporary turnaround on the west side of the 

site. This easement shall be granted for the purposes of pedestrian and vehicle travel. No 

improvements for lots 7 and 8 including, but not limited to driveways, landscaping, 

buildings, or fences shall be constructed within the easement for the temporary turnaround. 

The easement shall be reflected on the final plat drawing. 

18. Prior to issuance of construction permits, the applicant shall submit civil 

engineering construction drawings showing the proposed temporary improvements within the 

temporary turnaround area on the west side of the site. The temporary improvements shall 

include: 

36



ATTACHMENT H 

a. Curb, gutter, and sidewalk around the perimeter (circumference) of the

temporary turnaround. The sidewalk shall be constructed of 6-inch thick concrete for the 

sidewalk to accommodate the loads of an emergency vehicle. 

b. Asphalt pavement section in accordance with City Standards.

19. No portion of the temporary turnaround on the west side of the site shall be

north of the face of the curb along the north side of N.W 7th Avenue. 

20. After extinguishment of the turnaround easement, and prior to issuance of a

building permit for lot 7, the owner of lot 7 shall be responsible for the removal of the 

asphalt pavement section and concrete improvements from the easement area, restoration of 

appropriate areas to grass, and installation of pavement, curb, gutter, sidewalk, planter strip, 

(including irrigation if present in adjoining planter strip) street trees and other necessary 

appurtenances to complete the road frontage section in alignment with a westerly extension 

of N.W. 7th Avenue. 

21. The applicant must decommission or abandon in-place the existing private

septic pressure line and drain field on the property in accordance with Island County Health 

Department and State of Washington Department of Health requirements prior to the 

issuance of construction permits on the subject site. 

3.2 This order is advisory to the City Council and may be accepted by the City Council, or 

rejected by the City Council after a public meeting. 

APPROVED AND ADOPTED THE 27
th

 DAY OF MAY, 2014. 

PLANNING COMMISSION 

CITY OF OAK HARBOR, WASHINGTON 

_____________________________________ 

Chair 

Attest: 

_________________________________       

Kathy Gifford 

Clerk to the Planning Commission 
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Memo 

To: Members of the Planning Commission 

Cc: Steve Powers, Development Services Director 

From: Ethan Spoo, Senior Planner 

Date: 5/19/2014 

Re: Draft Water System Plan 

PURPOSE 

This staff report presents the Draft Water System Plan (Attachment A) to Planning Commission for 
consideration. 

BACKGROUND 

What is a Water System Plan? 

The City of Oak Harbor operates a Group A (public) water system and is required to update its Water System 
Plan each six years by the State of Washington, Department of Health. The plan must meet the requirements of 
Washington Administrative Code (WAC) section 246-290 pertaining to Group A water systems. 

Water system plans project the future water needs of a community for six and 20 years into the future and 
propose a series of improvements (i.e., pumps, pipes, reservoirs, etc.) to meet this demand. The Draft Water 
System Plan estimates future demand by looking at the future population of the City of Oak Harbor’s “retail 
service area” which is the same as its urban growth area (UGA). The following table shows the population for 
six and 20 years into the future for Oak Harbor’s future retail service area as projected in the Draft Water 
System Plan: 

Year Population 

2019 22,440 

2033 24,999 

The population projections take into account future squadron increases for Naval Air Station Whidbey Island 
(NASWI). 

Based on the population projections, the Draft Water System Plan recommends a list of capital improvements to 
ensure that the City’s water system can continue to meet future needs. A complete list of recommended 
improvements to the City’s water system is contained within Chapter 8 of the document. The 6-year capital 
improvement list includes, but is not limited to the following improvements: Cross City Transmission Main 
(Project T-1), North-End Trunk Main Phases 1 and 2 (Project T-2), North Booster Pump Station (Project BS-3), 
West 384 Zone Extension Phase 1 (Project T-3), Glencoe Street Fire Flow Improvements (Project DS-2), 
Westside Water Main Extension (Project T-5) and the Campbell Lake Main Replacement (Project T-6). These 

39



2 

 

projects and others in the 6-year timeframe total $17,284,000 and will be paid for primarily from monthly water 
service charges. Please see Attachment B showing a complete listing of improvements, their cost, and a map 
showing their location. 

Required Public Outreach 

As part of the requirements of adopting the Water System Plan, the City is required to perform certain types of 
public outreach including an informational meeting for its customers and discussion of its water use efficiency 
goals in a public hearing; the Planning Commission meeting will serve both purposes. Following is a discussion 
of the City’s water use efficiency goals. 

Relationship to the Oak Harbor Comprehensive Plan 

The Draft Water System Plan will help implement Oak Harbor’s Comprehensive Plan. In order to provide for 
future population growth and to accommodate the mix of land uses in the City’s Comprehensive Plan, adequate 
infrastructure, including water facilities need to be provided. Goal 1 of the Utilities Element of the 
Comprehensive Plan is “Facilitate the orderly and cost-effective development of all utilities at adequate levels of 
service to accommodate growth that is projected to occur within the Oak Harbor UGA.” 

The Draft Water System Plan projects the type of and number of water system improvements necessary to 
meet future water demand. In turn, the list of improvements is adopted into the City’s Capital Improvement Plan. 
Thus, the Draft Water System Plan is an important method for implementing the City’s Comprehensive Plan and 
helping to accommodate new growth in the community. 

DISCUSSION 

Water Use Efficiency Goals 

The City is required to adopt water use efficiency goals every six years in accordance with WAC 246-290-
830(4) and to discuss these goals “in a public forum that provides opportunity for consumers and the public to 
participate and comment on the water use efficiency goals.” The City’s proposed water use efficiency goals are 
contained in Chapter 5 of the Draft Water System Plan. The City’s two water use efficiency goals are: 

1. Maintain Distribution System Leakage (DSL) below 10 percent. The City plans to maintain its 
achievement of this goal through: water meter accuracy testing, leak detection and repair, preventative 
maintenance replacement of old or leaking water mains, and continued installation of new automated 
meter reading (AMR) equipment. 

2. Maintain single-family residential use at or below 64 gallons per capita per day (GPCD). The City 
plans to do this through consumer education and awareness, leak detections and repair, appropriate 
summer watering through customer education and voluntary participation, and encouraging low impact 
development measures. 

In addition to the efficiency measures mentioned above, the city’s most effective efficiency incentive is its 
“increasing block” water rate structure which charges more per unit for high consumption. The rate structure 
encourages greater awareness of consumers using larger amounts of water. 

RECOMMENDATIONS 

1. Conduct the public hearing and invite comments from the public and consumers on the water system 
plan and the water use efficiency goals 
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2. Forward a recommendation to City Council for approval of the Draft Water System Plan 

ATTACHMENTS 

1. Attachment A – City of Oak Harbor Draft Water System Plan, dated March 2014, available on the 
internet at http://www.oakharbor.org/get_document.cfm?document=3387 

2. Attachment B – Recommended capital improvement projects, costs, and location map 
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CITY OF OAK HARBOR PLANNING COMMISSION 

TO: PLANNING COMMISSION 

FROM: CAC KAMAK, SENIOR PLANNER 

SUBJECT: COMPREHENSIVE PLAN AMENDMENT – SCENIC VIEWS 

DATE: MAY 27, 2014 

CC: STEVE POWERS, DEVELOPMENT SERVICES DIRECTOR 

PURPOSE: 

The purpose of this memo is to provide background ON THE Scenic Views project and 

put it in the context of other goals and polices in the Comprehensive Plan.  Protecting 

scenic views is identified in several goals and policies, however measures to protect them 

may compromise other established goals and policies.  In determining methods to protect 

Oak Harbor scenic views, the Planning Commission is requested to evaluate these goals 

and strike a balance between protecting community interests and imposing restrictions on 

land owners. Staff also requests the Commission determine if all of the nine views are 

still of interest for protection. 

BACKGROUND 

The Planning Commission chose to add the Scenic View study to the Comprehensive 

Plan Docket in 2012.  The study was categorized as “Discretionary” in accordance with 

the priority system established in OHMC 18.50.050.  The study was initiated with a 

public outreach effort that solicited photos from citizens on scenic views within Oak 

Harbor.  A wide variety of photos were received from the public.   

Prior to reviewing the numerous scenic views initially identified, the Planning 

Commission discussed a set of review criteria to use in evaluating the scenic views 

(Attachment 1).  The criteria were established based on various factors such as the 

viewpoints’ location on private or public property, the significance of a scenic landmark 

(Oak Harbor Bay, Mt. Baker etc.) and its visibility from public streets, parks and trails.  

The Planning Commission also weighted the criteria since some factors warranted more 

importance than others.   

Based on the public outreach and staff survey, a list of 27 views was compiled for the 

Planning Commission’s consideration.  The views were discussed with the Planning 

Commission and each view was rated against the pre-established criteria.  The criteria 

based evaluation narrowed the scenic views of interest to 9 potential views.   

DISCUSSION 

Scenic Views 

The nine views identified for evaluation are listed below.  A few suggestions have been 

provided on how the views can be protected.  
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1. Northbound SR 20 – Scenic Heights Street to Erie Street.  This is an entryway 

view into the community for the north bound traffic on SR 20.  The highway 

drops down in elevation from the Swantown Avenue intersection and curves 

around the intersection on Scenic Heights as the view of Mt. Baker appears 

beyond the city landscape. 

 
Potential protection measures – reduce perimeter landscaping, monument signs, 

increased setbacks, staggered building heights 

 

2. Waterfront Trail – Windjammer Park.  The trail runs along the shoreline 

providing open views of the water and the mountains.  There are some structures 

that can potentially be removed to improve the view.  Additional guidelines can 

be discussed regarding landscaping or future structures. 

 
Potential protection measures – remove sight obscuring structures, limit tall 
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growing vegetation 

 

3. Waterfront Trail – Flintstone Park. The trail continues along the shoreline in 

Flintstone Park providing open views of the water, marina and the mountains. 

 Potential protection measures – limit sight obscuring structures, limit tall 

growing vegetation 

 

4. Bayshore Drive – Dock Street to Midway Blvd – This section of Bayshore Drive, 

along with the waterfront trail, has open views of the water.  Existing vegetation 

along portions of this stretch close to Midway Blvd makes the view intermittent.   

 Potential protection measures – limit sight obscuring structures, limit tall 

growing vegetation 

 

5. Pioneer Way – Midway Blvd to Regatta Drive – This is also a section of roadway 

and trail that has an open view of the water.  There are segments in this stretch 

that have existing vegetation.  Depending on the extents of the right-of-way, the 

vegetation may be on private property since properties across the street extend in 

to the tidelands. 

Potential protection measures – limit sight obscuring structures, limit tall 
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growing vegetation 

 

6. Regatta Drive – SE 8
th

 Avenue to Pioneer Way – This is another entryway view 

into the community for people entering via Regatta Drive.  The views of the 

marina and the water start to appear to the southbound traffic after SE 8
th

 Avenue.  

The elevation drops down from there so the views are above the buildings.  The 

corridor view along the street remains while the view across properties starts to 

diminish close to SE 10
th

 Avenue. 

 
Potential protection measures – reduce perimeter landscaping, monument signs, 

increased setbacks, staggered building heights 

 

7. Southbound SR 20 at NE 16
th

 Avenue – This is an entryway view into Oak 

Harbor for the south bound traffic.  The snow capped Olympic Mountains are 

visible as one approaches the NE 16
th

 Avenue intersection on the highway.  
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Potential protection measures – monument signs, increased setbacks, staggered 

building heights 

 

8. Pioneer Way – Ireland Street to Midway Blvd – This is an unobstructed view of 

the water from Pioneer Way.  The views here are across private property. 

Potential protection measures – scenic view study, public easements, purchase 

property 

 

9. Dock Street – Barrington Drive to Bayshore Drive – There is a wider view of the 

bay from the top of Dock Street close to Barrington Drive.  As the elevation drops 

the view becomes narrower and narrower due to the existing structures.  The 

Planning Commission wanted to maintain a visual connection with the water from 

Dock Street. 
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Potential protection measures –increased setbacks, staggered building heights 

  

 

Comprehensive Plan Goals and their relevance to Scenic Views 

The importance of scenic views to the Oak Harbor community has been identified in the 

Comprehensive Plan.  The Land Use Element, Urban Design Element and the Parks and 

Recreation Element have goals and policies specifically identifying their importance. 

However, some of the regulations and measures needed to protect these views may 

conflict with other goals and policies within the Comprehensive Plan.  A discussion of 

these goals and policies is provided below.   

 

 

Comprehensive Plan Goals and Policies Relevance to Scenic Views and measures to 

protect them 

Land Use Element  
Goal 2 - To retain the character and 

visual identity of the Oak Harbor 

area. 

This goal in the Comprehensive Plan 

identifies various policies that the public 

believes will help to retain the 

community’s character and identity.  

2.a Encourage planned 

residential development (PRDs) 

with performance based 

standards. 

PRDs can be used as a form of 

development to increase densities in certain 

areas of the site and reduce it in other areas 

to protect viewsheds. 

2.b Consider view corridors 

when planning for development. 

(+) This policy identifies that views from 

Oak Harbor are an essential characteristic 

to protecting the visual identity of Oak 

Harbor. 

2.c Draft and implement a This policy places the importance of 

51



7 
 

landscape ordinance for inclusion 

with development regulations. 

having good views within Oak Harbor by 

including landscaping in the City’s 

development regulations.  Most 

developments in Oak Harbor that have 

landscaping islands in parking lots and on 

the perimeter of their property are directly 

related to the implementation of this policy.  

(-) Measures to reduce landscaping on the 

perimeter of lots to protect scenic views 

from Oak Harbor would be, in sorts, 

against this policy. 
Goal 4 - To preserve community 

character through quality design. 
 

4.a Encourage city 

beautification through design and 

quality standards for landscaping 

of both public facilities and 

private development. 

This policy addresses the visual interest 

created within the community by including 

landscaping for both public and private 

development 

4.c Require all public facilities 

constructed by public agencies to 

be appropriately landscaped and 

designed. 

The policy requires public facilities such as 

parks, open spaces, recreational areas, 

streets, public buildings etc. to be 

landscaped.  Landscaping is one of those 

polices that is repeated several times within 

the Comprehensive Plan as a way to further 

various goals of the community.  

4.d Identify, preserve and 

enhance desired views of water, 

mountains or other unique 

landmarks or landscape features.  

Such views should be regarded as 

important and valuable civic 

assets. 

 

(+) This policy directly addresses the 

preservation of views, and their importance 

and value to the community. 

Urban Design Element  
Goal 5 -  Protect viewsheds and view 

corridors. 

Discussion: The City of Oak Harbor 

defines viewsheds as a panoramic view 

from a single location.  Significant 

viewsheds include views of Mt. Baker, Mt. 

Rainier, Cascade mountain range, Olympic 

mountain range, Oak Harbor Bay, Maylor 

Point (especially wooded and tidal flat 

areas) and Saratoga Passage.  The view 

corridors and viewsheds within the City 

should be identified and accurately mapped 

at a useable scale so they can appropriately 

guide development. 

(+) This goal directly addresses the 

importance of view corridors from Oak 

Harbor by identifying some major points of 

interest that can be viewed from Oak 

Harbor.  This goal also provides a link 

between view corridors and a desire to 

protect them by appropriately guiding 

development. 
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5.a Consideration of building 

impacts on viewsheds and view 

corridors shall be exercised in all 

developments, and mitigation 

measures shall be applied to 

protect existing views. 

Discussion: The City may 

incorporate policies and guidelines to 

protect these resources, such as 

developing: a unified bulk program 

for building envelopes; performance 

based zoning; and, density bonuses 

as development incentives. 

 

(+)  This policy provides some direction on 

ways to protect scenic corridors.  This 

policy also recognizes that blocking scenic 

views are a impact and calls for the 

application of “mitigation” measures to 

protect the larger interest of preserving 

community character and visual identity.  

5.b Landscape buffers shall be 

required along major arterials, 

retaining existing vegetation 

where possible. 

(-) This policy addresses views within Oak 

Harbor and its enhancement through 

landscaping.  However, measures to protect 

viewsheds from Oak Harbor of the 

mountains and water by minimizing 

landscaping or eliminating them may 

contradict with this policy. 

5.c Free standing business signs 

should be consistent with the 

speed limit of roadways, and the 

character of land use districts. 

This is not directly applicable to protecting 

views but suggests that signs can be 

regulated to serve specific roadways and 

land use districts. 

5.d Developments along Oak 

Harbor's waterfront should 

enhance the area's natural and 

physical aesthetics. 

This policy again indicates the importance 

to the community on natural areas and 

physical aesthetics. 

5.e Scenic transportation routes 

should be identified.  Adjacent 

properties owners will be 

encouraged to protect scenic 

values. 

(+)  This policy directly encourages 

property owners adjacent to scenic 

viewsheds to protect them. 

5.f The City and the Navy 

should cooperate on the 

protection of viewsheds and view 

corridors. 

The policy indicates the importance of 

protecting scenic views at the inter-

governmental level. 

Parks and Recreation Element  

Open Space 

k. Identify and protect 

important “view corridors” 

that provide visual access to 

scenic vistas. 

 

This policy suggests identifying the “view 

corridors” and then protecting them. 
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From the above, we can determine that there are potential conflicts when trying to protect 

scenic views from the community (Oak Harbor Bay, The Cascades, The Olympic 

Mountains etc.) and views within the community such as landscaping, natural areas, 

street trees, etc.  Oak Harbor’s landscape ordinance is a direct implementation of some of 

the goal and policies listed above to buffer adjacent land uses as well as beautify the 

community.  Setbacks, design guidelines, buffering, retention of natural areas, parking lot 

landscaping etc. are few of the zoning requirements that enhance the views and 

experience within the community and contribute to its urban design aesthetic.  Ironically, 

sometimes these are some of the reasons that scenic views from Oak Harbor are blocked 

or compromised.  In determining methods to protect scenic views from Oak Harbor, the 

Planning Commission is requested to evaluate these goals and strike a balance between 

protecting community interests and imposing restrictions on land owners.  Listed below 

are a few points to consider in furthering scenic views from and within the community. 

 

 Transitory Nature of Views – Experiencing views while travelling through a 

community can be intermittent.  Views can be broken up by structures, 

vegetation, signs etc.  Should it be the community’s goal to provide a non 

interrupted view of the landmarks surrounding the community?  Should 

regulations unique to specific properties be considered to obtain uninterrupted 

views? (Regatta Drive view, Southbound SR 20 view, Pioneer Way view) Or, is it 

acceptable to have varying degrees of views available? 

 

 Corridor Views and Panoramic Views – Views of the mountains or water directly 

ahead on a street or trail that is defined by structures and trees provide leading 

lines to the landmark and gives a sense of connection between the community and 

these landmarks.  A panoramic view provides a sense of awe as a viewer scans the 

scenery around them that is free of obstructions.  Are corridor views that much 

more enhanced by increased setbacks of structures closer to the viewer?  Is the 

gain on the view offset by the impact to the site and its development? 

 

 Design Guidelines – The guidelines established for designing development within 

Oak Harbor are a direct implementation of enhancing views within Oak Harbor.  

These guidelines strive to enhance the public’s experience of the built 

environment by bringing structures closer to the streets to create a pedestrian scale 

as well as increasing access.  The results of the design guidelines can be seen in 

developments such as Harbor Station, Walgreens, Banner Bank etc.  Is a 

compromise of these guidelines for specific properties within a viewshed offset 

by the gain in scenic views?  

Staff will give a presentation on these goals at the meeting and encourage a discussion of 

them to gather additional information on the implementation measures for the identified 

views.  Staff would also like to determine if the all the nine views are still of interest for 

protection. 

 

  

54



10 
 

 

ACTION 

No formal action is required.  Discussion about the goals and its relation to the scenic 

views will provide staff additional information and direction on this study. 
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P:\PlanCom\PC14\05-27-14\Medical marijuana staff report 05-27-14.doc 

 Date: May 27, 2014 

 Subject: Medical Marijuana Related Uses 

– Code Amendment Project

FROM: Steve Powers, Development Services Director 

SUMMARY STATEMENT 

A moratorium is presently in place prohibiting the establishment of medical marijuana collective 

gardens and marijuana dispensaries in Oak Harbor.  Last month staff briefed the Planning 

Commission on the current status of medical marijuana law in Washington State.  Staff will once 

again brief the Commission on this matter. 

RECOMMENDATION 

No action is required.  This item is presented for information only. 

City of Oak Harbor 

Planning Commission Report 
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