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CITY OF OAK HARBOR AGENDA 
PLANNING COMMISSION January 27, 2015 
REGULAR MEETING 7:30 P.M. 
CITY HALL 

ROLL CALL: WASINGER  FREEMAN

PETERSON  SCHLECHT

PICCONE PIERCE 

WALKER-WYSE

1. Election of Planning Commission Chair and Vice Chair

2. Approval of Minutes – December 9, 2014

3. 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.

4. 2015 COMPREHENSIVE PLAN AMENDMENT – Public Hearing
The Planning Commission will conduct a public hearing on the preliminary docket
for the annual comprehensive plan amendments.  The items that are currently on
the preliminary docket are the continued work on the mandated 2016 Major
Update to the Comprehensive Plan, Capital Improvements Plan, and Facility
Plan for the wastewater treatment plant.  A sponsored amendment for a land use
change from Low Density Residential to Medium Density Residential for 3 lots on
SW 3rd Avenue (R132034884830, R132034884940, and R132034885060) is
also tracking on the preliminary docket.

5. DRAFT COUNTYWIDE PLANNING POLICIES – Public Meeting
The Countywide Planning Policies (CWPP) are policy statements adopted by
Island County and the jurisdictions within intended to establish a countywide
framework from which county and city comprehensive plans are developed.
Adoption of the CWPP is required by the Growth Management Act and they are
being revised as part of the 2016 update to the Comprehensive Plan.  Staff will
continue the discussion with the Planning Commission on the current status of
this project.

6. ANNUAL REPORT TO CITY COUNCIL – Public Meeting
The Planning Commission will discuss and review their annual report to the City
Council. The annual report is a summary of Planning Commission’s
accomplishments in 2015 and proposed work program for 2015.
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PLANNING COMMISSION 
REGULAR MEETING 
CITY HALL – COUNCIL CHAMBERS 
December 9, 2014 
 
ROLL CALL:  Present: Greg Wasinger, Sandi Peterson, Ana Schlecht, Mike Piccone and Cecil 

Pierce 
Absent: Keith Fakkema and Bruce Freeman 
Staff Present:  Development Services Director, Steve Powers; Senior Planner, 
Cac Kamak and Associate Planner Ray Lindenburg  

 
Vice Chairman Wasinger called the meeting to order at 7:35 p.m.  
 
MINUTES: MR. PIERCE MOVED, MS. PETERSON SECONDED, MOTION CARRIED TO 

APPROVE THE NOVEMBER 25, 2014 MINUTES AS PRESENTED. 
 
PUBLIC COMMENT: 
None.  
 
DRAFT COUNTYWIDE PLANNING POLICIES – Public Meeting 
Mr. Powers displayed a PowerPoint presentation (PC Attachment 1).  Mr. Powers indicated that 
tonight the Planning Commission would review topics from last meeting, continue the Joint 
Planning Area (JPA) discussion and if possible, begin the Urban Growth Area (UGA) 
discussion.  Mr. Powers also noted that this item was publicly noticed as a public hearing but 
would actually be a public meeting only.   
 
Mr. Powers began the discussion by asking for comments or questions regarding last meetings 
topics.  Mr. Powers move on to provide the definition and intent of the JPA. Mr. Powers noted 
that the JPA policies were divided into three categories, Potential Growth Area (PGA), Long 
Term Rural Significance (LRS) and Undesignated (UD).  Mr. Powers explained the main points 
for the JPA policies which are to designate lands for the PGA and LRS, provide buffers between 
the Urban Growth Areas (UGA) PGA and LRS lands.  Mr. Powers also provided pros and cons 
of the JPA policies. 
 
Discussion 
Planning Commissioners had questions about when the LRS areas were established by the 
County, buildable lands, how accurate the City was with the last population projection.  Planning 
Commission also discussed County and City permitting process when developing in the JPA, 
how County enclaves might be annexed into the City and what the economic impact might be 
on buffer area properties.  
 
2015 COMPREHENSIVE PLAN AMENDMENT – Public Meeting  
Mr. Kamak reviewed the items that are currently on track for the 2015 Comprehensive Plan 
preliminary docket: 
 

 2016 Updates to the Comprehensive Plan - Mandated 
o Land Use Element 

 Population and Projections 
 Land Use inventory 
 Population densities and Building intensities 
 Updates to Critical Areas 
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o Housing Element 
 Inventory and analysis on existing housing 
 Projected housing needs based on projections 
 Sufficient land for housing 
 Policies regarding manufactured home 

o Transportation Element 
 Update the Transportation Plan 

 Capital Improvements Plan update - Mandated 
 Facility Plan for the wastewater treatment plant – Mandated 
 Land Use change from Low Density Residential to Medium Density Residential for 3 lots 

on SW 3rd Avenue (R132034884830, R132034884940, and R132034885060) – 
Sponsored Amendment 

 
Mr. Kamak noted that currently there are no discretionary items tracking for the 2015 
Comprehensive Plan Amendments and reviewed a list of discretionary amendments that were 
discussed the previous years as requested by the Planning Commission during their November 
meeting. 
 
Mr. Kamak stated that the Planning Commission could add items to the preliminary docket 
tonight and at the January meeting and the Planning Commission will be asked to make a 
recommendation to the City Council in January. 
 
MARITIME USES – Public Meeting 
Mr. Kamak displayed a PowerPoint presentation (Attachment 2) and reported that the Maritime 
Land Use category was created with the 2012 Comprehensive Plan Amendments to 
accommodate water-dependent, and water-related industrial and commercial uses, on lands 
adjacent to the marina. The intent of creating this new category was to provide an opportunity 
for maritime industrial and commercial uses to locate adjacent to the marina.  To implement the 
intent of the new land use category, zoning regulations have to be crafted and adopted. 

Mr. Kamak reported that the draft zoning regulations borrow from the Shoreline Management 
Plan (SMP) and the Central Business District (CBD) zoning regulations.  The draft regulations 
refer to the SMP to determine the uses that can be permitted within the Maritime zoning district.  
Since the Maritime use intent statement makes a strong connection to the CBD district and the 
SMP, development regulation for setbacks, lot area etc. has been adapted into the draft for this 
district from those documents.  Mr. Kamak also noted the transportation challenges in this area 
so the intent statement indicates flexible parking standards and encourages the use of other 
modes of transportation which can translate to various implementation strategies such as 
requirements for bicycle parking, eliminating parking requirements and limits on parking when 
provided.   

Mr. Kamak also noted that since the district is primarily geared towards industrial development, 
it would be wise to prohibit residential uses in this district.  The proposed draft also includes 
conditional uses for this district.  Conditional uses that are currently included in the draft are 
conference centers, hotels and major utilities. 
 
Mr. Kamak stated that the public hearing to consider these regulations will likely be scheduled 
for the February Planning Commission meeting. 
 
Planning Commissioners asked about the letter from Ann Brett (Attachment 3) to the Planning 
Commission.  Mr. Powers stated that the City is starting a review of the City’s Stormwater 
Master Plan in 2015 which would be a vehicle for addressing her concerns. 
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Ms. Peterson asked if there was a way for the Planning Commission address her concerns 
before 2015 so that she could get some kind of relief. Mr. Powers indicated that the role of the 
Planning Commission is a policy advisory body and not in driving a solution to an on the ground 
problem.    
 
ADJOURN: 8:49 p.m. 
 
Minutes submitted by: Katherine Gifford 
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ATTACHMENT 1 

Countywide Planning 
Policies 

A Continued Discussion 

Planning Commission 

12/10/2014 

• Purpose:
• Review topics from last meeting - address PC

questions/comments
• Continue Joint Planning Area (JPA) discussion

• Begin Urban Growth Area (UGA) discussion?
• Receive Planning Commission feedback

• Note: No public hearing – public meeting only

CWPP 

12/10/2014 Planning Commission 2 

Topics discussed at last meeting: 
• Purpose

• Applicability

• Definitions

• Countywide Planning Goals

• Countywide Planning Policies
• General Provisions 

• Joint Planning Area

CWPP 

12/10/2014 Planning Commission 3 

• Joint Planning Area (JPA):

• Areas immediately outside of UGA

• Reserve areas for future urban growth

• Protect areas of long term rural significance

• Planning areas beyond 20-year horizon

CWPP 

12/10/2014 Planning Commission 4 

7



CWPP 

12/10/2014 Planning Commission 5 

CWPP 

12/10/2014 Planning Commission 6 

CWPP 

12/10/2014 Planning Commission 7 

• JPA Policies – Main Points

• Divide JPAs into 3 categories:

• Potential Growth Area (PGA)

• Long Term Rural Significance (LRS)

• Undesignated (UD)

CWPP 

12/10/2014 Planning Commission 8 

ATTACHMENT 1 

8



• JPA Policies – Main Points

• Designate lands for PGA

• Include areas characterized by Urban Development, 
served by Urban Services and/or logical extensions

• Do not include LRS lands

CWPP 

12/10/2014 Planning Commission 9 

• JPA Policies – Main Points

• Designate lands for LRS

• Lands which have important environmental, aesthetic or 
cultural values

• Include County designations of Rural Agriculture, 
Commercial Agriculture and Rural Forest

• Critical areas (e.g. wetlands)

CWPP 

12/10/2014 Planning Commission 10 

• JPA Policies – Main Points

• Provide buffer btwn UGA, PGA and LRS lands

• The buffer shall be designated as LRS

CWPP 

12/10/2014 Planning Commission 11 

• LRS map 

CWPP 

12/10/2014 Planning Commission 12 

ATTACHMENT 1 
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• JPA Policies – Main Points

• Requires preparation of a long term conceptual plan

• Must be consistent with planning goals and policies

• City has responsibility first

• County will adopt

• If City fails to prepare, County will

CWPP 

12/10/2014 Planning Commission 13 

• JPA Policies – Main Points

• For PGA lands - County will adopt rules that:

• Restrict development from interfering future Urban 
Development 

• For LRS lands – County will adopt rules that:

• Protect such lands

CWPP 

12/10/2014 Planning Commission 14 

CWPP 

• JPA Policies – Pros

• Future looking

• Set aside land for
growth

• Protect rural land

• Understand constraints

• JPA Policies – Cons

• Subjectivity for env.,
aesthetic, cultural value

• Buffer too much

• Compound effect

• Unintended constraints

12/10/2014 Planning Commission 15 

CWPP 

12/10/2014 Planning Commission 16 

ATTACHMENT 1 
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• UGA policies discussion

CWPP 

12/10/2014 Planning Commission 17 

• Next meeting:

• Review as necessary

• Urban Development

• Population Projections and Land Capacity Analysis

CWPP 

12/10/2014 Planning Commission 18 

ATTACHMENT 1 
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ATTACHMENT 2

ZONING REGULATIONS 

MARITIME DISTRICT 

12/10/2014 

Planning Commission 

Maritime 

Land Use 

Designation 

BACKGROUND 

•Land Use designation was added in

2012 

•Opportunity for maritime industrial

and commercial uses

•Support the Marina Redevelopment

Plan

Maritime Uses .   The City created this land use in 2012 to accommodate 
high intensity water related and water dependent commercial and 
industrial uses.   This land use category and the Marit ime designation in 
the Shoreline Master Program  have similar intent .   This land use 
would accommodate uses such as boat bui lding, sai l  making, water 
dependent transpor tation ware housing and other clean industr ial  
uses .   This land use also accommodates commercial  uses similar to 
the uses that  are allowed in the Central Business District .   The 
commercial uses are intended to draw residents and visitors to the 
area and enjoy the recreat ional facil it ies provided by the marina, 
Catalina Park and the Maylor  Point  t rail .   Commercial and industrial 
uses in this area wil l  need to be sufficiently screened from each 

other.   The Marit ime Land Use should consider flexible standards for 
streets and parking  as an incentive to foster development in the 
area. One of the major challenges in creat ing this land use category is 
the intersect ion of Pioneer Way, Catalina Drive and the security gate to 
the Seaplane Base.  Since the proposed land uses in this area has the 
potent ial to generate traf fic,  creat ive solut ions wil l  need to be sought 
to address this issue.  Creat ing flexible parking standards in this area 
is also intended to encourage the public to use the access provided by 
the water front  t rail  with alternative modes of transportation .  

MARITIME LAND USE MARITIME ORDINANCE 

Borrowing from the Shoreline Master Program 

•Water-dependent uses

•Water-related uses

•Water-enjoyment uses

•Development standards
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MARITIME ORDINANCE 

Borrowing from the Central Business District 

•Less parking-intensive uses

•Development standards

•No parking requirements

•Limits on parking when provided

•Setback, lot area etc

MARITIME ORDINANCE 

Conditions governing all uses 

•Clean – no discharge, odors, noise etc.

•Landscaping standards

•Clean storage/warehousing

•SMP review

MARITIME ORDINANCE 

Conditional uses 

•Conference Center

•Hotel/motel

•Primary Utilities

Prohibited Use 

•Residential Uses

PLANNING COMMISSION 

• Are the uses proposed appropriate?

• Should additional uses be considered for inclusion?

• Are there other uses that should be prohibited?

• Are there additional uses that can be “conditional 

uses”? 

• Other conditions to add?

• Other standards to consider?
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ATTACHMENT 2

• Input and comment from the Marina Advisory Committee (Jan) 

• Notification to Department of Commerce (Dec/Jan)

• SEPA Checklist and Determination(Dec/Jan/Feb)

• Public Hearing before the Planning Commission (Feb/March)

• Action by City Council(March/April)
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2015  

Comprehensive Plan Amendment  

Preliminary Docket 

 

 

 

Public Hearing 
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FROM: Cac Kamak, AICP 

Senior Planner 

PURPOSE 

This report presents the preliminary docket for the 2015 Comprehensive Plan amendments.  The 

preliminary docket is intended to review amendments generated by the Community, Planning 

Commission, City Council and the Director of Development Services.  The Planning Commission is 

required, by OHMC 18.15.040(7), to make a recommendation on the preliminary docket by January 31
st

of each year, and the City Council is required, by OHMC 18.15.040(8), to finalize the docket before the 

end of March. 

BACKGROUND 

RCW 36.70a.130(2)(a) specifically states that revisions to the comprehensive plans should be 

considered no more frequently than once every year (some exceptions apply).  Therefore, Oak Harbor 

has adopted a review process that allows Comprehensive Plan amendments to be considered annually.  

The process is codified under OHMC 18.15.  It begins every year in October with a notice to the 

newspaper soliciting applications for amendments.  The applications normally received through this 

process are request from property owners to change their current land use designation.   

During the public outreach process, Staff and the Planning Commission also compile amendments to 

consider for the upcoming year.  After all the applications are received, they are compiled and advertised 

to the public.  This year the draft preliminary docket was advertised in the Whidbey News Times on 

December 20, 2014. This is intended to give the public an opportunity to comment on the amendments. 

The Planning Commission is then required to hold a public hearing to consider the preliminary docket in 

January and then forward it to the City Council with a recommendation.  The City Council will then 

consider the preliminary docket, usually in February or March, and approve it as presented, or with 

modifications. 

DISCUSSION  
In accordance with OHMC 18.50.050 (3), three types of amendments can be placed on a docket; 

Sponsored, Mandated, and Discretionary.  Most of the items tracking on the current preliminary docket 

are “mandated” items with the exception of one sponsored item.  The amendments proposed for 2015 

are listed below: 

 2016 Major Update to the Comprehensive Plan - Although strides have been made in

many areas of the 2016 Update such as the Countywide Planning Policies, Buildable

Land Analysis, Population Demographics etc., there is a significant amount of work yet

to be discussed and finalized.  Most of that will be done in 2015 along with the review of

policies that will guide Oak Harbor’s growth over the next 20 years.  The Planning

Date: __January 27, 2015 

Subject: 2015 Comprehensive Plan 

Amendments – Preliminary 

Docket   

City of Oak Harbor 

Planning Commission Report 
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Commission can anticipate holding public hearings for many of the 2016 updates in 

2015.  Decision/adoptions by the City Council regarding some of these amendments can 

be taken 2015.  However, the major decision/adoption for the 2016 Update will be taken 

in June of 2016. 

 Capital Improvements Plan update - Mandated 

 Facility Plan for the Wastewater Treatment Plant (WWTP) – Mandated 

 Land Use change from Low Density Residential to Medium Density Residential for 3 lots 

on SW 3
rd

 Avenue (R132034884830, R132034884940, and R132034885060) – 

Sponsored Amendment 

 

OHMC 18.15.070 establishes the criteria to review the Comprehensive Plan Amendment Docket.  The 

table below provides the applicability of the criteria to the proposed preliminary docket items.  

 

 

Criteria provided in 

OHMC 18.15.070 (2) 

2016 Update CIP  Facility Plan for 

the WWTP 

Land Use Changes 

(3 lots on SW 3
rd

 

Ave) 

(a)  The proposed 

amendments are 

consistent with 

Growth Management 

Act (GMA) and the 

Countywide Planning 

Policies (CPP). 

Yes 

Mandated  

(RCW 

36.70A.130) 

Yes 

Mandated  

(RCW RCW 

90.58.080)  

Yes 

A WWTP was 

identified for 

replacement in the 

Sewer 

Comprehensive 

Plan by 2017.  The 

treatment plant is 

an essential public 

facility for the City 

Considering the 

land use prior to 

zoning changes is 

consistent with 

GMA and CPP 

(b)  The proposal does 

not appear to 

contradict other 

elements, goals and 

policies within the 

Comprehensive Plan. 

None 

identified 

None identified None identified None identified at 

this time 

(c)  The proposal will 

implement or further 

existing goals and 

policies in the 

Comprehensive Plan. 

Yes 

Updates will 

keep the 

Comprehensiv

e Plan in 

compliance 

with GMA 

Yes 

Updates will 

keep the 

Comprehensive 

Plan in 

compliance 

with GMA 

Yes 

The adoption of 

the Facility Plan 

will create the 

groundwork for 

the development of 

a new treatment 

facility 

Consideration of 

this land use change 

will be done within 

the context of 

existing goals and 

policies 

(d) The proposal 

would correct an 

inconsistency within 

or make a clarification 

to a provision of the 

NA NA NA NA 
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Criteria provided in 

OHMC 18.15.070 (2) 

2016 Update CIP  Facility Plan for 

the WWTP 

Land Use Changes 

(3 lots on SW 3
rd

 

Ave) 

Comprehensive Plan. 

(e)  The proposed 

amendments have 

been clearly defined to 

determine a fairly 

accurate scope of 

work. 

Yes – the 

scope of the 

updates was 

determined in 

2013. 

 

Yes 

 

Yes 

 

Yes 

 

(f)  The proposed 

amendments respond 

to an expressed desire 

by the community. 

NA NA The Sewer 

Comprehensive 

Plan has identified 

the need for a new 

treatment facility 

by 2017 

This is a sponsored 

amendment and is 

requested by a 

property owner with 

a desire to develop 

property at a 

slightly higher 

density than the 

current designation. 

(g)  The public interest 

would be best served 

by considering the 

proposal in the current 

year. 

Yes 

 

Yes 

 

Yes 

 

Yes 

 

 

The items on the proposed preliminary docket meet the established criteria in OHMC 18.15.070.  Except 

for the sponsored amendment, the items on this year’s preliminary docket are mandated by the State or 

by local plans.  The Planning Commission is recommended to review the proposed docket and make a 

recommendation to the City Council. 

 

RECOMMENDATIONS 

1. Conduct the public hearing. 

2. Recommend that the City Council approve the proposed Docket for the 2015 Comprehensive 

Plan Amendments. 
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Countywide Planning Policies 

Public Meeting 
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Memo 

TO: Planning Commission  

FROM: Steve Powers, Development Services Director 

CC: File 

DATE: 1/22/2015 

RE: Draft Countywide Planning Policies  

Staff will continue the discussion of the draft Countywide Planning Policies (CWPP) with the Planning 
Commission.  Since the last Planning Commission meeting the City received a revised draft of the 
CWPP from Island County (please see attached).  Staff hopes to complete the discussion of the draft at 
the February meeting, leading to a public hearing in March.  

Please do not hesitate to contact me should you have any questions. 

Thank you. 

City of Oak Harbor 

Development Services 

Department 
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Annual Report 

to 

City Council 

Public Meeting 
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City of Oak Harbor 

Development Services 

Department 

Memo 

To: Planning Commission 

From: Steve Powers, Director 

CC:  

Date: January 27, 2015 

Re: Planning Commission Annual Report to City Council 

Oak Harbor Municipal Code (OHMC) Chapter 18.04 establishes the Planning Commission and its 
responsibilities. OHMC Section 18.04.070 requires the Planning Commission to make an annual report 
to the City Council: 

 18.04.070 Yearly report of transactions and recommendations. 

The planning commission, at or before its first regular meeting in February of each year, 
shall make a full report in writing to the city council of its transactions for the preceding 
year, with such general recommendations as to matters covered by prescribed duties and 
authority as may to it seem proper.  

To assist the Planning Commission in meeting this code requirement, staff has taken the liberty of 
preparing a draft report.  The draft lists the Commission’s 2014 accomplishments and outlines the 2015 
work plan.  A section for recommendations to the City Council was created, but left blank.  Staff will 
collect and compile any recommendations the Commission wishes to make at the January meeting 
and add them to the report.  

The Commission may choose to forward the report to the City Council at the conclusion of this agenda 
item in January or could request staff bring it back for an additional review and comment at the 
February meeting. Once the draft is complete, staff will schedule the matter for an upcoming City 
Council meeting.  We will be sure to inform the Planning Commission of the meeting date once it has 
been established.  Your attendance and participation at that meeting would be greatly appreciated by 
staff and the City Council. 

Recommended Action 

 Forward the 2014 Annual Report to City Council for their information; or 
 Schedule the report for additional review and comment at the February 24, 2015 meeting 
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City of Oak Harbor 
 
 

Planning Commission’s Annual Report to the City Council 
 

2014 

 
Photo  

Courtesy of Cac Kamak   
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Section 1:  Accomplishments 
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Summary of 2014 Accomplishments 
 

 Comp Plan Amendments 
o Sponsored Amendment 

1. Land use change for 1000 SE City Beach Street from High Density 
Residential to Public Facilities – continued from 2013 

o Mandated Items 

1. 2015-2010 Capital Improvements Plan 

2. 2016 Comprehensive Plan Update – preliminary review of revised 
Countywide Planning Policies as part of the 2016 update 

o Discretionary Amendments 

o Land use map -  amendment/corrections to UGA boundaries to reflect 
the County’s decision on the 2005 amendments 

o Scenic Views – amend Comprehensive Plan Goal 5 of the Urban Design 
element to add scenic view corridors for protection  

 Public Participation Plan – reviewed and forwarded recommendation to City 
Council for approval 

 Six-Year Transportation Improvement Program  

 Code Amendments 

o Water System Plan and Water Use Efficiency program – reviewed draft and 
forwarded are recommendation to City Council for approval 

o Draft Zoning Regulations for Maritime Zone – began review of draft 
regulations 

o Electronic Message Center Sign Code Update – considered additional 
information provided by the International Sign Association forwarded 
recommendations for draft code establishing new regulations for EMC signs; 
including size, placement and brightness standards  

o Marijuana Related Uses Code Amendment Project – reviewed draft code to 
establish appropriate zoning and standards for marijuana related uses and 
provided recommendations to City Council 

 Development Review 
o Beckett Landing Subdivision 
o Permit Extension for Adult Day Care Conditional Use Permit 

 Economic Development Strategy - Reviewed strategy and forwarded  
recommendations to City Council 

 Training 
o Public Officials Training – Land Use 
o Open Public Meetings Act  

 Annual Report to City Council  
o 2015 Planning Commission work program  

o Planning Commission accomplishments in 2014  
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2014 
 
 
Section 2:  2015 Proposed Work Program 
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Proposed 2015 Work Program Schedule 
 
 

Work Program Items 2015 

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec 

2015 Comprehensive Plan Amendment 
Docket 

            

2015 Comprehensive Plan Amendments             

2015 TIP Updates             

Capital Facilities Plan/Capital 
Improvement Plan Update 

            

2016 Comprehensive Plan Amendments 

 Land capacity analysis 

 Revise Countywide Planning 

Policies 
 Land Use Element 

 Housing Element 

 Transportation Element 

 Miscellaneous amendments 

            

Maritime Uses Zoning Regulations             

Rezone 1000 SE City Beach Street             

Homeless Encampment Code 
Amendment 

            

Medical Marijuana Regulations             

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Note:  The above schedule is approximate and subject to change as necessary. 
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Description of 2015 Proposed Work Program Items 
 

2015 Comprehensive Plan Amendment Docket 
Review of any items on the Comprehensive Docket and consideration whether to 
propose any item as a potential amendment to the Comprehensive Plan. 
 
2015 Comprehensive Plan Amendments 

 2016 Updates to the Comprehensive Plan - Mandated 
o Land Use Element 

 Population and Projections 
 Land Use inventory 
 Population densities and Building intensities 
 Updates to Critical Areas 

o Housing Element 
 Inventory and analysis on existing housing 
 Projected housing needs based on projections 
 Sufficient land for housing 
 Policies regarding manufactured home 

o Transportation Element 
 Update the Transportation Plan 

 Capital Improvements Plan update - Mandated 
 Facility Plan for the wastewater treatment plant – Mandated 
 Land Use change from Low Density Residential to Medium Density Residential for 

3 lots on SW 3rd Avenue (R132034884830, R132034884940, and 
R132034885060) – Sponsored Amendment 

 
Zoning Regulations for Maritime Zone 
Continue review and discussion of draft zoning regulation for the Maritime zoning 
district that was created with the adoption of the 2012 Comprehensive Plan 
Amendments.  The Planning Commission will discuss the types of uses to be 
accommodated in the Maritime zoning district along with any conditions or process to 
consider them by. 
 
2015 TIP Updates 
Updates to the 6-year Transportation Improvement Program and the Capital 
Improvement Plan Improvement Plan for adoption into the Comprehensive Plan 
 
Continue work in preparation of 2016 Comprehensive Plan Amendments 
The Planning Commission will consider information related to and make 
recommendations on the land capacity of the Oak Harbor Urban Growth Area.  The 
Commission will assist in reviewing and amending the County-Wide Planning Policies. 
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Description of 2015 Proposed Work Program Items 
Continued 

 
Rezoning of 1000 SE City Beach Street 
The Planning Commission will rezone 1000 SE City Beach Street to implemented land 
use change approved as part of the 2014 Comprehensive Plan. 
 
Homeless Encampment Code Amendment 
The Planning Commission will review draft code to establish appropriate regulation 
standards for homeless encampment requests and provided recommendations to City 
Council. 

Medical Marijuana Regulations 
The Planning Commission with reviewed draft code to establish appropriate zoning and 
standards for medical marijuana and provided recommendations to City Council 
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Planning Commission’s Annual Report to the City Council 
 
2014 
 
 
Section 3: Planning Commission  

General Recommendations to City Council 
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Planning Commission General Recommendations to City Council 
 

1. 
2. 
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Appendix: Planning Commission  

2014 Action Details 
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DETAIL 
2014 

Planning Commission 
Actions 

 
JANUARY 

January 28, 2014 
MARIJUANA RELATED USES – CODE AMENDMENT PROJECT – Public Hearing 

The public hearing on the draft code, establishing appropriate zoning and standards for marijuana related uses, was 
continued from the December 10, 2013 meeting.  After accepting additional public testimony at this meeting the 
Planning Commission closed the hearing and made the following recommendations to the City Council.   
ACTION: MS. SCHLECHT MOVED, MR. FIKSE SECONDED A MOTION TO RECOMMEND THAT THE 

CITY COUNCIL APPROVE ORDINACE No. 1685 WITH THE CORRECTION TO USE THE 
DEFINITION OF GAME ARCADE UNIFORMLY THROUGHOUT THE ORDINANCE, MOTION 
CARRIED.  

 
ACTION: MS. SCHLECHT MOVED, MS. PETERSON SECONDED A MOTION TO RECOMMEND THAT 

THE CITY COUNCIL EXTEND THE MORITORIUM FOR ANOTHER SIX MONTHS TO SEE 
WHAT HAPPENS AT THE STATE LEVEL. 

 
2014 COMPREHENSIVE PLAN AMENDMENT DOCKET – Public Hearing 

The Planning Commission held a public hearing on the Preliminary 2014 Comprehensive Plan Amendments Docket. 
The 2014 amendments include updates to the Capital Improvements Plan, continued work on the 2016 Update and 
amendments to the Future Land Use Map to correct the 2005 UGA boundaries based on Island County’s actions.  
The preliminary docket also continues previous amendments such as the land use changes to 1000 SE City Beach 
Street and Scenic View Study.  At the conclusion of the public hearing the Planning Commission forwarded the 
following recommendation to the City Council.  
 ACTION: MS. PETERSON MOVED, MS. SCHLECHT SECONDED A MOTION TO RECOMMEND THE 

CITY COUNCIL APPROVE THE 2014 COMPREHENSIVE PLAN DOCKET AS PRESENTED. 

 
PUBLIC PARTICIPATION PLAN – Public Meeting 

A draft Public Participation Plan was provided to the Planning Commission in October 2013.  The Planning 
Commission discussed the Public Participation Plan further at the January meeting.  The Planning Commission will 
tentatively make a recommendation to the City Council on the Public Participation Plan at its February meeting. 
 
YEARLY REPORT TO CITY COUNCIL – Public Meeting 

The Planning Commission discussed and reviewed their yearly report to the City Council. The yearly report is a 
summary of Planning Commission’s accomplishments in 2013 and proposed work program for 2014. Ms. Schlecht 
volunteered to prepare general recommendations and provide them to staff before the February 25, 2014 meeting. 
 

FEBRUARY 
February 25, 2014 
ELECTRONIC MESSAGE CENTERS CODE UPDATE – Public Hearing 

The Planning Commission considered additional information provided by the International Sign Association on 
electronic message centers. At the conclusion of the public hearing the Planning Commission forwarded the following 
recommendations to the City Council.  
DURATION 
 
ACTION:  MS. JENSEN MOVED, MR. PETERSON SECONDED A MOTION TO LEAVE THE DRAFT CODE 

LANGUAGE AS IS - “MESSAGES, TEXT, GRAPHICS, IMAGES, AND VIDEOS, MUST REMAIN 
ON-SCREEN FOR A MINIMUM OF TWO SECONDS.” 

  
VOTE:  4 IN FAVOR AND 1 OPPOSED (WASINGER) 

 
ANIMATION 
 
ACTION:  MS. PETERSON MOVED, JENSEN SECONDED A MOTION TO  
 LEAVE THE DRAFT CODE LANGUAGE AS IS - “ANIMATION AND VIDEO CANNOT PORTRAY 

ACTION OR MOVEMENT AT SPEEDS FASTER THAN WHAT OCCURS IN REAL LIFE.” 
 
VOTE:  4 IN FAVOR AND 1 OPPOSED (FREEMAN) 
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TRANSITION TIME 
 
ACTION:   MR. FIKSE MOVED, MR. WASINGER SECONDED  
 DIRECT STAFF TO REVISE THE LANGUAGE IN SECTION 19.36.030 (5)(G)(VIII) TO DELETE 

“WHEN THE SIGN IS TRANSITIONING BETWEEN COLORS, GRAPHICS, IMAGES OR TEXT 
THE TRANSITION TIME MUST OCCUR WITHIN ONE SECOND AND NO LESS THAN .5 
SECONDS.” 

 
VOTE: 4 IN FAVOR 1 OPPOSED (PETERSON) 

 
SCROLLING OR MOVING TEXT 
 
ACTION:   MS. JENSEN MOVED, MR. FREEMAN SECONDED A MOTION TO: 
 LEAVE THE DRAFT CODE LANGUAGE AS IS - “SCROLLING OR MOVING TEXT IS 

PROHIBITED.” 
 
VOTE: UNANIMOUS 

 
BRIGHTNESS 
 
ACTION:   FIKSE MOVED, JENSEN SECONDED A MOTION TO: 
 DIRECT STAFF TO REVISE THE LANGUAGE IN SECTION 19.36.030 (5)(G)(XII) SO THAT THE 

SECOND SENTENCE READS “DIGITAL SIGNS SHALL COME EQUIPPED WITH PHOTO CELL 
AUTOMATIC DIMMING TECHNOLOGY.” 

 
VOTE: UNANIMOUS 

 
ACTION:  PETERSON MOVED FREEMAN SECONDED A MOTION TO: 
 DIRECT STAFF TO REVISE THE BRIGHTNESS STANDARDS TO 90% BRIGHTNESS IN NITS 

DURING THE DAYTIME AND NO GREATER THAN 7% BRIGHTNESS IN NITS AT NIGHT WITH 
A MAXIMUM CAP OF 1000 NITS AT NIGHT. 

 
VOTE: UNANIMOUS 

 
 
PUBLIC PARTICIPATION PLAN – Public Hearing 

A draft of the Public Participation Plan was provided to the Planning Commission for review in January 2014.  The 
Planning Commission will discuss Public Participation Plan further at the February meeting.  The Planning 
Commission is expected to make a recommendation to the City Council on the adoption of the Public Participation 
Plan. 
ACTION: MS. PETERSON MOVED, MR. WASINGER SECONDED A MOTION TO FORWARD THE 

PUBLIC PARTICIPATION PLAN TO THE CITY COUNCIL WITH A RECOMMENDATION FOR 
APPROVAL.  MOTION CARRIED. 

 
ANNUAL REPORT TO CITY COUNCIL – Public Meeting 

The Planning Commission will discuss the general recommendations portion of their annual report to the City Council. 
The report is a summary of Planning Commission’s accomplishments in 2013 and proposed work program for 2014. 
At the conclusion of the meeting the Planning Commission forwarded the report to the City Council. 

 
MARCH 

March 25, 2014 

Meeting Cancelled 
APRIL 

April 22, 2014 
2014 COMPREHENSIVE PLAN AMENDMENT – SCENIC VIEWS – Public Meeting 

Staff will resurrect the discussion related to Scenic Views within Oak Harbor.  The last discussion related to this topic 
identified the scenic views that may warrant preservation.  Staff provided a refresher presentation to the Planning 
Commission. NO ACTION 
 
MARITIME USES – Public Meeting 

The City’s Comprehensive Plan was amended in 2012 to include Maritime Uses as a land use category.  The lands 
adjacent to the Marina are now designated as Maritime.  Staff provided an overview of the land use designation and 
discuss a framework for creating zoning regulations for this land use category. NO ACTION 
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MEDICAL MARIJUANA – Public Meeting 

A moratorium is presently in place prohibiting the establishment of medical marijuana collective gardens and 
marijuana dispensaries in Oak Harbor.  Staff presented preliminary research to the Planning Commission that will 
begin the process of determining what permanent regulations should govern these uses. NO ACTION 
 

MAY 
MAY 27, 2014 
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 conducted a public hearing made the following recommendation to City 
Council. 
ACTION: MR. FREEMAN MOVED, MR. WASINGER SECONDED A MOTION TO RECOMMEND THAT 

THE CITY COUNCIL APPROVE THE PRELIMINARY PLAT AND CRITICAL AREAS PERMIT 
FOR BECKETT LANDING SUBJECT TO THE CONDITIONS OF APPROVAL IN ATTACHMENT 
B AS WRITTEN, MOTION CARRIED BY A VOTE OF 3 IN FAVOR (FAKKEMA, WASINGER AND 
FREEMAN) AND 2 OPPOSED (JENSEN AND PETERSON).  

 
ACTION: MR. FREEMAN MOVED, MR. WASINGER SECONDED A MOTION TO ADOPT THE PLANNING 

COMMISSION’S FINDING OF FACT, CONCLUSIONS OF LAW RECORD OF DECISION IN 
ATTACHMENT H.  MOTION CARRIED BY A VOTE OF 4 IN FAVOR AND 1 OPPOSED 
(JENSEN). 

  
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 presented 
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 was invited especially from water system customers. None were forthcoming. 
ACTION: MS. JENSEN MOVED, MS. PETERSON SECONDED A MOTION TO FORWARD A 

RECOMMENDATION FOR APPROVAL OF THE DRAFT WATER PLAN AND THE WATER USE 
EFFICIENCY GOALS.  MOTION CARRIED. 

 
2014 COMPREHENSIVE PLAN AMENDMENT – SCENIC VIEWS – Public Meeting 

Staff planned to continue the discussion related to Scenic Views within Oak Harbor.  Staff planned to present various 
goals and policies currently within the Comprehensive Plan that either support or conflict with ideas surrounding the 
preservation of scenic views. 
Mr. Kamak asked the Commission to continue this item to the next Planning Commission meeting.  Planning 
Commission agreed. NO ACTION 

 
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.  Mr. Powers reported that there was nothing new to report since last 
month. NO ACTION 

 
JUNE  

 
June 4, 2014 
PLANNING COMMISSION ATTENDED TRAINING: 

Public Officials Training – Land Use 
Trainer: Michael C. Walter, Regional Defense Attorney of Keating Bucklin & McCormack, Inc. P.S. 
Description: The presentation will focus on key rules, regulation and decision conderning: 

 Land Use Regulations for Decision Making 

Administrative, Legislative and Quasi-judicial actions 
Arbitrary & Capricious Decision Making 

 Land use Rules of Engagement for Public Officials 

 Appearance of Fairness 
 High Risk Words and the Consequences 
 Emails & Other Forms of Communication 
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 Land Use Recommendations for Risk Management of: 
 Permit Applications & Processing 
 Zoning & Regulations 
 Takings and Exactions 
 Vesting Rights 
 Annexations 
 Moratoria 
 
June 24, 2014 
COMPREHENSIVE PLAN LAND USE MAP AMENDMENT – Public Meeting 

Staff introduced the topic and provided background information on the Comprehensive Plan Land Use Map 
amendment proposed for 1000 City Beach Street.  The property is owned by the City and is currently designated as 
High Density Residential.  The proposal is to change the land use designation to Public Facilities.  NO ACTION 
 
2014 COMPREHENSIVE PLAN AMENDMENT – SCENIC VIEWS – Public Meeting 

Staff presented various goals and policies currently within the Comprehensive Plan that either support or conflict with 
ideas surrounding the preservation of scenic views.  NO ACTION 
 

JULY 
July 22, 2014 
2014 COMPREHENSIVE PLAN AMENDMENT - LAND USE MAP AMENDMENT – Public Hearing 

The Planning Commission conducted a public hearing on a proposed land use amendment for 1000 SE City Beach 
Street.  The property is owned by the City and is currently designated as High Density Residential.  The proposal is to 
change the land use designation to Public Facilities.  The Planning Commission made the following recommendation 
to the City Council:   
ACTION: MR. FREEMAN MOVED, MS. PETERSON SECONDED, MOTION CARRIED TO RECOMMEND 

THAT CITY COUNCIL APPROVE THE AMEMDMENT TO THE FUTURE LAND USE MAP 
CHANGING THE DESIGNATION OF 1000 SE CITY BEACH STREET FROM HIGH DENSITY 
RESIDENTIAL TO PUBLIC FACILITIES. 

 
2014 COMPREHENSIVE PLAN AMENDMENT – AMENDMENT/CORRECTIONS TO THE URBAN GROWTH 
AREAS (UGA) – Public Meeting 

The Planning Commission was introduced to the amendments proposed to correct the City’s UGA boundaries to 
reflect the County’s decision on the 2005 amendments.  This is a correction to the City’s Future Land Use Map which 
will remove areas that were added in 2005.  Additions to the UGA are not proposed at this time.  The City plans to 
conduct a formal Public Hearing with the Planning Commission on this amendment in the next two months and make 
a recommendation to the City Council.  The City Council will consider this amendment along with other 2014 
Comprehensive Plan Amendments at the end of this year. NO ACTION 
 

AUGUST 
August 26, 2014  
2014 COMPREHENSIVE PLAN AMENDMENT –  AMENDMENT/CORRECTION TO THE URBAN GROWTH 
AREAS (UGA) – Public Hearing 
The Planning Commission conducted a public hearing on amendments proposed to correct the City’s UGA 
boundaries to reflect the County’s decision on the 2005 amendments.  This is a correction to the City’s Future Land 
Use Map which will remove areas that were added in 2005.  Additions to the UGA are not proposed at this time.  The 
Planning Commission was introduced to the topic at the July 22, 2014 meeting.  The Planning Commission made the 
following recommendation to the City Council: 
ACTION: MS. PETERSON MOVED, MR. WASINGER SECONDED, MOTION CARRIED TO RECOMMEND 

THAT CITY COUNCIL APPROVE THE AMEMDMENTS TO THE FUTURE LAND USE MAP TO 
BE CONSISTENT WITH THE COUNTY’S DECISION ON THE 2005 UGA AMENDMENTS. 

  
 
2014 COMPREHANSIVE PLAN AMENDMENT – SCENIC VIEWS – Public Hearing 
The Planning Commission conducted a public hearing to amend the Comprehensive Plan and add scenic views 
identified in a study that was initiated in 2012.  The Study went through a public participation process and a criteria 
based review of several views from and within the City.  The Planning Commission has identified 4 viewsheds 
(Northbound SR 20 – Scenic Heights to Erie, Waterfront Trail, Regatta Drive– SE 8th to Pioneer Way, Southbound SR 
20 and NE 16th Ave) to be considered for protection. The Planning Commission made the following recommendation 
to the City Council: 
ACTION: MR. FREEMAN MOVED, MS. SCHLECHT SECONDED, MOTION CARRIED TO RECOMMEND 

THAT CITY COUNCIL APPROVE AMENDING COMPREHENSIVE PLAN GOAL 5 OF THE 
URBAN DESIGN ELEMENT WITH LANGUAGE AS PROPOSED IN EXIBIT A OF THE STAFF 
REPORT. 
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SEPTEMBER 

September 23, 2014 
PERMIT EXTENSION FOR ADULT DAY CARE CONDITIONAL USE PERMIT – Public 
Hearing 

The Planning Commission held a public hearing to consider extending for two years a previously approved 
conditional use permit held by the Oak Harbor Senior Center to operate various programs out of a modular building at 
917 E. Whidbey Avenue (Island County Parcel Number S7600-00-02604-0). This is a final decision of the Planning 
Commission. 
 
ACTION: MR FREEMAN MOVED, MR.PICCONE SECONDED, MOTION CARRIED TO ADOPT THE 

FINDINGS, CONCLUSIONS AND RECORD OF DECISION AND APPROVE THE TWO-YEAR 
EXTENSION FOR THE USE OF AN EXISTING MODULAR STRUCTURE IN THE PUBLIC 
FACILITIES ZONING DISTRICT. 

 
2015 – 2020 CAPITIAL IMPROVEMENT PLAN – Public Meeting 

Staff introduced the 2015 – 2020 Capital Improvement Plan to the Planning Commission. The Capital Improvement 
Plan identifies necessary capital projects to serve the community such as streets, waterlines and sewer lines. NO 
ACTION 
 

OCTOBER 
October 28, 2014 
PREMEETING TRAINING 

Open Public Meetings Act Training (RCW 42.30) 
 
SIX-YEAR TRANSPORTATION IMPROVEMENT PROGRAM (TIP) – Public Hearing 

 The Planning Commission conducted a public hearing to consider the updates to the Six-Year Transportation 
Improvement Program for the years 2015-2020. The Planning Commission made the following recommendation to 
the City Council: 
ACTION: MS. PETERSON MOVED, MR. FREEMAN SECONDED, MOTION CARRIED TO RECOMMEND 

THAT THE CITY COUNCIL ADOPT THE 2015-2020 SIX-YEAR TRANSPORTATION 
IMPROVEMENT PROGRAM. 

 
2014 COMPREHENSIVE PLAN AMENDMENT: 2015 – 2020 CAPITIAL IMPROVEMENT PLAN – Public Hearing 

 The Planning Commission conducted a public hearing on the 2015-2020 Capital Improvement Plan.  The Capital 
Improvement Plan identifies necessary capital projects to serve the community such as streets, waterlines and sewer 
lines.  The Planning Commission made the following recommendation to the City Council: The Planning Commission 
also forward their recommendations on all of the 2014 amendments to the City Council.  
 ACTION: MS. SCHLECHT MOVED, MS. PETERSON SECONDED, MOTION CARRIED TO RECOMMEND 

THAT THE CITY COUNCIL ADOPT THE 2014 COMPREHENSIVE PLAN AMENDMENTS THAT 
INCLUDE UPDATES TO THE CAPITAL IMPROVEMENTS PLAN (CIP), AMENDMENTS TO THE 
FUTURE LAND USE MAP TO CORRECT THE UGA BOUNDARIES AND CHANGE THE 
DESIGNATION OF 1000 SE CITY BEACH STREET FROM HIGH DENSITY RESIDENTIAL TO 
PUBLIC FACILITIES, AND AMENDING GOAL 5 OF THE URBAN DESIGN ELEMENT TO ADD 
SCENIC CORRIDORS IDENTIFIED THROUGH A SCENIC VIEW STUDY. 

 
 

DRAFT COUNTYWIDE PLANNING POLICIES – Public Meeting 

Staff introduced the draft CWPP to the Planning Commission. The Countywide Planning Policies (CWPP) are policy 
statements adopted by Island County and the jurisdictions within intended to establish a countywide framework from 
which county and city comprehensive plans are developed.  Adoption of the CWPP is required by the Growth 
Management Act and they are being revised as part of the 2016 update to the Comprehensive Plan.  NO ACTION 
 

NOVEMBER 
November 25, 2014 
DRAFT COUNTYWIDE PLANNING POLICIES – Public Meeting 

The Countywide Planning Policies (CWPP) are policy statements adopted by Island County and the jurisdictions 
within intended to establish a countywide framework from which county and city comprehensive plans are developed.  
Adoption of the CWPP is required by the Growth Management Act and they are being revised as part of the 2016 
update to the Comprehensive Plan.  Staff briefed the Planning Commission on the current status of this project. NO 
ACTION   

 
2015 COMPREHENSIVE PLAN AMENDMENT – Public Meeting 

The process for the annual amendments for the 2015 Comprehensive Plan Amendment cycle was initiated in 
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October with a notice to the newspaper.  Applications for sponsored amendments are due on December 1, 2015.  A 
major portion of 2015 will be dedicated to updating the Comprehensive Plan for the 2016 major update.  Staff initiated 
a discussion with the Planning Commission on potential amendments for the 2015 Comprehensive Plan amendment 
cycle. NO ACTION 
 

DECEMBER 
December 9, 2014 
DRAFT COUNTYWIDE PLANNING POLICIES – Public Meeting 
Staff discussed the current status of the project with the Planning Commission.  NO ACTION 
 
2015 COMPREHENSIVE PLAN AMENDMENT – Public Meeting 

Staff discussed the potential amendments for the 2015 Comprehensive Plan amendment cycle with the Planning 
Commission. NO ACTION 
 
MARITIME USES – Public Meeting 

The City’s Comprehensive Plan was amended in 2012 to include Maritime Uses as a land use category.  The lands 
adjacent to the Marina are now designated as Maritime.  Staff discussed a framework for creating zoning regulations 
for this land use category with the Planning Commission. NO ACTION 
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DECEMBER 

December 9, 2014 

 
DRAFT COUNTYWIDE PLANNING POLICIES – Public Meeting 

The Countywide Planning Policies (CWPP) are policy statements adopted by Island County and the jurisdictions 
within intended to establish a countywide framework from which county and city comprehensive plans are developed.  
Adoption of the CWPP is required by the Growth Management Act and they are being revised as part of the 2016 
update to the Comprehensive Plan.  Staff continued the discussion with the Planning Commission on the current 
status of this project. No Action 
 
2015 COMPREHENSIVE PLAN AMENDMENT – Public Meeting 

The process for the annual amendments for the 2015 Comprehensive Plan Amendment cycle was initiated in 
October with a notice to the newspaper.  Applications for sponsored amendments are due on December 1, 2015.  A 
major portion of 2015 will be dedicated to updating the Comprehensive Plan for the 2016 major update.  Staff  
continued the discussion with the Planning Commission on potential amendments for the 2015 Comprehensive Plan 
amendment cycle.  No Action 
 
MARITIME USES – Public Meeting 

The City’s Comprehensive Plan was amended in 2012 to include Maritime Uses as a land use category.  The lands 
adjacent to the Marina are now designated as Maritime.  Staff discussed a framework for creating zoning regulations 
for this land use category with the Planning Commission. No Action 
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