
Our mission is to maintain and improve the quality of life reflecting community expectations
through a focus on public participation and employees- mayor-council teamwork. 

The City of Anacortes encourages people with disabilities to participate in public meetings.  
For assistance with special needs, please contact Cherri Kahns at 360-299-1950 at least 48 hours prior to this meeting. 

Anacortes City Council

STUDY SESSION

April 11, 2016

6:00 P.M. 

Municipal Building Council Chambers
6th Street and “Q” Avenue

PRELIMINARY AGENDA

1.  Roll Call

2.  AutoMagic Award Presentation

3.  Medical Marijuana Stakeholder Meeting Agenda Discussion

4.  2016 Comprehensive Plan Update Discussion - Transportation (Continued) 

5.  KT Analysis Update

6.  2016 Comprehensive Plan Update Discussion - Economic Development

7.  Adjournment
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Planning Commission Agenda Bill

Meeting Date: 4/11/2016 Agenda Item: 3

Subject: Medical Marijuana Stakeholder Meeting Agenda Discussion

Staff Contact: Darcy Swetnam

Summary Statement: Senate Bill 5052 and House Bill 2136 have changed state rules
for medical and retail marijuana businesses and patients and the City needs to update
its code to reflect new legislation.  In February, the City adopted a work plan that
provides for a meeting in the month of April to discuss medical marijuana policy
questions with various stakeholders.  Staff would like council’s feedback on the scope of
policy questions to discuss with stakeholders.     

Recommended Motion: N/A.     

Background: 

On December 7, 2015, the City Council passed an ordinance which eliminated collective
gardens from the Anacortes Municipal Code and passed a moratorium on new medical
marijuana cooperatives.  Following the moratorium, the work plan adopted on February
1, 2016 includes a scheduled meeting with stakeholders in the month of April.  Staff
intends to include the Liquor and Cannabis Board, the Department of Health, marijuana
retailers, patients, and Island Hospital in this meeting.  Staff have identified three main
policy questions based on previous discussions and would like council to provide
feedback on these policy questions and whether any additional issues should be
discussed.     

Budget Impact
Amount Budgeted N/A

Budget Account ( BARS)  
Proposed Expenditure
Budget Amendment Required
Revenue Source

Approved for Submittal to Commission by
x Laurie Gere, Mayor
x Don Measamer, Planning Director
x Darcy Swetnam

Action Type
Ordinance
Resolution
Contract
Public Hearing
Staff Report



Previous Council/ Committee Action: The City Council passed an ordinance on
December 7, 2016 eliminating collective gardens from the Anacortes Municipal Code
and passing a moratorium on medical marijuana cooperatives.   On February 1, 2016, 
Council adopted a work plan to explore and develop new medical marijuana policies and
code.   

Alternative Actions: N/A

Attachments: Click here to enter text. 

PowerPoint Presentation

































City Council Agenda Bill

Meeting Date: 4/11/2016 Agenda Item: Kepner Tregoe ( KT) Retail

Analysis

Subject: KT Retail Analysis Presentation

Staff Contact: Don Measamer, Director, PCED

Approved for Submittal to Council by Action Type

Laurie Gere, Mayor Ordinance No. 

Steve Hoglund, Finance Director Code Revision? 

Darcy Swetnam, City Attorney Resolution No. 

x Don Measamer, Director, PCED Contract

Public Hearing

x Staff Report

Summary Statement: The City Council Planning Committee, Brad Adams, John

Archibald, and Ryan Walters, with Kirk Kennedy as a volunteer, engaged in the KT

Analysis recommended by Hart Hodges and James McCafferty, WWU Center for

Economic and Business Research, to research and discuss possible retail options in the

City of Anacortes. Recommendations include retention and encouraging Small Specialty

Retailers, explore a possible Mercantile, and explore an appropriate Complimentary

Brand Retailer. The report includes items that could be included as polices in the Draft

Economic Development Element of the Comprehensive Plan. Current draft polices ED

2.1 through 2.9 address retail. Please see the recommendations and conclusions in the

attached report. 

Background: The KT Analysis was recommended by Hart Hodges and James

McCafferty, WWU, as a decision making process to look at possible retail alternatives in

the City of Anacortes. 

Revenue Source

Previous Council/ Committee Action: NA

Competing Viewpoints Con sidered: Many

Recommended Motion: NA

Alternative Actions: NA

Proposed Contract

Contractor

Amount

Start Date

End Date



Attachments (listed in order presented): Retail KT Analysis Report



ANACORTES
Comprehensive Plan 2016

Anacortes

Retail KT Analysis

Report

April 6, 2016
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Overvi ew

0 The City Council asked Hart Hodges, PhD and James Mccafferty, of Western

Washington University's (WWU) Center for Economic and Business Rese arc h (CEB R), 

to help improve discussion about the status of, and possibly new, retail options in

the City. 

The CEBR issued the City of Anacortes Retail Discussion Reoort on September 22, 

2015, and among other observa tions and recommendations, proposed a Kepner

Tregoe {KT} Analysis be performed - a decision making process with a structured

methodology for gathering informatio n, prioritizing and evaluating alternatives. 

Kepner Tregoe decision making is a stmctured methodology for gathering information, prioritizing and

evaluating it; developed by Charles H. Kepner and Benjamin B. Tregoe in the 1960s. 

The Kepner- Tregoc approach is based on the premise that the end goal of any decision is to make the

best possible" choice. 11i. e goal is not to make the perfect choice, or the choice that has no defects, so

decision makers must accept some risk. An inlportant feature of the Kepner- Tregoe Matrix is to help

evaluate and mitigate the risks of your decision. 

111e Kepner- Tregoe Matti..'\'. approach guides you through the process of setting objectives, exploring and

prioritizing alternatives, identifying strengths and weaknesses of the top alternatives, and of choosing the

final " best" alternative( s). It then prompts you to generate ways to control the problems that may develop

because of your decision. 

Our study began with defining the issues, and what is known in a Situation Appraisal and Problem

Statement. In an effort to addre ss what appears to be divergent opinions in the community regarding the

type of retail development suitable for Anaco1tes, some residents desire a mid- scale retailer while others

prefer more local retai lers, a determination of preferred retail types is central to the analysis. A

combi11atio11 of fou rteen different retail types and locations were evaluated using criteria established by the

City Council. 

The analysis produced a combination of thr.ee retail types and three locations for retail alternatives to satisfy

the Problem Statement: How do we broaden the retail merchandise offerings while limiting negative

impacts, which may result? While these retail altemativcs ranked highest in desirability, their ranking does

not necessarily suggest a successful implementation. A Potential Problem Analysis was performed to

identify possible risks and suggested risk mitigation strategics. 

Tbe following report outlines the background information developed during the KT Analysis and decision-

making process, recommends retail development strategies and Comprehensive Plan Policies. 
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Situation Appraisal

We believe that majorities of An acortes re sidents: 

1. Want a frie ndly, beautiful, sustainable and safe community. 

2. Want more in-person opportunities to purchase several classes of househ old and nondurable consumer

goods in sufficient va1iety and price points, e.g., clothing, sh oes, housewares, electronics, etc. 

3. Want to purchase more goods locally. 

4. Want cheaper groceries. 

5. Want increased temporal availability of retail options ( e.g., open Sundays, evenings). 

6. Want to preserve existing small town character of Anacortes and are wa1y of very la rge buildings

associated with big box retail. 

7. Want to preserve locally owned independent retail shops. 

8 . \ Vant ease of access to a variety of goods at a single location. 

9. Want to maintain industrial zoning. 

10. \\/ ant to preseive existing downtown core and not significantly expand commercial areas. 

11. Lack awareness o f all the retail options that are already in town. 

12. D esire increased opp ortunities for community shopping experiences with interaction w / community. 

Information regarding retail in Anacortes: 

1. An acortes captures sp ending from outside our market area, generating an overall smplus of taxable

retail sales.
1

2. Anacortes residents spend outsi de tli.e local market in a nwnber of goods categories. ii

3. Retail demand could support 154,000 sq. ft. of additional retail development in Anacortes. iii

4. Fred Meyer has expressed interest to locate a store in Anacortes, wi th a preference for a location near

the city' s core. 1v

5. Anacortes' per capita taxable sales for in ternet sales arc 26% greater than the \\/ A State average. v

6. At th e City' s request ( as well as otli.ers), Buxton Co. performed a market segmenta tion analysis in 2011, 

that suggested Anacortes ha s a dis p.roportionately large share of hou seh olds 50 yea ts old and older, and

are more affluent than national averages.( see page 15 inAppendix for more details)'·; 

i Prooerty Counselors Anacortes Comorehensive Update Economic Cond itions Report. J3

ii Property Counselors. Anacortes Comprehensive Plan Update Economic Conditions Report. J4

iii Property Counselors Anacortes Comprehensive Pion Update Economic Conditions Report. J8-J 9

ivCity of Anacortes. Meeting Notes July 22. 20 l 4 meeting wI Mike Shunk - OFC/ Fred Meyer Real Estate Director

v WA Dept o f Revenue. Anacortes vs. Washington per capjta taxable retail sales

vi Summarv Buxton Anacortes Analysis. page l
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Problem Statement

How do we broaden the retail merchandise offe rings while limiting negative impacts. which

may result? 

Decision Analysis

Alternatives

Retail Types considered in analysis: 

1. Vatiety of small specialty stores- Bellingham' s Fairhaven District was suggested as a modeL it's a

vibrant multi- use district with a residential element This Alternative considered up to an

additional twenty specialty stores ( 10,000 sf in size or smaller). 

2. : Mercantile - Langley' s Star Store is the model envisioned for Anacortes wh en this retail type was

scored against the Objectives. It is a s tore offering a market and deli, clothing, shoes, accessories, 

household items, personal item s, etc. A merca ntile store could be up to 25,000 sf in size. 

3. Complementaiy Brand Retail Store - This re tail type is a single store whose bra nd might be

considered complementary to other .Anacot: tes businesses. The store would be u p to 50,000 sf in

size, with Trader Joe' s, Pottery Bam, Kohl' sand Dress for Less as examples of the brands in this

retail typ e. 

4. Mid- size Retailer - This retail type was envisioned to be a single brand retailer offering clothing, 

shoes, household goods, groce11es, etc. in a building approximately 100, 000 sf in size. An example

of a brand included in this retail type is Fred Meyer. 

5. Large- scale Retailer - This retail type was envisioned to be a single brand retailer offering clothing, 

shoes, household good s, groceries, etc. in a building approximately 150, 000 sf in size. An example

of a brand includ ed in this retail type is Wal. mart. 

Objectives

Objectives are the desired outcomes from implementing a retail alternative and arc the criteria by which

retail altern atives are evaluated and compared to each oth er. City Council defined three objectives for

future retail development

1) Improve ease of access for shopping

a) Ease of access is to include, but not limited to; proximity o f store for t:cduced time and expen se

needed to shop, hours and da ys of operation to accommodate resident' s needs, provide breadth of

product offerings for variety and various price points, etc. 

2) Provide additional gath ering and meeting spaces. 

a) Shopping is a social experience where friends and neighbors enjoy meeting and greeting each

other. 

3) Increase o r maintain shopper den sity with in currently zoned comm ercial use areas. 

a) Reduce sprawl and augment existin g retail operations. 
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Objective Prioritization

Table 1 swnmarizes Co1mcil Member' s p1iority ratings of the Objectives, calculations of the scor es ( mean, 

max, min & ran ge) and indicates the number of council members scoring the Objective as their most

important and least important deci sion criteria. 

Most Least

Revised Oblectlve Scoring Johnson Walters Pickett Lavelett Adams Archibald Miller Mean Max Min Range Important Important

1) Improve ease of access for shopping 4S 35 20 20 60 15 5 28.6 60 s SS 2 3

2) Provide additlonal gathering and meeting

places. 20 25 60 20 20 3S 65 35.0 65 20 45

3} Increase ormaintain shopperdensity

within curre ntlv zoned co mme rcia l use areas . 35 40 20 60 20 so 30 36.4 60 20 40

Total 100 100 100 100 100 100 100 100.0 7

Table 1: Objective Prioriti: zation Matrix

At 36.4, the highest priority Objective is; Itm- ease or mai11tati1s shopper dmsi! J11vithiJJ CNl7' Cllf/ y zoned COtlltllercial use

areas. The next highest score; Provide additional gathering and meeting spaceJ~ at 35.0, is virtually tied with the

highe st scoring objective. Lowest of the three objectives was; Improve ease of access far shopping, at 28.6, is

about 21 % lower than the first two. 

It is impo1tant to note the divergent opinions o f council members regarding the most important Objectives

versus least important Each Objective received a highest score and lowest score from at least two council

members ( highlighted by the color- coding), indicating co1mcil members seek different objectives regarding

retail development

Scoring of Retai l Alternatives

Each retail alternative was evaluated against the three objectives to generate scores indicating how well the

objective is satis fied by the retail alternative and is summarized in Table 2. D etails of Table 2 and scoring

considerations of council members iire found in tables 6-9, in the app endix. 

Retail Alternative Scoring Matrix

Retai I IType Loca tion

Alternatives Obiectives

Reta il 1) Improve ease 2} Provide additional 3} Increase or maintain shopper

Type Location of access for gathering and density within currently zoned

shopping meeting spaces. commercial use are as. -

CBD 9 9.7 10
0 ... .?: "" ~~ ~ ~ 

So. Commercl a IAve. 7.2 7.7 8 '
t: E : rl . S
O Ill a. tn

MJB North/ CMl 8.1 8.7 9 > ~ 

CBD 6 9.7 JO

So. Commercl a IAve. 4 .8 7.7 8

MJB North/ CMl 5.4 8.7 92

c t So. Commercial Ave. 7 6 10

c = c .... 

8 E ~ & MJB North/ CM l 6.3 5.4 9

MJB North/CMl 7 .8 4 .5 9

MJ B lndus trl a l/R Av e . .. "' 3.5 2 4 :
i = -

c . w SR 20 0.9 0.5 1 ~
a:: 

Tribal lands 0.9 0.5 I

t) 4l ~ 
SR 20 0.9 0 .1 I

e> ta ·~ 
0 -

Tribal la nds 0.9 0.1 I -l Cf.) ~ 

Rate each a lternative ( l=lowes t, lO: highest) for how well It ach ieves objectiv e. 

Table 2: Retail Allemauvc Scoring Matrix
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Alt ernative Weig h ted Score

To produce a weighted score for each retail type and location combination, retail altemative scores ( fable

2) are multiplied by the Objectivc' s mean priority scores ( fable 1). The re su lting Weighted Scores ( Tab le 3) 

provid es a quantitative method which to rank order retail alternatives based on how well each satisfies

Objectives established for retail development. Table 3 lists retail alternativ es by their \\.' eigh ted Score Total, 

from high est to lowest. The retail types and location combinations scoring 697or higher, receiv ed further

evaluation. 

4) Increase or maintain

3) Provide sh opper

1) Improve ease additional densitywithin currently

of access for gathering and zoned commercial use Weighted

Retaillllype Location shopping meetingspaces. areas. Score Total

Vari ety of small, speci alty store s CBD 257 338 364 960

Mercantile CBD 171 338 364 874

Varietyof small, specialtystores MJB No rth/ CMl 231 305 328 864

Mercantile MJBNorth/CMl 154 305 328 787

Complementarv Brand Retailer So. Commercial Ave. 200 210 364 774

V arie ty of small, speci alty stores So. Commercial Ave . 206 271 291 768

Mid-scale Retailer MJB North/CMl 223 158 328 708

Mercantile So. Commercial Ave . 137 271 291 699

Compl ement ary Br and Retailer MJ B North/ CM1 180 189 328 697

Mi d-scale Retai ler MJ B lnd ustrial/ R Ave . 99 70 146 315

Mid- scale Re t ai ler SR 20 25 18 36 79

Mid-sca le Retailer Tribal lands 25 18 36 79

Large Scale Retailer SR20 26 4 36 66

Large Scale Retailer Tribal lands 26 4 36 66

Table 3: Weighted Scores ofA lte rnatives

Potential Problem Analysis

A cut-off point of 69 7 points results in approxima tely the top 1 /3 of Alternative scores, which includes 9

of the 14 al ternatives and five of the sLx retail types considered - omitting only the large- scale retail from

the analysis . The remaining five ( 5) Alternatives arc in the bottom 1 /3 of scoring . 

The nine top scoring ret ail alternatives have been evaluated in an Adversity Matti'<. The purpose of the

Adversity Matiix is to identify potential problems and negative consequences associated with

implementation of a retail alternative, quantify its likelihood of occuncnce and severity, and then propose

actions to m inimize risk. 

Adversity Mat rix E lement s: 

1. Increased vehicle traffic congestion and pa rking needs

2. Produces noticeable environmental impacts

3. Difficult to succ es sfully implement

4. Inconsistent with design stand ards of community

5. Increased public safety costs & risks

6. Adverse effects on existing retail a reas
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The KT Analysis, to thi s point, ha s prioritized retail alternatives based upon the alternative' s ability to

satisfy stated objectives. The Adversity Matrix identifies potential risks resulting from itnplementation of a

retail alternative, from which mitigation strategies can be d eveloped . 

Adver sity Mattix Composite Scores ( Iable 4) are the product of multiplying, 1) W<:elihood of occurrence

with 2) its severity. Details of the Adversity Ma tri.x scorin g and associated Planning Cornm. it:te e discu ssion

can be found in the Appendi. x, p ages 20 - 23. 

Scores greater than 25 are highlighted in Table 4 for development of ris k mitigation strategies associated

with the implementation o f the retail alternatives. ( Composite Scores grea ter than 25 indicates likelihood of

occurrence and severity both received evaluation scores greater than five, the mid- point of th e 1 - 10 scale

used in the analysis and are highlighted in red). 

Composite Score

Variety of Small Variety of Smal I Variety of Small

Store Type Specialty Stores Specialty Stores Specialty Stores

Location CBD MJB North/ CM1 So. Commercial

Weighted Alternative Score 960 864 768

Potential Problems & Negative Consequences

1 Increas ed vehicle traffic congestion and parking needs 81 15 42

2 Produ ces noticeable environmental impa ct s 1 36 16

3 Difficu lt to successfully implement 72 72 72

4 Inco nsistent with design standards of community 1 1 1

5 Increa sed public safety costs & risks 11.84 11.84 13.44

6 Adverse effects on existing retail areas. 0 25 0

Rat ing 166. 84 160.84 144. 44

Composite Score

Store Type Mercantile Mercantile Mercantile

Location CBD MJB North/ CM1 So. Commercial

Weighted Alternative Score 874 787 699

Potential Problems & Negative Consequences

1 In creased vehicle t raffi c congesti on an d parking needs 81 15 42

2 Produces noticeable environmental impacts 1 49 30

3 Difficul t to successf ully i mplement 72 72 72

4 Inconsistent with des ign st andards of commu ni ty 1 1 1

5 Increase d public safe ty costs & risks 12 12 18

6 Adverse ef fects on existing retai l areas. 0 10 0

Rating 167 159 163

Composite Score

Complementary Complementary Mid-scale

Store Type Brand Retailer Brand Retailer retailer

Location So. Commercial MJB North/CM1 MJB North/CMl

Weighted Alternative Score 774 697 708

Potential Problems & Negative Consequences

1 Increased vehi cle traffic congestion and parking needs 48 18 15

2 Produces noticea ble environmental impacts 30 49 64

3 Difficultto successful ly implement 48 48 24

4 Incons istent w ith design standards of com munity 25 25 81

5 In creased public safety costs & ri sks 16. 96 15. 9 47 .6

6 Adverse effects on existing retai l areas. 0 16 41. 6

Rat ing 167. 96 171. 9 273. 21

Table 4: Adversiry Matrix Summary
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The weighted score for each retail alternative is combined with its adversity score in Table 5 ( combined

score = weighted score - adversity score), and rank orders the retail alternatives by their combined score. 

Most Adversity Scor es are comparable, except mid- scale re tail, which is significantly higher than the otl1ers

are. 

Table 4 pl"Ouides details. for 1JJ~Y mid~sca/ e re.tail at the MJB Nottb/ Cl\l.U /ocatio111ueived a higberAdversi! JMallix sco1~, / 02veii11g the

Combined Score of this ntail altematiJJ& hcloJ1J all the othen The loJJJer score 1u11/tsj-otJJ risks associated with e111Jiro11t11ental impacts, 

inco11sistmt JVith des{g11 standards ofco1111111111iry, irureascd public sajct)1 costs & 1isks and adverse qffects 011 cxistiJJg retail areas. 

Combined Adversity Matrix Score & Weighted Score

Weighted Adversity Co mbined

Retai IID{p e Location Score Total Score Score

Variety of small, specia lty st ores CBD 960 167 793

Mercantile CBD 874 167 707

Variety of small, specia lty stores MJB North/ CM1 864 161 703

Mercantile MJB North/ CM1 787 159 628

Variety of sma ll, specialty stor es So . Commercial Ave. 768 144 624

Complementary Brand Retailer So . Commercial Ave . 774 168 606

Mercantile So. Commercial Ave. 699 163 536

Complementary Brand Retailer MJB North/ CM1 697 172 525

Mid- sc ale Retailer MJB North/ CM1 708 273 435

Table 5: Com bined Adversity Matrix Score & Weighted Scores

Ranking highest are combinations of retail types; variety of small specialty stores and a mercantile in the

CBD, MJB North/ CM1 and South Commercial Ave. loca tions. 
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Summary

The Anacortes City Council requested an analysis of retail alternatives to recommend a preferred path

forward for future retail developtnent in Anacortes. The City Council' s Planning Committee engaged in an

analysis proposed by Hart Hodges, PhD Director of \Vestern Washington University' s Center for

Economic and Business Research. 

Objectives Defined and Prioritized

The City Council identified and prioritized three objectives future retail development should achieve, which

became the evaluation criteria used to assess retail alternatives. The first two objectives, " Increase or

maintain shopper density within currently zoned commercial use areas" and " Provide additional gathering

and meeting places" ranked highest, essentially tying for most important criteria. The least in1portant

criterion was " Improve ease ofaccess for shopping". 

The difference of opinions among City Cmu1cil members regarding tl1e prioritization of objectives is

considerable. Each objective received scores from different council members for being most important

and least itnportant, which indicates council members seek different objectives from future retail

development. 

Preferred Retail Alternatives

Retail alternatives receiving the highest Combined Scores were two retail types; 1) a variety of small

specialty retailers and 2) a mercantile, within tl1e CBD, : NIJB North/ CM1 or South Commercial Ave. 

locations. These retail types were viewed as better at providing gathering and meeting spaces, which largely

drove tl1eir higher scores versus a complementa1y brand or mid- scale retailer. The complimenta1y brand

retailer did score relatively high though, and could be considered in a recommendation. One retail type

with a significantly lower Combined Score was rnid -scale retail .. 

Mid- scale Retail Not a Preferred Alternative

Mid- scale retail scored within 85% and 90% of the top scoring retail alternative for Objective # 1) Improve

ease of access for shopping and Objective # 3) Increases or nu1intains shopper density ill cmrently zoned

areas, respectively. However, mid-scale retail scored just 47% of tl1e top scoring retail alternative for

Objective# 2, Provide additional meeting and gatl1erit1g places, the most important Objective. Mid-scale

retail also had an Adversity Score worse than all tl1e other retail alternatives. . tvlid- scale retail was viewed to: 

1) Produce noticeable environmental impacts, 2) Be inconsistent with design standards of community, 3) 

Increase public safety costs and risks af1d 4) Be an adverse effect on existing retail areas. 
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Recommendations

The City Council' s Planning Committee, with input from the broader City Council, performed an analysis

to determine how to broaden retail merchandise offerings while limiting negative impacts, which may result. 

The analysis produced a reconuncndation, which builds on our streng ths, has the potential to expand

merchandise offerings, and phases retail development to align with growth projections. The

recommendation also identifies potential risks associated with implementation of retail alternatives and

sttategies for risk mitigation. 

Retail Types

Variety ofSmall Spedalty Retailers

Small specialty retail received the highest score among retail types studied and is consistent with the retail

typ e most prev alent in Anacortes today. It was envisioned an additional 10 to 20 small specialty retailers

would " broaden merchandise offerings" equivalent to a mid-scale retail store ( an element defined in our

Problem Statement), but could also prov ide the high priority gathering and mee ting spaces desired to

prese1ve and enhance the character of shopping downtown. The desire is to create a unique shopping

experience attracting patrons all Anacortes businesses could benefit from. 

While small specialty retailers received the highest score among the retail alterna tive s analyzed, they were

also determined to be among the most difficult to implement. It requires interactions with a large number

of businesses and WWU suggested ... " it could be difficult to find a sufficient number of individuals in a

smaller community who want to accept the risk and put the energy into being the owners of those

businesses". Zoning currently e..xists ( and has fo.t decad es) to allow tl'le retail development suggested from

this analys is. It is tl1erefore important to understand why this development hasn' t occurred before and

what must be done differently to achieve the desired results . 

Mercantile

With scores similar to small specialty retail for the most important " Providing additional gatl1. ering and

meeting places", but slightly lower for " Ease of access for shopping" due to a perceived narrower product

offering, a locally owned and operated Mercantile could be a desirable retail alternative fo r Anacortes. A

mercantile is thought to be consistent with the unique shopping e:Kperience preferred for Anaco11es. 

A mercantile was also determined to be difficult to implement because so few examples of successful

mercantile business models exist. A community outreach should be performed to determine if someone is

willing to start- up and operate a mercantile in Anacortes and significant incentives should be available to

serious interested parties. If the outreach is unsuccessful, no further development of this alternative should

Success ful business be pursued. 

Complementary Brand Retailer

A retail alternative that could poss ibly " broade11 the merchandise offerings" in Anacortes in one store is a

complementa1y brand retailer, which scored relativ ely high in tlle analysis whe n compared to other retail
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alternatives. As defined for this analysis, complementa1y brand retailer is approximately 50,000 sf feet in

size, e.g. Kohls, that fulfills the need for loca l ava ilability of ordinary clothing, shoes, linens, and houseware s . 

An appropriate complementary brand retailer for r\nacortes should be iden ti fied and an effort to recruit

should be undertaken by the Ci ty. \, V\'{ flJ does suggest the city should b e realis tic about what a city with

16,000 residen ts could really attract. 

Locations

Central Business District ( CBD) 

T he CBD is comprised largely of small specialty retail s tores and is ideally suited for the growth

recommended by the an alysis for this retail type . Additionally, a Mercantile could also be appropl" iate for

the CBD as it enhances the unique shopping experience sought for the zone, and its re latively small size ( up

to 25,000 sq. feet) is cons istent with the character of the zon e, although redev elopment may be necessa ry to

achieve an adequate parcel size. 

Several recommendatio ns are made for the CB D to enh ance the experien ce for shoppers, business ow11crs

and proper ty own ers alik e: 

Inccn tivize more residential and hotel development to increase shopper density and activity. 

Develop the Central Business District for walka ble, pedestrian- friendly u ses ( e.g. not auto shops). 

Review su ccessful implementations of mandato1y limits on non-retail u ses in successful

downtowns, e. g., Mercer Island. 

Promote Sunday store hours in the CBD. 

Develop and implement solution to parking needs for shopp er s and residents. 

South Commercial Ave. 

South Commercial Ave. sh ould be developed for larger busin esses, non- retail and those oriented toward

automobile travel, not necessarily pedes trian. If a complementa1y brand retail store is identified for

Anacortes, So uth Commercial Ave. appears to be the preferred location because of its propensity to seive

the auto oriented, convenience shopper. 

Small speci alty retailers and mercantile could locate on South Co mmercial Ave., howev er benefits sought by

experience shopp ers derived from 1:eta.il store s located in close proximity to each other, may not be fully

realized \ Vh en visiting stores on South Commercial Ave. 

MJB North/ CMJ

Small specialty retail and a mercantile, if a merca ntil e is deemed feasible , could locate on MJB North. This

area will likely develop under a new code designation , Marine Mi.xed Use ( l\fMU), which is to include; 

res idential , retail, hotel and commercial co mponents togeth er. This zone should be pedestrian orien ted, 

providing connectivity to other nearby commercial areas. 
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Overall

The City should adopt Comprehensive Plan policies that: 

1. Recognize and codify the vision articulated by the results of the KT analysis . 

2. Develop North Commercial/ CED for walkable, pedestl" ian- friendly uses ( e.g., not auto shops). 

3. Develop South Commercial for other uses, larger businesses, etc. 

Based on the results of the KT analysis, the City of Anacortes should develop and implement a

stra tegic plan for retail development that includes the following, in descending order of

priority: 

1. Establish a Community and Business Development office or role to support and facilitate location

of new business in Anacortes consistent with the Community' s vision, as adopted in the

Comprehensive Plan. 

2. Review highly successful downtowns and other highly successful retail spaces ( including such

artificial spaces like Seattle Premium Outlets) and identify missing physical elements that the City

could require or create, e.g., kiosks, consistent awnings, traffic calming. 

3. Review successful implementations of mandatory limits on non- retail uses in

successful downtowns, e.g., Mercer Island. 

4. Incentivize more residential and hotel development in the CBD to increase shopper density and

activity. 

5. Promote Sunday store hours in the CBD. 

6. Identify ~' Ci. sting barriers to retail development in the CBD, e.g., spaces too small, rents too high. 

7. Develop an interactive vacant property map, useful for retail development that can be hosted on

the City website. 

8. Identify a location and funding strategy for a parking garage in the CBD near the arch. 

9. Do community outreach to determine whetl1er someone is willing to s tart a mercantile. Offer

significant incentives to serious interested parties. 

10. Identify an appropriate " complementary brand retailer" of approximately 50,000 sq feet, e.g., Kohls, 

that fulfills the need for local availability of ordinary cloiliing, shoes, linens, and housewares and

attempt to recmit. 

Generally, the City should: 

1. Consider economic development generally, and retail development specifically, to be a legitimate

goal of the City government. 

2. Leverage the support and contribution of relevant organizations like the Anacortes Chamber of

Commerce and EDASC, but do not rely on those entities to achieve the City' s objectives, especially

where their objectives do not correspond to our own. 
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Conclusion

Residents have debated the question of what type of retail should be developed inAnacortes fo.r over two

decades. The divergence of priorities . regarding the objectives establish ed by council member s fo.r this

analysis seem s to mitro. r the divergence ofopinions held by Anacortes residents on this matter. As a result, 

it is doubtful there is any one recommendation for retail development that will satisfy all parties. Therefore, 

an attempt to develop the " b est possible" . recommendation fo.r . retail development in .Anacortes was

undertaken. 

This reconunen< lation is intended to be jus t that ... a reconunendation to City Council fo.r a preferred path

fo.rward for future . retail development in the City of Anacortes. The recommendation was developed by

thoughtful individuals with deep roots into this conummity, utilizing a stmctured process analyzing relevant

back. ground information and defined objectives from which to evaluate retail altematives by. No

conunittee member profe sses an expertise in retail dev elopment, but each relied on their broad range of

expertise and experience in their assumptions and decisions. 

Most assuredly, this will not be the final word on future retail developm ent in Anacortes. The

recommendations in themselves have identified risks associated with implementation, new information

ii1validating assumptions may become available or changes could occur in the general or local market, 

which may necessitate revisiting the analysis. 

The analysis was performed by the City ofAnaco. rtes P lanning Conunittee, whose m.embership is

comprised of Council members; Brad Adams, John Archibald and Ryan Wal ters. Facilitators were Don

Measemer, City ofAnacortes Director of Planning, Community & Economic Development and volunteer

Kirk Kennedy. 
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Appendix

Buxton Co. Analysis

In 2011 , the City, Port and Island Hospital entered into an inter- local agreement contracting w ith consu m er

an alyti cs consultant, Buxton Company, to analyze the .Anacorte s market for retail dev elo pment

oppo rtunities. 

Psychographic Segmentation ofAnacortes Households

Bu xto n performed a segmentation analys is of A naco rtes households in December o f 20 11 . \ X/hile the study

is da ted, it ho lds v alue in gaining an understanding of the psychographics of Anacortes households, which

have lik el y changed little since the study was performed

The following table lists eight significan t segments ( those greater than 3% of hou seh olds) comprising 75% 

of all 1\nacortes households. The top 5 segm ents are comprised of senior househo lde. rs ( SO years old and

older) and account for 62% o f Anacortes hou seholds, significan tly greater than the 17% th ese 5 segments

are of U.S. hou seholds. Additionally, 50% of Anacortes households are ei ther U pscal e o r Upp er- mid dle

Cla ss ( highlig hted in blue), again significantly higher than the 14% of U.S. H ou seholds for these same

segments . 
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D erai ls of Altern ari ve Scoring Analy ~is: 2) Provide additio nal ga therin l.{ place~. 
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Details o f .Altc rna rivc Scoring .\ nalris: 3) Increase or m:1i11 ta in >ho pper Jensitr within curce11tly zo ueJ commeccbl use a rea ~. 
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Details of Alternative Scoring 1\ naly~is: Location Allocation

Alternatives Obiectives

Retail I.I Offer
1.2 Breadth of 1.3

1) Improve ease 3) Provide additional 4) Increase or maintain shopper

Type
Location

variety of
product Ho ursfDays o f

of access for gathering and density within currently zoned

q uality/ pti ce
o fferings O peration

shopping meeting spaces. commercial use areas. 

noints

Composite IO 10 7 9 9.7

0 --~ ~ 
CBD 9 9.7 10

ni .~ "'" So. Commercial Ave. 7.2 7.7 8 ·~ 
E : rl S

0 VI C. Vl

MJB North/ CMl 8.1 8.7 9 > "' 

QI
Composite 6 5 7 6 9.7

E
c: CB D 6 9. 7 10 .. 

u
So. Commerc ia l Ave. 4.8 7.7 8 ., 

MJ B North/ CMl 5.4 8.7 9

C ~ 
Composite 7 6 8 7 6

c: ~ 
a. jS .. ·~ So. Commercia l Ave. 7 6 10
E c: ~ 
0 QI "' a:: MJB North/ CMl 6.3 5.4 9u

Composite 7 9 1 0 8.7 5

QI ., MJ B North/ CMl 7. 8 4.5 9 -;;; 

u

m
MJB industrial/ R Ave. 3.5 2 4 '(' 

O
a:: SR 20 0. 9 0.5 l

Tribal lands 0. 9 0.5 1

Com pos ite 8 9 10 9.0 I
4> IV~ !;!>;;;·

a
SR 20 0. 9 0.1 l "' 

u --
l"' ~ 

Tr ibal lands 0. 9 0.1 1

Rate each a lternative ( l=lowest, lO =highest) for how well it a chieves objective . 

Table 4: AJtcrmHi\' C Scoring ."11alysis- Loc: 1.tion Al location

Objective 1, Improve ease of access for shopping, was broke- down into th ree d ements to highli ght the characteristics being considered in the Objcctivc' s

scoring, rating each of the elements sep a rately, then producing an average of die three for Objective 1 's score. 
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Dcr3iJs of ,\dvcrsity l\iatrb: 

Ukellhood of Occurrena! Severitv Composite Score

Var1etyof Small Variety of Small Varletyof Sm1ll Variety of Small Va riety of Small V1rletyofSmall Variety of Small Variety of Small Variety of Small

St ore Type Spedaltv Stores Specialty St ores Specialty Stores Specialty Stores Specialty Stores SMclaltv Stores Specialty Stores Speclaltv Stores SoeclaltvSum~ s

Ulcatfon CBD MJB North / CM! So. Commercial CBD MJB North/ CM1 So. Commercial CBD MJB North/ CM! So. Commercial

Wehi: hted Alt ernati ve Score 960 864 768 960 864 768 960 864 768

Pote ntl;) I Problems & Ne a tlve Cons equences

1 lncre a5ed vehicle traffic t:onaestlon and parking needs 9 3 6 9 5 7 81 15 42

2 Produces nctlccahle envlronmcrnt al lmoacts 1 6 4 1 6 4 1 36 16

3 Difficult to successfullv im tement 9 9 9 8 8 B n 72 n
4 Inconsistent with dcslRn standards of community 1 1 1 1 1 1 1 1 1

S lnaused publicsafetvcosts & risks 3.7 3.7 4.2 3.2 3.2 3 .2 11.84 11.84 13. 44

6 Adverse ll!;ftects oh e1elstln11 rctall areas. 0 5 0 0 5 0 0 25 0

Ratintl 1. tow, lO= high l~ow. lO=high ! 1;6.84 160. 84 144. 44-

Ukellhood of Occurre nce Severity Comooslte Score

StoreTyiie Mucantlle Mercantile Mercantile Mercantile Mercantile Mercantile Mercantile Meruntlle Mer< 4llntile

Location cao MJB North/ CM! So. Commerclal CBD MJB North/ CMl So. Commerclal CBD MJB North/ CMl So. Co mmercial

Wei1hted Altematlve Score 874 787 699 874 787 699 874 787 699

Potentia l Problems & Negative CohSc quences

1 In creased vehicle trafflcoo11aestlon and oarkinit needs 9 l 6 9 5 7 81 15 42

2 Produces noticeable environmental lmoacts 1 7 5 1 7 6 1 49 lO

3 Dlfflcu lt to successfullv Implement 9 9 9 • 8 8 n 72 n
4 Inconsistent with dt>. Sign sta ndards of community 1 1 1 1 1 1 1 1 1

S Increased publlcsafetvcosts& rlsks 4 4 4,5 3 l 4 12 12 18

6 Adverse effects on uistimr retail areas. 0 5 0 0 2 0 0 10 0

R;11tin11 l=fow, lO= h lgh 167 159 163

Ukellhood of Occurrence Seve: ritv Comooslt e Sco re

Com~ ementarv Complementary Mid· scale Complemenbiry Complementary Mid- scale Complementlry Complementary Mid -scale

Store Tvoc Brand Reh1iler Brand Reta. lier retai llcr Brand Retailer Brand Retailer rctallcr brand Retailer Br. lnd Retallcr retailer

Location So . Commerclal MJB North/ CMl MJB North/ CM2 So, Commetcl11I MJB Nort h/ CM1 MJB North/ CMl So. Commercia l MJB North/ CMl MJB North/ CM1

Weighted Alternatlve Score 774 697 708 774 697 708 774 697 708

Pote ntial Proble ms & Nea: atlve Conseq uences

1 lncre:a.sedvehicle trafficcona:cstlon and oarkin2" needs 6 3 3 8 6 5 48 18 15

2 Produces noticeable envtronmenal Impacts s 7 8 6 7 8 lO 49 64

3 Difficult to succ. cssfullv lmDlement 6 6 3 8 8 8 48 48 24

4 Inconsistent with desi1: n sUndards of communitv 5 5 9 5 5 9 25 25 81

S Increased public: safetycosts & risks 5.3 5,3 6. 8 3.2 3 7 16.96 15.9 47.6

6 Adverse effects on 1!!: xlstln£ ret all • eas. 0 5 7.3 3.2 3. 2 5. 7 0 16 4 L 6

Ralina l =low, lO= hie. h l=low, J.D:: hf1. h 167. 96 171. 9 273. 21

T Ahl c 5: Adversity M:ani x-Dcmiled

Composite scores highli ghted in r~d are 1:,>r(' atcr than 25, indicating risk mitigation strategies are to be devclop~d for the Alternatives. 
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A<lvcrsit)' l\!atrix Rating Planning Commitrcc Discussion ( I 1cb. 12, 20 16) 

I. Jncrc:l.scd vehicle congestion and parking need< - Consider the munberofpeople a Fred Meyerwould o.ttract :1.nd en\' ision the same for the different

retail types for impact o n Yehicle conge.< tion and p:1.rking need s. 

a. Varicty ofSmall Specialty Smres

1. CBD- Buildings, streets : lnd p: lrking well defined . Increasing the number of >chicles will incre.~sc congestion and parki ng needs. 

Likelihood ofoccurrence is high (9) and severity is high (9). 

11. MJB North / Cl\.fl-Developer will requi re traffi c mtdy and mitigation p lans w achieve accq 1tablc levels of ser,• ice ( I.OS) and onsitc

parkingwm be a requirement R AYc. is well below J .OS standard< and is set to handle more traffic. As a result, \'chicle congestion

a nd parking needs should be low p robability a nd low severity. Likel ihood of occurrence is low ( 3) and seven Ly if it occurred is medium

5). 

1u. South Commerci: l! ,\,-e.- Issue w ill be locati on dependent, because some stores rely on on- slreet parki ng today, : i.lthough n ew

constmction will re4ui1·c onsite parking. Trnftic congestion :1.nd parking needs should be less problematic tli..~n the CRD, butmore

than MJ.B NorLh / ClvJ1, scoring a 6 for like lihood of occurrence and 7 for severity. 

2. Produces noticeable cm· ironmcntal impacts

a. The only e11vironment: 1l impact foreseen was tl1c 1n.~ 11agc111ent of s torm water. 

1. Discussed how a large roof or pa.dung lot woul<l create the need ID manage storm water. 

11. Discussed how mitigation would b e easier with ju.~t one entity mther tl1an several and multiple p ro p erties would be more di f fic ult to

manage. 

111. The CRD is largely built out, tl1erefore additional roof tops and parking lots will not be created ru1d stot1nW:l.tcr management is not ru1

issue. 

1v. Development can still occur on Sou tl1 Commercial Ave., therefore storm w<lter management is a con.~ideration, b u t Jess so than MJR

North/CM1, where much more dcvclopmtnt will take place. 

v. Itwas felt mitigation effort• coul d be d efined to add ress storm w ater management for all al tcmati\' CS, but working wi lh o ne entity was

tl1ought to be easier than many. 

3. Difficult to succcssti.tlly implement

Vanety of small specialty stores

i. lt would be difficul t to recrnit th e 10-20 s1rnll specialty retailers suggested in the evaluation. This retail al ternative would be the most

dif ficult ro implement

b. Mercantile

Lt could be difficult to reciu.it a mercantile because th.is is not a popular business model today. 

c. Complemcnmry Brand Retailer

i. Tt was tl1ought this altermtivcwould be easier to implement because ofnegotiations with just one entity. 

ii. Note: WWU was skeptical ifthe Ci(y could allrr"1 a <'omplemenlmy bmnd retailer, co11cmml Anacortes tlow1 't lx1t~ thepop11k1tion needed lo support one. 

Thmfore, imp lemen/ alio11 may be ea.rier than a number ofsmall Jpeda/ ty J1oreJ; b11t lus ! ik.efy than a mid-scale retail

d. ! Yfid- scale Retail er

i. A mid-scale retailer has shown interest in location in Anacortes and would be easier to implement than other altemarives. 
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I . Fred Meyer e.~ prcsscd their desire to be nea.r our core business districtand preferred die R Ave. location. But this location did

not score welland was removed from tbc analysis. 

2. Fred Meyer had considered a l\vo-story location on die ~farine Tech Center site (before it was buil t), so they haxc considered

an Amcortcs location close to the core thatwas not the Industrial area on R Ave. 

ii. Recruiting one store should be C:Jsicr than multiple stores

e. Can" recommendation include multiple alternatives? 

i. If was fdt that you could dn small specialty stores, a mercantile and a complemcnt1ry brand retailer. 

1>. Discussed whether a Mid-scale rcc1ikr would impact sales ofexisting businesses

I . One believed" mid-scale ret1iler would impactbusinesses in the CBD, giving die example die Farmer" Market being open will

draw people away from the CRD. 

u. Note: Is this 11 fair rompari. ron? Isn' t the Fumm)· Mar~l111/ wdee 1111 expe1ie11tiol ! hopper, os WW'U .-o!/J the111, 1~rSHS 11 mid-stole

retailer u/J() iI11 comwientt shopper? 

2. Would a mid-sc:ile retailer consider the city hall site? TL is in the CBD, to draw people downtown. 

4. Tnconsistent with design standards. 

a. A mid-scale retailer would be incomistent wid1 design standards. 1ligh likd ihood

b . J\.fercantilc less eontlic6ng with design smndards

c. Small stores low likelihood and low severity

d . Design sl. llndards vas y b y zone. 

i. South Commercial Ave. matten; Jc,.s, it has now standa rd~ :md

ii. CRD is largely built out, ca n' t change much

iii. MJ B North/CM1, "D on'tscrew it up" needs design standards. 

5. Increased p ublic safety costs and ri sks. 

a. Fire and Police Chief-s \\~ II be contacted

b . Size ofbuildings and associated parking lots are issues, d1c larger the more theft problems. 

6. AdYcrsc effects on c dsting retail areas. 

i. Vaciety o f small specialty stO( CS ( 10-20 stores, less than I0,000 sl) 

I. CBD - zero adverse effccr on existing retail areas

a. / l.fajority of specialty re tail businesses thoughr tn be in CflD. 

2. So. Commercial - zero a d ve rse effect o n exis ting retail areas

3. MJB North/ CMl - chance it wottld pull business ~ way from th e CBD wd \..ommcrcial :mncs, a ffecting the " center of gravity". 

a. MJB North will pull logistically away from existing retail areas. 

b. T h e li kc liliood of c h anging the " center of g ravity" ( of e xisti ng re tail), if yo u add s m all specialty stores to MJB North is

ra ted a 5. The severity is a 5. 

11. l\lcn; antil e ( up In 25, 000 sf in si•. e:) l~10gley' s Stu Store : is an c~ample. 

1. CRD - zero adverse effect on e:>..- isting retail areas

2. So. Comn1ercial - zero ad verse e ffect on existing re tail areas

MJR Nonh/Cr.ll -Likelihood = 5, Severi ty= 2 the mercantile would be sell ing pro<luct' d10t aren ' t sold downtown. 

iii. Cnmplc mcnrary flraml remiler (up to 50,0(N_l sfin siY.c) 
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l. So. Corrunercial - zero adverse effect on existing retail areas

2. l\!J l:l North/ Cl'vf1 - similar to a mercantile, Likelihood = 5, Severity= 2

Mid~scalc retailer ( up to lll(),000 sf in si>e) 

1. MJR North / C:~. fl - will score high bec3. use everything you can find downtown is in one location. Members couldn' t ;;igrce on a co1111nnn

alue, the [ cfo[ e 111 average is used. 

2. \ V'hcn wc\~ c t:ilkcd about !\. fJB North before, we w:1:ntcd to create : in extcn::- ion to the existing ret'.: 1. il areas, rathct" than a separate one. But

the topngraphy and existing uses in between l\•l]R North and the C.BD and Commercial d jstricts don' t SCCH'I to lend themselves very wdl to

creating an extension. 

3 . Ret3il dcvdo mcnt on M R North is an all new bu l'ine~& district and would have a highly ild" t""crse effect on e~- isting businesses. 

A.-chib; ild ,\ dams Walters Avera c

Likelihood 9 5 8 7.3

Severi[;' 9 5 8 7.3
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KT Analysis Process

What we believe that majorities ofAnacortes residents want

Information regarding retail inAnacortes

How do we broaden the retail merchandise off~rings while limiting negative impacts which may

result? 

Considered 14 retail alternatives ( combinations offive retail types & sixAnacortes locations) 

City Council established & prioritized evaluation criteria

Planning Committee performed evaluation ofretail alternatives Vs. evaluation criteria

Nine retail alternatives were evaluated for potential risks associated with implementation

Three retail types: Small Specialty Stores, Mercantile & Complementary Brand Retailer

Three Anacortes locations: Central Business District ( CBD), So . Commercial Ave . (SoCo), 

MJB North/ CMl



Recomme ndations: Reta il Type

Small Specialty Retail Stores

Consistent with the retail type most prevalent in Anacortes today

10 - 20 small specialty retail stores envisioned to provide broaden

merchandise offering equivalent to mid-scale retail store

Mercantile ( e.g. Star Store) 

Consistent with the unique shopping experience prefe rred for

Anacortes. 

Seek to develop from local r esources ( talent & capital) 

Complementary Brand Retailer ( e .g. Kohl' s) 

Broader product offering and price points

Identify to fit community and pursue



Recommendation Risks: 

Small Specialty Retail Stores

Zoning has existed for years enabling this type of retail, what can

be done to achieve clifferent results? 

WWU suggested, " it could be difficult to find a sufficient number

of individuals in a smaller community who want to accept the risk

and put the energy into being the owners of those businesses". 

Mercantile

Successful business models to emulate are elusive

Without interest to develop from local resources, drop from

consideration

Complementary Brand Retailer

WWU does suggests the city should be realistic about what a city

with 16, 000 residents could really attract. 



Recommendations: Location

Central Business District

Bellingham' s Fairhaven District was presented as a vision to achieve

Increase number of small specialty retail stores

Mercantile could also be conside red ( up to 25, 000 sf) 

More residential & hotel development

Evaluate non-retail use on Commercial Ave. 

South Commercial Ave. 

Larger businesses, non- retail and those oriented toward automobile travel, not

necessarily pedestrian. Complementary Brand Retailer ( e.g . Kohl' s) 

MJB North/ CMl

Small specialty retail and possibly a mercantile

Develop under a new code designation, Marine Mixe d U se ( MMU), which is to

include; residential, retail, hotel and commercial components t oge ther. 

This zone should be pedestrian oriented, providing connectivit y to other nearby

commercial areas . 



What wasn't recommended

Retail development on SR 20 @ March Point

Retail in this area would draw shopper density away from

existing commercial areas. 

Retail development in currently zoned industrial area

Retail in this area would draw shopper density away from

existing commercial areas. 

Mid-scale retail (e.g. Fred Meyer type store) 

Not thought to be a " gathering or meeting place" 

Higher risk than other alternatives

Produce noticeable environmental impacts

Inconsistent with design standards of communmity

Increased public safety costs & risks

Adverse effect on existing retail areas



Additional Recommendations
Consider economic development generally, and retail development specifically, 

to be a legitimate goal and responsibility of City government. 

Leverage the support and contributions of relevant organizations like the

Anacortes Chamber of Commerce and EDASC, but do not rely on those

entities to achieve the City' s objectives, especially where their objectives do not

correspond to our own. 

Establish a Community & Business Development office or role to support and

facilitate location of new businesses in Anacortes consistent with the

Community' s vision, as adopted in the Comprehensive Plan. 

Review highly successful downtowns and other highly success retail spaces

including such artificial spaces like Seattle Premium Outlets) and identify

missing physical elements that the City could require or create, e.g. kiosks, 

consistent awnings , traffic calming. 

Identify existing barriers to retail development, e.g., spaces too small, rents too

high . 

Develop an interactive vacant property map, useful for retail development that

can be hosted on the City website. 





City Council Agenda Bill

Meeting Date: 4/11/2016 Agenda Item: 5

Subject: 2016 Comprehensive Plan Update Review – Continued Transportation Element and Economic
Development Element discussion

Staff Contact: Libby Grage, Planning Manager

Summary Statement: Staff suggests wrapping up review of the Transportation Element of the
Draft 2016 Comprehensive Plan, including more discussion about impact fees.  We’ll also begin
discussion of the Economic Development Element.   

Background: The City is conducting a periodic update of its Comprehensive Plan as required
by the Growth Management Act. 

Budget Impact
Amount Budgeted
Budget Account ( BARS) 
Proposed Expenditure
Budget Amendment Required? 
Revenue Source

Previous Council/ Committee Action: City Council has been continually updated and involved in the
update process over the last few years. 

Competing Viewpoints Considered: A matrix of public comments and responses regarding the
Economic Development element is attached. 

Recommended Motion: N/ A – discussion only. 

Alternative Actions: N/A

Attachments ( listed in order presented):  

Transportation Impact fee discussion slide

Draft 2016 Comprehensive Plan: Economic Development Element - ( hard copies of the full plan previously
provided) 
Public Comments/ responses on 1st Draft – Economic Development

Approved for Submittal to Council by
Laurie Gere, Mayor

x Don Measamer, PCED Director

Action Type
Ordinance No. 

Code Revision?  
Resolution No. 
Contract
Public Hearing
Staff Report

x Discussion

Proposed Contract
Contractor
Amount
Start Date
End Date
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Public Comments on 1st Draft – 2016 Comprehensive Plan

Economic Development Element
Approximately 110 public comment letters were received from October 27, 2015 through February 10, 2016 regarding the First Draft of the 201 6 Comprehensive

Plan.  Copies of the original letters are available here:  http:// www. cityofanacortes. org/ public_ comments. php.   

The following is a summary of comments, concerns and suggested changes along with staff responses. 

From Comment( s) Summary Staff Response Action Taken

CAC Requested adding more information to the Background Info

about Anacortes’ existing sectors, such as the marine industry, 

etc. 

The Anacortes Futures report provides a nice summary

of the marine industry – this is now referenced in the

background info. 

Added. 

CAC Requested adding more discussion about the refineries – 

economic impacts, planning for economic future without, etc. 

Comments noted – Existing goals/ policies discuss pursuit

of a balanced, diversified and sustainable local economy, 

including promotion of economic resilience by

encouraging a diversity of businesses not reliant on a

single sector or large employer.   

More discussion / direction from City Council regarding

this topic could be beneficial.   

None. 

CC Add policy re: support for strategies to brand and strengthen

the marine sector

Goal ED- 4 discusses strengthening the marine trades

economy.  Could add more – suggestions: 

Encourage brand development of the City’ s marine

trades industry to create a unique and recognizable

identify and raise its profile and stature in the

region, state, nationally, and internationally”. 

Promote the marine trade industry’ s linkages with

other sectors, including aerospace, materials

manufacturing, transportation, tourism and the

arts”.   

See suggestions

under “ staff

response”. 

CC Add policy to promote more flexible, affordable spaces for

start- up and small businesses. 

ED- 4.5 directs providing for incubator facilities and

live/ work options for smaller or startup enterprises. 

None. 

84 Lauridsen Comments about retail sales conditions section in the

Background Info (Volume II).  Asserts that the document

confuses general merchandise goods that may be sold at any

retail store with goods sold at Department stores, warehouse

clubs, supercenters ( NAICS code 452).  In doing so, it implicitly

advocates land use decisions to support a regional retail store

The Council Planning Committee ( CPC) conducted a KT

Analysis to identify preferred retail alternatives for

Anacortes.  Please see the CPC Recommendations, which

will be presented to Council at the 4/ 11/ 16 meeting.  If

City Council determines that large/ mid scale retail is not

a preferred retail alternative for Anacortes, Staff

None. 
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From Comment( s) Summary Staff Response Action Taken

to capture retail sales leakage.  Suggests rewriting the retail

section to correct or eliminate the errors. 

suggests that the portion of the Background Info

detailing large scale retail impacts could be omitted.   

84 Lauridsen Concerns about validity of Spending Survey.  Suggests

rewriting the retail section to correct or eliminate the errors. 

The City conducted a retail spending survey in 2014, as

one of a variety of methods used to garner wider

participation from the community in the Comp Plan

update effort.  The survey was mailed in utility bills and

available online; over 2,000 responses were received.   

Survey results are available here:  

https:// www. surveymonkey. com/ results/ SM-

QMKGSK6L/.   Staff recommends that information and

insight garnered from survey responses be considered

by City Council within the context of the survey’ s

limitations, but as one piece of the multitude of public

input received during the Comp Plan update process.  

None. 

85 Property

Counselors

Responses to concerns identified by Lauridsen (# 84). Comments noted. None. 

86 Lauridsen Request for clarification to WWU CEBR regarding use of NAICS

code to measure “ retail sales tax leakage”.  Request to re-

write or omit Retail section of Ec. Dev. Background

Information.  Request for more comprehensive analysis of

retail spending survey data; identification of various concerns

about survey summary report.  

Comments noted.  See Exhibit 88 (WWU Retail

Discussion Final Report, Addendum) for response. 

None. 

87 Kennedy Responses to comments from Lauridsen (# 86). Comments noted. None. 

91 Adams Suggest adding language about not degrading the local

commons. 

ED- 1.1 addresses pursing a balanced economy through

the protection and enhancement of the community’ s

natural, historical and cultural amenities. 

None. 

91 Adams Regarding removing and/ or reducing regulatory barriers and

streamlining regulations – believes associated policies ED- 7.2

and ED- 7.5 are problematic.  Terms are subjective. 

This goal and associated policies have been updated to

better convey their intended meaning. 

See updated goal

ED- 7 and ED- 7.1, 

and 7.2. 

91 Adams RE: ED- 7.5 – one person’ s understanding of “ vitality” can be

another person’ s nightmare. 

Comment noted.  The Comp. Plan is intended to be a

framework within which multiple, often competing goals

are balanced. 

None. 

114 Hegg Should have 2014 and 2015 ferry traffic counts added. The existing conditions reports were prepared at the

outset of the update process several years ago.  While

updated data may be available for various items, due to

limited staff time and resources, staff has had to weigh

None. 
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From Comment( s) Summary Staff Response Action Taken

the time required to make updates to data, charts, 

graphs with the benefit the information would provide. 

125 Lauridsen Email forwarded CAC Land Use, Ec. Dev. & Tourism

Committee' s reports on Retail and Economic Development

These documents are available as Exhibits 128 and 129.  None. 

127 Rennis Urge' s PC review of the CAC Ec. Dev. Subcommittee' s Retail

Report; suggests that economic development incentives be

pursued for small businesses and not just big companies. 

These documents are available as Exhibits 128 and 129.  None. 

127 Rennis Ec. Dev. is more than retail, as it encompasses our marine

trades, etc. 

Comments noted. A section on marine industry

conditions was added to the Background Info (Volume

II).  

See page II-53.   

127 Rennis Be cautious of "growth for growth' s sake".  We reject a

proposed economic strategy that would lead to a short term

building boom and redevelopment that benefits only the

wealthy. 

Comments noted.  ED - 1.10 discusses development of a

strategic plan for economic development in coordination

with local stakeholders.  The development of the plan is

noted in the draft strategic implementation plan as an

immediate/ high priority. 

None. 

127 Rennis We need initiatives that focus on young people coming and

staying here, living, working and spending money in town.  

This is an economic development and affordable housing

issue.   

Comments noted.  Proposed Ec. Dev. goals/ policies

encourage attraction of a diverse population, including

artists, innovators and families that contribute to a

vibrant multigenerational community ( ED- 1.7), and

support development of a range of affordable/ workforce

housing opportunities and expand options for small or

startup businesses ( ED- 1.8, ED- 1.9). 

None. 

131 Derig, G. Element appears to rely heavily on attracting a big box retail

store.  Residents have rejected big box retail 3 times.  Why is

the subject of retail shopping being elevated to a formula so

complicated that it requires a specialist to interpret it?  Our

community has the brains - home grown - to do the work - 

why do we always have to have consultants? 

The element contains goals and supporting policies that

discuss enhancing commercial businesses which serve

the community’ s needs for goods and services and does

not recommend any one method for doing so.  

The Council Planning Committee ( CPC) has conducted a

KT Analysis to identify preferred retail alternatives for

Anacortes.  Please see the CPC Recommendations, which

include new and revised Comp Plan policies, and will be

presented to Council at the 4/ 11/ 16 meeting.   

None. 

135 Richardson These comments include extensive suggested changes in track

change format throughout the entire Volume 1 document.  

Many of the proposed changes are format and grammar-

related, suggestions to wording to improve clarity, and other

recommendations intended to better convey the intent of

various goals/ policies.   

Due to the amount of proposed changes and limitations

on resources, staff was not able list each and provide a

response here.  Many of the suggested changes were

made.  

Various changes

made

throughout the

document. 
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From Comment( s) Summary Staff Response Action Taken

147 Richardson Attaches letter written by Ms. Richardson on 2/ 5/ 14 regarding

the retail report ( Hebert report) that MJB submitted as part of

its 2013 amendment/ rezone request.  States that conclusions

in the Ec. Dev. Background Info need to either note that the

use of the “ general merchandise” [ NAICS] category to identify

leakage” is flawed, or remove the entire discussion of retail

leakage.   

The Council Planning Committee ( CPC) conducted a KT

Analysis to identify preferred retail alternatives for

Anacortes.  Please see the CPC Recommendations, which

will be presented to Council at the 4/ 11/ 16 meeting.  If

City Council determines that large/ mid scale retail is not

a preferred retail alternative for Anacortes, Staff

suggests that the portion of the Background Info

detailing large scale retail impacts could be omitted.   

155 Barnes, R. Attaches 2011 draft Transportation Plan from Swinomish

Nation website.  There are two developments of interest

when considering retail expansion in Anacortes.  1) City should

keep track of the proposed Walgreens Rite- Aid Merger.  2) 

Walmart is suddenly closing 154 smaller stores, most in

smaller markets… 

See response to #147 Richardson, above.  



Anacortes City Council
Proposed Agenda Items for the Next Eight Weeks Beginning April 18, 2016

Subjects listed below have been tentatively suggested for consideration by the Anacortes City Council on the dates

indicated. Items may be added to, removed from or rearranged on this list. Routine business such as approval of

minutes, vouchers and consent agenda items is not included. The complete Preliminary Agenda for each meeting

is published at 3:00 on the Wednesday prior to the meeting. Published Agendas are subject to change and may be

updated following the posting period. For additional information on agenda topics, please contact the City Clerk' s

office at 360-299-1960 to be directed to the sponsoring staff member.

April 18, 2016
CDBG - Review and Approve 2016/ 2017 Action Plan
2016 Comprehensive Plan Update Discussion - Parks & Recreation; Environment & Conservation; 

Capital Facilities; Utilities
Closed Record Public Hearing: 5-Lot Replat, PUD, Code Modifications, ROW Vacation & Dedication

PUD-2015- 0002 ( Discussion/ Possible Action)
Resolution regarding three ( 3) vacations along GEMS property ( Juretsky, Allen, Rockwood)

April 25, 2016
Possible Title 6 Updates Discussion

Open Streets 2016 Presentation, Update, and Discussion

Oakes Avenue 30 MPH Discussion

May 2, 2016
Special Meeting: 4:00 PM Site Visit: Meet on site on north side of Haddon Road east of Whistle Lake
Road
Ordinance 2974: Minnesota Avenue ROW Vacation ( Discussion/ Possible Action)

Final Plat Approval: Leeward Landing PUD, PUD-2014-0001 (Discussion/ Possible Action)
Closed-record Public Hearing, Haddon Road 13 Lot Preliminary Plat & PUD, PUD-2016-0001
Discussion/ Possible Action)

May 9, 2016

May 16, 2016
Public Hearing: 2016 Comprehensive Plan Update

Public Hearing: Juretski, Allen and Rockwood Right of Way Vacations

May 23, 2016
Skagit Community Action Update
Marine Tech Schools Update
2016 Comprehensive Plan Discussion - Review of Final Plan; Adopting Ordinance Review

June 6, 2016

June 13, 2016
WSDOT 2017 SR 20 Spur Overlay Project Presentation and Discussion
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Upcoming City Council Committee Meetings

The public is welcome to attend City Council Committee Meetings. 

Planning, Monday, Apr 11, 2016, 5:00 PM, Main Floor Conference Room ( Parks Office)

Finance, Wednesday, Apr 13, 2016, 5:00 PM, Johnny Picasso's, 501 Commercial Avenue

Public Works, Monday, Apr 18, 2016, 5:00 PM, Main Floor Conference Room ( Parks Office)

Public Safety, Monday, Apr 18, 2016, 5:15 PM, Main Floor Conference Room ( Parks Office)

Tourism Promotion & Strategic Planning , Thursday, Apr 21, 2016, 4:30 PM, Anacortes Public Library

Planning, Monday, Apr 25, 2016, 5:00 PM, Main Floor Conference Room ( Parks Office)

Finance, Wednesday, Apr 27, 2016, 5:00 PM, Johnny Picasso's, 501 Commercial Avenue

Public Works, Monday, May 2, 2016, 5:00 PM, Main Floor Conference Room ( Parks Office)
Housing Affordability & Community Services, Thursday, May 5, 2016, 1:30 PM, Main Floor Conference

Room ( Parks Office)
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