
*Citizens wishing to comment on items not on the agenda may do so under Public Comment. Citizens wishing to comment during a 
public hearing may do so as those items are considered by the Planning Commission during the course of the meeting. 

 
The City of Anacortes is committed to making public meetings available and accessible to all members of the community.  For 

assistance with special needs, please contact the City Clerk at 360-299-1960 in advance of the meeting. 

 
• Meetings may be viewed on the City of Anacortes website, on the City of Anacortes YouTube Channel, or on TV Channel 

10. 
• To watch, listen to, or participate in the meeting live, visit https://us02web.zoom.us/j/84685300609 or telephone 1-253-215-

8782 and enter Meeting ID 846 8530 0609. 
• The public is encouraged to comment via email to pced@anacorteswa.gov, via written comment addressed to PCED, P.O. 

Box 547, Anacortes, WA 98221.  Public comments received prior to 3:00 p.m. the day of the meeting will become part of the 
record for the meeting, just as if presented in person. 

• Complete guidelines for virtual participation in Anacortes Planning Commission meetings are available here. View the quick 
video example for connecting to the meeting here. 

 
Anacortes Planning Commission 

Municipal Building - Council Chambers  
904 6th Street 

 
April 14, 2026 

6:00 PM 
 

PRELIMINARY AGENDA 
Packet Materials / Watch Meeting 

 
 
 1. Roll Call 
 2. Pledge of Allegiance 
 3. Minutes 
 a. Minutes of 03/10/2026  
 4. Public Comment 
 5. Public Hearings 
    a. LEG-26-05: Vehicle and Boat Sales and Repair Code Amendments 
 6. Other Business 

    a. Shoreline Master Program Update — Review of Proposed Amendments and 
Project Status 

 7. Planning Department Update 
 8. Adjournment 
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Anacortes Planning Commission Minutes - March 10, 2026 
 
 
Roll Call 
Chairperson Linda Martin called to order the Anacortes Planning Commission meeting of March 10, 2026 at 
6:00 p.m. Commissioners William McCombs, Frank Jeretzky, and Mike Mills were present. 
 
Commissioners Paul Ryan participated in the meeting remotely via Zoom. 
Pledge of Allegiance 
The assembly joined in the Pledge of Allegiance. 
Minutes  
Minutes of 12/10/2025 & 02/11/2026 were submitted for approval 
Chairperson Frank Jeretzky asks the planning commission if anyone has comments or questions 
about the minutes that need to be approved. 
Linda Martin: advised that there are typos in the minutes from 12/10 and that the motion needs 
to be included in the agenda that Will McCombs read in that meeting. 
Linda Martin moves to approve minutes with corrections. 
Will McCombs seconded. 
3 Ayes. Mills and Ryan abstain. 
 
Chairperson Frank Jeretzky then moves on to the 02/10 meeting minutes.   Any comments or 
corrections? 
Mike Mills: Has some small changes to the wording for 2 elected officials to two officials being 
elected.  Along with the wording at the end of the meeting regarding impact fees. 
Frank Jeretzky: Also advised that the roll call is incorrect and will need to confirm if Paul Ryan 
was in the meeting or missed. 
Mike Mills moves to approve minutes with corrections. 
Will McCombs seconded. 
4 Ayes. Ryan abstains.  
Public Comment 
Chairperson Frank Jeretzky invited the public to comment on any item not on the agenda. 
 
No one present wished to address the Council on any topic not already on the agenda. No comments. 
Public Hearings 
No public hearing. 
Other Business  

   

Shoreline Master Program Overview & Periodic Update Re-Introduction 
Libby Grage, Planning Management, presented and reviewed the Anacortes Shoreline Master 
Program Overview & Periodic Update Re-Introduction, along with the Shoreline Management 
Act basics, and walked through an example of the process to develop in the shoreline.   

She also went over where the Shoreline Master Program (SMP) is applied in the shoreline 
jurisdiction, along with the history of the program.  One of the changes in the Department of 
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Ecology Guidance is how critical areas is treated in the shoreline jurisdiction, so Libby Grage 
advised how they are now regulated by SMP alone.  Libby Grage presented the shoreline 
jurisdiction map, showing all the shoreline environment designation, including the lakes and 
wetlands. 

Linda Martin: Asked, can I build a SFR or have housing in shoreline jurisdiction? 

Libby Grage: Advised that you would need a letter of exemption from the requirement and the 
building permit, instead of going through the full process. 

Linda Martin: Asked how to obtain the letter? 

Libby Grage: Advised you would apply for it.  Just like the application for a building permit. 

  

Libby Grage continued with the chapters in the Shoreline Master Program. She also went over 
the official Shoreline Environment Designations map and the layers presented on the image 
in the presentation. 

  

Libby Grage then moved on to the review steps that the staff takes when reviewing a project 
within the shoreline jurisdiction. She reminded the Commissioners that projects must also 
comply with all applicable zoning and development regulations during the building permit 
process. She walked through the review steps for a sample residential project within 
shoreline residential jurisdiction. This review is to ensure no net loss of shoreline ecologic 
function.  

Libby Grage advised that they are required to update the SMP every 10 years and the city’s 
last one began the periodic update in 2019, concurrent with the update to the Critical Areas 
Ordinance (CAO).  The intent was to incorporate this into the SMP. The planning commission 
recommended the SMP update to city council in 2022. The city received Department of 
Ecology (DOE) determination of consistency. The CAO update was challenged to the growth 
management hearings board, the court of appeals. The appeals were resolved at the end of 
2023. She mentioned that this update was focused on reviewing relevant legislative updates 
since the 2010 SMP update and incorporating any applicable amendments, ensuring 
consistency with the comp plan, ensure compatibility with other city regulations, codification 
of shoreline regulations, migrating shoreline goals and policies to the comp plan, and 
incorporation by reference of applicable parts of the update critical areas regulation. 

Frank Jeretzky: Asked if in 2023 the update was implemented after the appeals were 
resolved.  
Libby Grage: Advised no, it was delayed and they will be updating the SMP now.   
Frank Jeretzky: Asked if we are keeping up with the mandated requirements from the state. 
Libby Grage: Advised that the state is also updating their documents. When we left off, the 
periodic update was up to date. We will need to look back at those changes from that time, 
from 2010-2019. 
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Frank Jeretzky: The state made changes during that time - are those incorporated? 
Libby Grage: Answered, the state has been updating. However, they haven't been adopted 
yet. 
Will McCombs: Asked to clarify if the proposal is to move the shoreline regulations to the 
city's regulations within the Comprehensive Plan.  
Libby Grage: Agreed. The SMP would no longer stand alone as a document. This change is 
within the DOE guidelines for the periodic update.   
Linda Martin: Pointed out that if the SMP will become an element in the comp plan, don't we 
have to go back and review the comp plan too? 
Libby Grage: Advised we are evaluating that.  
Mike Mills: Asked when it comes to rec changes, what is the baseline we are changing -- 2010 
versus 2019 documents? 
Frank Jeretzky: Asked if there is a deadline? 
Libby Grage: Advised that the staff hoping to complete it this year.  
Frank Jeretzky: Whatever lead to the appeals, does staff anticipate that happening again? 
Libby Grage: Advised that she cannot comment on that and it would be hard to predict. 
  

Planning Department Update 
John Coleman, PCED Director, advised that there isn’t much to report on since the last meeting. 
The last of the projects that the planning commission reviewed have already been moved to city 
council for review. We anticipate that staff will be working hard on the SMP update soon. Staff 
will also bring forward minor code changes.  
Linda Martin: Asked if we have an update on new planning commissioners? 
John Coleman: Advised that the mayor is communicating with applicants. He reminded 
commissioners that they may need to do 2 meetings a month during the SMP update, at least 
the month of April. 

Adjournment 
Chairperson Jeretzky adjourned the meeting at 7:15 p.m. 
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Planning Commission Agenda Bill  

Meeting Date: April 14, 2026 Agenda Item: 5.a. 
 
Subject: LEG-26-05: Vehicle and Boat Sales and Repair Code Amendments 
Staff Contact: Libby Grage, John Coleman 
 
Approved for Submittal to Commission by Action Type 
Libby Grage   
John Coleman   

Public Hearing 

 
Summary Statement: The Planning Commission will hold a public hearing to 
consider proposed amendments to the Anacortes Municipal Code (AMC). The changes 
would expand the range of permitted uses in the Industrial zone to include additional 
vehicle repair, boat repair, and boat sales activities, and resolve inconsistencies 
between how these uses are regulated under different use categories. The hearing will 
provide an opportunity for public comment before the Planning Commission considers a 
recommendation to City Council. 
Background: See staff memo, attached. 
Previous Action: None. 
Competing Viewpoints Considered:  
Recommended Motion: I move to recommend that the City Council adopt the 
proposed amendments as presented.  
Alternative Actions: Do not recommend approval. Recommend approval with 
changes. 
Attachments (listed in order presented):  
1. Staff Memo, 3/25/26 
2. Attachment A - Draft Amendments 
3. SEPA DNS 
4. SEPA Checklist 
5. Notice of Availability 
6. Public Comment - 20260325-Erikson 
7. DRAFT PC Recommendation 
8. 20260414-Slides 
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Date: March 25, 2026 

To: Planning Commission 

From: Planning, Community & Economic Development (PCED) Department  

Re:  LEG-26-05 – Vehicle and Boat Sales and Repair Code Amendments 

Purpose 
This memo summarizes the background, rationale, and public participation process for a proposed 
amendment to the Anacortes Municipal Code (AMC) Title 19 to expand allowed vehicle and boat 
repair and sales uses in the Industrial zone and address inconsistent regulations.   

Background & Analysis 
Vehicle and boat repair and sales uses are regulated under multiple provisions of AMC Title 19. 
AMC 19.41, Allowed Uses, establishes the zoning districts in which these uses are permitted, 
conditionally allowed, or prohibited. AMC 19.44, Commercial Uses, and AMC 19.45, Industrial 
Uses, define these uses and establish applicable standards.  

Together, these sections form the regulatory framework governing where vehicle and boat-related 
uses may locate and how they must operate within the city. 

Based on experience administering the code, staff have found that comparable vehicle and boat-
related uses are regulated differently based on their classification, leading to inconsistent 
allowances within the Industrial zone.  

For example, under the General Service category, vehicle repair and small boat repair are only 
permitted in the Industrial zone when they meet the definition of “heavy service” (i.e. large outdoor 
service or storage areas). As a result, smaller-scale, indoor vehicle and boat repair uses are not 
permitted in the Industrial zone.  

In contrast, under the Water-Oriented Industrial category, boat and ship building and repair are 
permitted in the Industrial zone without limitation related to size or extent of outdoor activity.  

Similarly, small boat sales are regulated under the General Service category and are only permitted 
if the use qualifies as “heavy service”. Small boats are defined as vessels that are less than 40’ 
long, 8 ½ feet wide, and 14 feet tall. However, under a separate category, marine sales/rental of 
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boats 16 feet or more in length are permitted outright in the Industrial zones, regardless of whether 
the use involves outdoor activity or storage. 

Proposed Amendment / Recommendation  
Amend the code to: 

• Allow a broader range of vehicle repair and boat repair and sales uses in the Industrial 
zone, regardless of whether they meet the definition of “heavy service”  

• Prohibit auto-oriented quick-service uses (e.g. oil change and quick lube facilities)  

The proposed amendments are included in Attachment A.  

Rationale 
The proposed amendments:  

• Improves consistency by aligning regulations for similar uses 
• Supports industrial function by allowing important repair and marine services 
• Maintains compatibility by allowing appropriate uses while excluding high-turnover, auto-

oriented uses better suited to commercial areas  
• Simplifies code administration and improves predictability. 

Policy Consistency 
The proposed amendments are consistent with the following Comprehensive Plan goals and 
policies:  

• Table LU-1. Land use designations – Industrial.  

Purpose: This designation provides for manufacturing and closely related uses in areas with 
existing industrial uses or other areas with suitable land and transportation access that are 
buffered from residential and other uses that are likely to complain about industrial 
activities. 

Expected development & uses: Industrial, research and development, repair, warehouse, 
shipping terminals that minimize external impacts to adjacent districts, and accessory 
uses. 

• Land Use Policy LU-8.3. Capitalize on maritime industry by making full use of sites already 
tailored to marine uses. 

A. Preserve Industrial-zoned land south of 22nd Street for future industrial businesses 
and potential for green industries. 

• Land Use Goal 9. Industrial & Manufacturing Areas. Maintain and promote active use of 
Industrial lands. 
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Policy LU-9.4. Limit non-industrial uses to those that are complementary to 
industrial activities in terms of access and circulation, public safety, hours of 
operation, and other land use activities.  

Policy LU-9.5. Protect industrial and manufacturing lands from encroachment by 
other land uses, which would reduce the economic viability of industrial lands. 

• Economic Development Policy ED-1.5. Support existing commercial, manufacturing and 
industrial enterprises as a vital part of Anacortes’s economy. 

SEPA Review 
The Planning, Community and Economic Development (PCED) Department completed 
environmental review of the non-project proposal. The SEPA responsible official issued 
Determination of Nonsignificance (DNS) on March 25, 2026. The SEPA determination was sent to 
the SEPA register on March 25, 2026 and published the same day under SEPA #202601199. 

Public Notice / Outreach 
Notice of the proposal, public comment period, public hearing, and SEPA determination was 
provided on March 25, 2026 through: 

• Publication in the Anacortes American 
• Posting on the City website: https://www.anacorteswa.gov/1547/Legislative-Planning-

Updates  
• Distribution via the Department email list  
• Notification to the Washington State Department of Commerce per RCW 36.70A.106(3)(b)  
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LEG-26-05: Vehicle and Boat Sales and Repair Code Amendments  
Draft – 3/24/26 
 
Key to proposed changes: 
Black text is existing. 
Blue underlined text is added. 
Red strike-through text is deleted. 
 

Table 19.44.050 Principal uses permitted in mixed-use and 
industrial zones 
 

Principal Use 

C
B

D
 

C
 

M
M

U
 

C
M

 

C
M

2 

LM
 

LM
1 

M
S I 

H
M

 

Reference 

[no change to previous 
rows] 

           

……..            

Commercial            

………..            

General 
Service,  
Except as listed below 

P P P P P  P    AMC 19.44.020(A) 
 

Heavy service  
 

 P     P  P P AMC 19.44.020(C) 

Public safety 
facility 

C P C P C P P C P P AMC 19.44.020(E) 

  The below uses are currently grouped within the General Service category; however, this structure reduces 
clarity and limits the ability to distinguish regulatory standards for vehicle and boat repair from other General 
Service uses, so they’ve been listed separately here. 

Small boat 
repair 

P P P P P  P  P  AMC 19.44.020(F) 

Minor vehicle 
repair 

P P P P P  P  P  AMC 19.44.020(G) 

Major vehicle 
repair 

P P P P P  P  P  AMC 19.44.020(G) 

……….            

…………            
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Principal Use 

C
B

D
 

C
 

M
M

U
 

C
M

 

C
M

2 

LM
 

LM
1 

M
S I 

H
M

 

Reference 

Vehicle and 
Boat 
Sales/Rental, 
except as listed below 

 P     P    AMC 19.44.130(A) & (B) 

Vehicle 
sales/rental 

 P     P    AMC 19.44.130(B) 

Marine Boat 
sales/rental 

P(X) P P P P  P P P  AMC 19.44.130(C) 
(X)AMC 19.44.130(C)(2) 

………..            

Industrial            

……….  [no changes 
proposed to this part; 
provided for context only] 

           

Water-Oriented 
Industrial Uses, 
except as listed below 

  C P P P  P P P AMC 19.45.080(A) 
[Note: This category 
includes “Ship and boat 
building and repair”.] 

Dry stack boat 
storage 

  C P P    P P  

Boat launch facility   P P P P  P P P   

 
…….. 

19.44.020 General-service. 

  Detail added to this description to clarify that presence and size of outdoor activities or large outdoor 
storage areas can cause a use to be reclassified as Heavy Service. It’s a detail that can be overlooked. 

A. General-Service Use Category. Includes a category of uses whose primary activity is the provision of 
service, rental, and/or repair to boats, vehicles, appliances, tools, electronic equipment, machinery, and 
other similar products for personal, commercial, or civic use. General service uses involving exterior 
activities that meet the definition of Heavy Service (see subsection (C), below), are classified as Heavy 
Service uses for purposes of determining whether the use is permitted in a particular zone.  

Specific uses in this category include, but are not limited to: 

1. Postal and courier services, post office. 
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  The “Small boat sales/rental” is relocated to the e “Marine sales/rental” subcategory, which currently 
exists under the Vehicle Sales/Rental category. The dimensions are relocated to the ‘small boat repair’ 
definition below. 

2. Small boat sales, rental, and repair (small boats are less than 40 feet long, eight and one-half feet 
wide, and 14 feet tall).   

3. Appliance repair. 

4. Equipment rentals. 

5. Electronic or equipment service. 

  New definitions for vehicle repair, including major and minor categories. “Commercial vehicle repair” is 
incorporated into the “major repair” definition, so a separate term is unnecessary.  

6. Vehicle repair. 

7. Commercial vehicle repair.  

8. Municipal service facility. 

9. Public safety facility. 

10. Car wash. 

11. Heavy service.  

B. Standards for General-Service Uses with Drive-Through Facilities. 

1. Drive-through facilities are prohibited in the CBD zone. 

2. Drive-through facilities are subject to the site design standards in AMC 19.62.060(D). 

C. Heavy Service. 

1. Definition. General-service uses that have any exterior service activities or feature exterior storage 
areas that total greater than 15,000 gross square feet or occupy an area larger than the size of the 
use’s principal building. 

D. Municipal Service Facility. 

1. Definition. An occupied facility supporting the external and internal operations provided by 
municipal government, including but not limited to maintenance of water, sewer, stormwater, roads, 
parks, vehicles, and facilities. 

E. Public Safety Facility. 

1. Definition. A facility for the provision of fire and rescue, medical, police, and emergency response 
services by a governmental entity.  

  Relocate the definition for small boat repair from the list in subsection (A) for formatting consistency. 
Add cross reference to clarify classification of large boat repair activities.  

F. Small boat repair.  

1. Definition. Repair of small boats which are capable of being transported on public roadways as a 
standard load without a special permit, typically not exceeding 40 feet in overall length, 8.5 feet in 
width, and 14 feet in height.  Repair of boats exceeding these dimensions is classified as a Water-
Oriented Industrial Use (AMC 19.45.080).  
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  New definitions are added to differentiate between major and minor vehicle repair.  

G. Vehicle repair.  

1. Definition. A service use engaged in the diagnosis, maintenance, and repair of motor vehicles. 
Vehicle repair uses that meet the Heavy Service definition in AMC 19.44.020(C) are only permitted in 
zones where Heavy Service is permitted.  

a. “Minor Vehicle Repair” means a service use primarily engaged in routine maintenance and light 
mechanical work on motor vehicles. Typical activities include part replacement, diagnostics, 
fluid service, tire and battery work, and similar minor repairs performed within an enclosed 
building. The use typically serves light-duty vehicles, though occasional service of medium-duty 
vehicles may occur. The use does not include repair activities defined under major vehicle repair 
and does not include prolonged outdoor storage of vehicles awaiting service.   

b. “Major Vehicle Repair” means a service use primarily engaged in extensive mechanical, 
structural, or body-related repair or reconditioning of motor vehicles. Typical activities include 
engine or transmission repair or replacement, drivetrain work, collision and body repair, frame 
straightening, painting, dismantling, or other heavy duty repair services. Major repair may serve  
light-, medium-, or heavy-duty vehicles. Minor repairs are only allowed when part of a major 
repair.  

  High-customer-turnover vehicle repair uses are prohibited in the Industrial zone.    

2. Zone specific standards. 

a. In the Industrial zone, minor vehicle repair uses primarily engaged in rapid, routine services such 
as oil changes, lubrication, filter replacement, or other short-duration maintenance with high 
customer turnover is prohibited. 

 

………… 

 

19.44.130 Vehicle & Boat sales/rental. 

A. Vehicle & Boat Sales/Rental Use Category. This category includes, but is not limited to, direct sales, 
rental or leasing of consumer motor vehicles and watercraft passenger vehicles, light and medium 
trucks, and other consumer motor vehicles such as motorcycles, boats, and recreational vehicles.  

  The term ‘vehicle sales/rental, enclosed’ is not used elsewhere in the code.   

B. Vehicle Sales/Rental, Enclosed. 

1. Definition. Vehicle sales/rental use that is conducted entirely indoors.  An establishment engaged in 
sales, rental, or leasing of passenger vehicles, light and medium trucks, and other consumer motor 
vehicles such as motorcycles, boats, and or recreational vehicles 

C. Marine Boat Sales/Rental. 

1. Definition. An establishment where boats 16 feet or more in length are rented or sold. The sale or 
rental of boats under 16 feet in length must be is classified as a retail sales use. 

2. Zone-specific standards. 

a. In the CBD zone, boat sales are limited to small boats up to 40’ long.  
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SEPA 

Determination of Non-Significance (DNS) 

 

 

CITY FILE #: LEG-26-05 

PROPOSAL NAME: Vehicle and Boat Sales and Repair Code Amendments 

DESCRIPTION OF PROPOSAL:  The City of Anacortes is considering amendments to the Anacortes 
Municipal Code (AMC) to allow a broader range of vehicle repair and boat repair and sales uses in 
the Industrial zone, while continuing to prohibit auto-oriented quick-service uses (e.g. oil change and 
quick lube facilities).   

The amendment does not introduce new categories of uses but instead allows lower-impact versions of 
already permitted uses in the Industrial zone. The proposal also resolves internal inconsistencies 
between how vehicle repair, and boat repair, and boat sales uses are regulated in the Industrial zone.  

LOCATION:  Anacortes city limits and Urban Growth Area  

PROPONENT & LEAD AGENCY:  City of Anacortes, Planning, Community and Economic Development 
(PCED) Department.   

CONTACT PERSON:  Libby Grage, Planning Manager; libbyb@anacorteswa.gov; 360-299-1986; PO Box 
547, Anacortes, WA 98221 

THRESHOLD DETERMINATION: The City of Anacortes has determined that this non-project proposal will 
not have a probable significant adverse impact on the environment.  An environmental impact statement 
(EIS) is not required under RCW 43.21C.030(2)(c).  This decision was made after review of completed 
environmental checklists and other information on file with the City.  This information is available to the 
public upon request and at https://www.anacorteswa.gov/1547/Legislative-Planning-Updates.  

This threshold Determination of Non-Significance (DNS) is issued under WAC 197-11-340(2); the City of 

Anacortes will not act on this proposal during the comment period.  Written comments on this threshold 

determination must be submitted to the Contact Person listed above by 5:00 PM, April 8, 2026.  

Appeals:  This threshold determination may be appealed to the City Council in accordance with AMC 

18.04.250.   Appeals must be delivered, accompanied by the required appeal fee, to the City Clerk’s 

Office at 904 6th St., Anacortes, WA, by mail or personal delivery no later than 5:00 pm, April 15, 2026.  

Full appeal procedures can be reviewed in AMC Ch. 18.04. 

 

Responsible Official:  John Coleman, AICP 

Position and Title: Director of Planning, Community & Economic Development 

Phone/Email:  360-299-1901; johnc@cityofanacortes.org   

Address:  P.O. Box 547, Anacortes, WA 98221 

 

Date Issued: March 25, 2026 Signed: ___________________________  

 

Page 14 of 129

mailto:libbyb@anacorteswa.gov
https://www.anacorteswa.gov/1547/Legislative-Planning-Updates.
http://app.leg.wa.gov/WAC/default.aspx?cite=197-11-340
mailto:johnc@cityofanacortes.org
johnc
Stamp



 

SEPA Environmental checklist  September 2023 Page 1 
(WAC 197-11-960) 

 

SEPA1 Environmental Checklist

Purpose of checklist 
Governmental agencies use this checklist to help determine whether the environmental impacts of your 
proposal are significant. This information is also helpful to determine if available avoidance, minimization, or 
compensatory mitigation measures will address the probable significant impacts or if an environmental impact 
statement will be prepared to further analyze the proposal. 

Instructions for applicants 
This environmental checklist asks you to describe some basic information about your proposal. Please answer 
each question accurately and carefully, to the best of your knowledge. You may need to consult with an 
agency specialist or private consultant for some questions. You may use “not applicable” or “does not apply” 
only when you can explain why it does not apply and not when the answer is unknown. You may also attach 
or incorporate by reference additional studies reports. Complete and accurate answers to these questions 
often avoid delays with the SEPA process as well as later in the decision-making process. 

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of time 
or on different parcels of land. Attach any additional information that will help describe your proposal or its 
environmental effects. The agency to which you submit this checklist may ask you to explain your answers or 
provide additional information reasonably related to determining if there may be significant adverse impact. 

Instructions for lead agencies 
Please adjust the format of this template as needed. Additional information may be necessary to evaluate the 
existing environment, all interrelated aspects of the proposal and an analysis of adverse impacts. The checklist 
is considered the first but not necessarily the only source of information needed to make an adequate 
threshold determination. Once a threshold determination is made, the lead agency is responsible for the 
completeness and accuracy of the checklist and other supporting documents. 

Use of checklist for nonproject proposals 
For nonproject proposals (such as ordinances, regulations, plans and programs), complete the applicable parts 
of sections A and B, plus the Supplemental Sheet for Nonproject Actions (Part D). Please completely answer all 
questions that apply and note that the words "project," "applicant," and "property or site" should be read as 
"proposal," "proponent," and "affected geographic area," respectively. The lead agency may exclude (for non-

 
1 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/Checklist-guidance 
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SEPA Environmental checklist  September 2023 Page - 2 - 
(WAC 197-11-960) 

projects) questions in “Part B: Environmental Elements” that do not contribute meaningfully to the analysis of 
the proposal.

A.Background  
Find help answering background questions2 
1. Name of proposed project, if applicable: 

Vehicle and Boat Sales and Repair Code Amendments  

2. Name of applicant:  

City of Anacortes 

3. Address and phone number of applicant and contact person:  

Libby Grage, Planning Manager 
City of Anacortes Planning, Community & Economic Development (PCED) Department 
P.O. Box 547 
Anacortes, WA 98221 
360-299-1986 
libbyb@anacorteswa.gov  

4. Date checklist prepared:  

March 24, 2026 

5. Agency requesting checklist: 

City of Anacortes PCED Department 

6. Proposed timing of schedule (including phasing, if applicable): 

• Planning Commission public hearing and recommendation on April 14, 2026 

• City Council review and adoption in April or May 2026 

7. Do you have any plans for future additions, expansion, or further activity related to or 
connected with this proposal? If yes, explain. 

No. 

8. List any environmental information you know about that has been prepared, or will be 
prepared, directly related to this proposal.  

No site-specific environmental studies have been prepared for this non-project proposal. SEPA review 
and environmental analysis will be conducted for any future development projects under the 
amended code, as required by applicable local, state, and federal regulations. 

9. Do you know whether applications are pending for governmental approvals of other 
proposals directly affecting the property covered by your proposal? If yes, explain. 

No. There are no known pending applications for governmental approvals directly affecting the 
Industrial zone sites covered by this non-project proposal. 

 
2 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-A-Background 
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10. List any government approvals or permits that will be needed for your proposal, if known. 

City Council adoption by ordinance after recommendation by Planning Commission. 

11. Give brief, complete description of your proposal, including the proposed uses and the 
size of the project and site. There are several questions later in this checklist that ask you 
to describe certain aspects of your proposal. You do not need to repeat those answers on 
this page. (Lead agencies may modify this form to include additional specific information 
on project description.) 

The City of Anacortes is considering amendments to the Anacortes Municipal Code to allow a 
broader range of vehicle repair and boat repair and sales uses in the Industrial zone, while continuing 
to prohibit auto-oriented quick-service uses (e.g. oil change and quick lube facilities).  

The amendment does not introduce new categories of uses but instead allows lower-impact versions 
of already permitted uses in the Industrial zone. The proposal also resolves internal inconsistencies 
between how vehicle repair, and boat repair, and boat sales uses are regulated in the Industrial 
zone. 

12. Location of the proposal. Give sufficient information for a person to understand the 
precise location of your proposed project, including a street address, if any, and section, 
township, and range, if known. If a proposal would occur over a range of area, provide the 
range or boundaries of the site(s). Provide a legal description, site plan, vicinity map, and 
topographic map, if reasonably available. While you should submit any plans required by 
the agency, you are not required to duplicate maps or detailed plans submitted with any 
permit applications related to this checklist. 

This non-project proposal primarily applies to land within the Industrial zone of the city. The sites 
include parcels zoned for manufacturing, service, storage, and related industrial uses. Boundaries 
correspond to the city’s official zoning map. Certain code clarifications apply to applicable uses 
citywide and within the Urban Growth Area (UGA). 

B.Environmental Elements 

1. Earth 
       Find help answering earth questions3 

a. General description of the site:  

Anacortes is located in the northwest portion of Washington State, on the west side of Skagit 
County.  Anacortes is bordered by Puget Sound and the San Juan Islands to the north and west, 
Padilla Bay to the east and unincorporated Skagit County - Fidalgo Island - to the south. The total 
city area comprises about 15.5 square miles, of which 11.75 miles are land area and 3.8 miles 
are water area.   

The Industrial zone is approximately 170 acres in size, including 125 acres of upland area along 
Fidalgo Bay.   

Circle or highlight one: Flat, rolling, hilly, steep slopes, mountainous, other: 

 
3 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-

guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-earth 
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Anacortes has a variety of terrain, including flat, rolling, hilly, steep slopes and mountainous (Mt. 
Erie).  

The Industrial zone is primarily flat, very gently sloping toward Fidalgo Bay to the east. 

b. What is the steepest slope on the site (approximate percent slope)? 

Anacortes has a variety of slopes throughout the city, including some areas with up to 100% 
slope. The steepest slopes are primarily located along the marine shoreline and Mount Erie. 
There are no steep slopes identified within the Industrial zone. 

c. What general types of soils are found on the site (for example, clay, sand, gravel, peat, 
muck)? If you know the classification of agricultural soils, specify them, and note any 
agricultural land of long-term commercial significance and whether the proposal 
results in removing any of these soils. 

Soils within the city include a mix of silt loams, gravelly loams, sandy soils, muck, and rocky 
outcrop complexes, along with some urban-disturbed and tidal soils. 

There are no known agricultural lands of long-term commercial significance within the UGA. 

Soils in the Industrial zone are mapped as Bow-Urban land complex, 0 to 8% slopes, and 
Xerorthents, O to 5% slopes.  

d. Are there surface indications or history of unstable soils in the immediate vicinity? If 
so, describe. 

Geologically hazardous areas within the City include steep slopes, landslide and erosion hazards, 
and seismic hazards (liquefaction prone areas).  These hazard areas are concentrated along the 
northern portion of Anacortes near Guemes Channel and Burrows Bay near Washington Park.  
Liquefaction prone areas are located in areas of modified shorelines near Skyline and the eastern 
part of the city along Fidalgo Bay.  

There are no known indications or history of unstable soils within the Industrial zone. 

e. Describe the purpose, type, total area, and approximate quantities and total affected 
area of any filling, excavation, and grading proposed. Indicate source of fill. 

No filling, excavation, or grading is proposed as part of this non-project action. This amendment 
modifies allowable uses within existing zoning and does not authorize site-specific development 
or ground disturbance. Any future development or site modifications would be evaluated 
separately and subject to applicable permitting and environmental review requirements.  

f. Could erosion occur because of clearing, construction, or use? If so, generally describe. 

No. The proposal is a non-project action and does not involve clearing, construction or ground 

disturbance. Therefore, no erosion is anticipated. Any future site-specific development would 

be subject to applicable erosion and sediment control requirements at the time of permit 

review.  

g. About what percent of the site will be covered with impervious surfaces after project 
construction (for example, asphalt or buildings)? 
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Not applicable. This is a non-project action and does not include site-specific development or 
construction. Therefore, no change in impervious surface coverage is proposed. Any future 
development would be evaluated at the project level and subject to applicable regulations 
governing impervious surfaces. 

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any. 

No specific measures are proposed as part of this non-project action. Any future development or 
site work would be required to implement erosion and sediment control measures in accordance 
with applicable local, state, and federal regulations at the time of permit review. 

2. Air  
Find help answering air questions4 

a. What types of emissions to the air would result from the proposal during construction, 
operation, and maintenance when the project is completed? If any, generally describe 
and give approximate quantities if known.  

The proposal is a non-project action and does not involve construction. No direct emissions 
would result from the amendment itself. 

Operation/Maintenance: Future indoor vehicle repair and small boat sales may produce minor 
emissions such as vehicle exhaust, paint fumes, or volatile organic compounds (VOCs) from 
cleaning, painting, or fuel handling. Quantities are expected to be low and regulated under 
existing federal, state, and local air quality standards. Heavy-service vehicle repair and large 
boat sales, which are already permitted, typically have equal or higher potential emissions, so no 
new significant impacts are anticipated.  

b. Are there any off-site sources of emissions or odor that may affect your proposal? If 
so, generally describe.  

No off-site emissions or odors are expected to affect the non-project proposal. The amendment 
regulates allowable uses and does not involve construction or site-specific operations. Future 
businesses operating under the amendment may be affected by ambient air conditions typical of 
Industrial zones, such as existing vehicle traffic or nearby industrial activities, but these are not 
expected to create significant impacts. 

c. Proposed measures to reduce or control emissions or other impacts to air, if any: 

No specific measures are proposed as part of this non-project action. Any future indoor vehicle 
repair or small boat sales operations would be required to comply with applicable federal, state, 
and local air quality regulations, including proper ventilation, emission controls, and use of low-
VOC materials, as required by law. 

 
4 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-Air 
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Water  
 Find help answering water questions5 

• Surface:  
Find help answering surface water questions6  

• Is there any surface water body on or in the immediate vicinity of the site 
(including year-round and seasonal streams, saltwater, lakes, ponds, wetlands)? If 
yes, describe type and provide names. If appropriate, state what stream or river it 
flows into.  

Anacortes is surrounded on three sides by marine shorelines including Guemes Channel, 
Burrows Bay, Fidalgo Bay, and a portion of Padilla Bay.  Lakes include Little Cranberry Lake, 
Heart Lake, Whistle Lake, and a portion of Lake Erie.  The Industrial zone is bordered on its 
east side by approximately 2,300 lineal feet of Fidalgo Bay shoreline. 

There are multiple streams located within city limits. The Ace of Hearts Creek traverses the 
Industrial zone within an underground pipe before outfalling to Fidalgo Bay.  

There are no known or mapped wetlands within the Industrial zone. 

•  Will the project require any work over, in, or adjacent to (within 200 feet) the 
described waters? If yes, please describe and attach available plans. 

No. This is a non-project proposal and does not involve construction or physical work over, in, 
or adjacent to any water bodies. Any future development on individual sites would be subject 
to applicable permitting and environmental review requirements if located near water. 

•  Estimate the amount of fill and dredge material that would be placed in or 
removed from surface water or wetlands and indicate the area of the site that 
would be affected. Indicate the source of fill material. 

This non-project proposal does not involve any fill, dredging, or other disturbance of surface 
water or wetlands. Any future site-specific development would be reviewed separately and 
would be required to comply with all applicable regulations regarding fill, dredge, and 
wetland impacts. 

•  Will the proposal require surface water withdrawals or diversions? Give a general 
description, purpose, and approximate quantities if known.  

No. This non-project proposal does not involve any surface water withdrawals or diversions. 
Future businesses operating under the amendment may use water for routine operations 
(e.g., cleaning, maintenance), but such uses would be subject to standard municipal water 
service and regulatory requirements. Quantities are expected to be typical of small-scale 
commercial operations and not significant at the zone-wide level. 

•  Does the proposal lie within a 100-year floodplain? If so, note location on the site 
plan.  

 
5 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water 
6 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water/Environmental-

elements-Surface-water 
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Parts of Anacortes are located within the 100-year floodplain as mapped by the Federal 
Emergency Management Agency (FEMA) flood insurance rate maps (FIRMs).  A portion of 
the Industrial zone located along Fidalgo Bay shoreline is located within the 100-year 
floodplain (Zone AE, EL 7). 

The non-project proposal does not involve site-specific development, so no construction or 
alteration within a floodplain is proposed. Individual sites in the Industrial zone may lie 
within or outside a 100-year floodplain; any future development at such sites would be 
required to comply with applicable floodplain regulations. 

•  Does the proposal involve any discharges of waste materials to surface waters? If 
so, describe the type of waste and anticipated volume of discharge. 

No. The non-project proposal does not allow discharges to surface waters. Future operations 
must comply with waste-handling regulations. 

a. Ground:  
Find help answering ground water questions7 

• Will groundwater be withdrawn from a well for drinking water or other purposes? 
If so, give a general description of the well, proposed uses and approximate 
quantities withdrawn from the well. Will water be discharged to groundwater? 
Give a general description, purpose, and approximate quantities if known.  

No groundwater withdrawal or discharge is proposed. This non-project proposal only 
amends allowable uses. Any future businesses using water would rely on existing municipal 
water and wastewater systems and comply with applicable regulations.  

•  Describe waste material that will be discharged into the ground from septic tanks 
or other sources, if any (domestic sewage; industrial, containing the following 
chemicals…; agricultural; etc.). Describe the general size of the system, the number 
of such systems, the number of houses to be served (if applicable), or the number 
of animals or humans the system(s) are expected to serve. 

No waste material will be discharged to the ground as part of this non-project proposal. Any 
future businesses operating under the amendment would use existing municipal sewer 
systems or other regulated wastewater systems and must comply with applicable local, 
state, and federal regulations. 

b. Water Runoff (including stormwater): 

•  Describe the source of runoff (including storm water) and method of collection 
and disposal, if any (include quantities, if known). Where will this water flow? Will 
this water flow into other waters? If so, describe.  

The non-project proposal does not involve construction or site changes. Any future 
development or operations would generate stormwater from rooftops, paved areas, and 
parking, which would be managed according to existing stormwater regulations. Runoff 

 
7 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water/Environmental-

elements-Groundwater 
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would be conveyed through approved drainage systems and would not directly discharge to 
surface waters without proper treatment. 

• Could waste materials enter ground or surface waters? If so, generally describe.  

No. This non-project proposal does not authorize activities that would release waste 
materials to ground or surface waters. Any future businesses would be required to manage 
fluids, chemicals, and other wastes in compliance with applicable regulations to prevent 
contamination. 

•  Does the proposal alter or otherwise affect drainage patterns in the vicinity of the 

site? If so, describe.  

No. This non-project proposal does not involve construction or site modification and does not 
alter existing drainage patterns. Any future development would be required to follow 
applicable stormwater and drainage regulations.   

d.  Proposed measures to reduce or control surface, ground, and runoff water, and 
drainage pattern impacts, if any: 

No measures are proposed as part of this non-project proposal. Any future development or 
operations would be required to implement stormwater, drainage, and runoff controls in 
compliance with applicable local, state, and federal regulations. 

4. Plants  
Find help answering plants questions 

a. Check the types of vegetation found on the site: 

☒ deciduous tree: alder, maple, aspen, other 

☒ evergreen tree: fir, cedar, pine, other 

☒ shrubs 

☒ grass 

☒ pasture 

☒ crop or grain 

☒ orchards, vineyards, or other permanent crops. 

☒ wet soil plants: cattail, buttercup, bullrush, skunk cabbage, other 

☒ water plants: water lily, eelgrass, milfoil, other 

☒ other types of vegetation 

b. What kind and amount of vegetation will be removed or altered? 

None. This non-project proposal does not involve site development or land clearing, so no 
vegetation will be removed or altered. 

c.  List threatened and endangered species known to be on or near the site.  

Various species of rare plants, listed by the Washington Natural Heritage Program, may occur in 
the city. No threatened or endangered plant species are known to be within the Industrial zone. 

Page 22 of 129

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-4-Plants


 

SEPA Environmental checklist  September 2023 Page 9 
(WAC 197-11-960) 

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance 
vegetation on the site, if any.  

None. This non-project proposal does not include site development or landscaping. Any future 

development or redevelopment would be required to comply with applicable landscaping 

standards, including the use of native plants where required. 

e.  List all noxious weeds and invasive species known to be on or near the site.  

Various species of noxious or invasive species are known to occur throughout Anacortes, 
including, Poison Hemlock, Himalayan blackberry, Holly, and English ivy. 

5. Animals  

Find help answering animal questions8 

a. List any birds and other animals that have been observed on or near the site or are 
known to be on or near the site.  

Examples include:  

• Birds: hawk, heron, eagle, songbirds, other:  

• Mammals: deer, bear, elk, beaver, other:  

• Fish: bass, salmon, trout, herring, shellfish, other: 

Many species of birds, mammals, and fish are known to occur throughout Anacortes. 

b. List any threatened and endangered species known to be on or near the site. 

No threatened or endangered species are expected to be affected on the Industrial zone land 
covered by this non-project proposal. ESA-listed species are present in nearby Fidalgo Bay, but 
the amendment does not authorize activities that would impact those habitats. Any future site-
specific development would be subject to applicable federal, state, and local protections for 
threatened or endangered species. 

c.  Is the site part of a migration route? If so, explain. 

Anacortes located within the Pacific Flyway migration route utilized by waterfowl migrating 
north into Alaska and northern Canada. Marine shorelines include salmonid migratory routes.   

d.  Proposed measures to preserve or enhance wildlife, if any. 

None. This non-project proposal does not involve site development or habitat modification. Any 
future development would be required to comply with applicable regulations and best 
management practices to preserve or enhance wildlife habitat. 

e.  List any invasive animal species known to be on or near the site. 

There are likely invasive animal species occurring in different locations throughout the city limits. 
None are known to be present on the Industrial zone land covered by this non-project proposal. 
Any future development would be subject to applicable regulations and best management 
practices to prevent or control invasive animal species. 

 
8 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-5-Animals 
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6. Energy and natural resources 
Find help answering energy and natural resource questions9 

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet 
the completed project's energy needs? Describe whether it will be used for heating, 
manufacturing, etc. 

The non-project proposal does not involve construction or site-specific development, so no new 
energy use is proposed. Future businesses operating under the amendment would likely use 
electricity and natural gas for heating, lighting, and equipment operation. Energy use is expected 
to be typical of small- to medium-scale commercial operations. 

b. Would your project affect the potential use of solar energy by adjacent properties? If 
so, generally describe.  

No. This non-project proposal does not involve construction or structures that could shade or 
block solar access. Future development would be subject to standard height and setback 
regulations, which protect the potential use of solar energy by adjacent properties.   

c. What kinds of energy conservation features are included in the plans of this proposal? 
List other proposed measures to reduce or control energy impacts, if any.  

None are included as part of this non-project proposal. Any future development under the 
amendment would be required to comply with applicable building codes and energy efficiency 
standards to reduce energy consumption and environmental impacts. 

7. Environmental health 
Health Find help with answering environmental health questions10 

a. Are there any environmental health hazards, including exposure to toxic chemicals, 
risk of fire and explosion, spill, or hazardous waste, that could occur because of this 
proposal? If so, describe. 

No new environmental health hazards are introduced by this non-project proposal. Future indoor 
vehicle repair or small boat sales operations may involve handling fuels, lubricants, paints, or 
other chemicals, but such activities would be required to comply with applicable federal, state, 
and local regulations for storage, handling, and disposal of hazardous materials. 

1. Describe any known or possible contamination at the site from present or past 
uses.  

No specific contamination is identified for the Industrial zone sites covered by this non-
project proposal. Many sites are previously developed, so historic industrial activities may 
have resulted in localized contamination. Any future development or redevelopment would 
be subject to applicable environmental cleanup and remediation regulations. 

 
9 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-6-Energy-natural-resou 
10 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-7-Environmental-health 
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2. Describe existing hazardous chemicals/conditions that might affect project 
development and design. This includes underground hazardous liquid and gas 
transmission pipelines located within the project area and in the vicinity.  

No hazardous conditions are created by this non-project proposal. Some Industrial zone sites 
may contain existing hazardous materials, underground fuel tanks, or utility pipelines due to 
prior or current industrial uses. Any future development would be required to identify, 
manage, and mitigate such hazards in compliance with applicable safety and environmental 
regulations.   

3. Describe any toxic or hazardous chemicals that might be stored, used, or produced 
during the project's development or construction, or at any time during the 
operating life of the project. 

The non-project proposal does not involve construction or site-specific development, so no 
chemicals will be stored or used as part of the proposal itself. Future operations under the 
amendment, such as indoor vehicle repair or small boat sales, may involve fuels, lubricants, 
paints, and cleaning solvents. All such materials would be handled, stored, and disposed of in 
accordance with applicable federal, state, and local regulations.      

4. Describe special emergency services that might be required. 

The non-project proposal does not create immediate demand for emergency services. Future 
businesses operating under the amendment may occasionally require fire, medical, or police 
response, similar to other commercial or industrial uses. All operations would be subject to 
applicable fire, building, and safety codes. 

5. Proposed measures to reduce or control environmental health hazards, if any. 

No measures are proposed as part of this non-project proposal. Any future development or 
operations would be required to comply with all applicable federal, state, and local 
regulations governing hazardous materials, fire safety, and environmental health 
protections. 

b. Noise 

1. What types of noise exist in the area which may affect your project (for example: 
traffic, equipment, operation, other)? 

The non-project proposal does not involve construction or operations. Industrial zone sites 
are typically subject to existing noise from traffic, machinery, and industrial operations. 
Future businesses operating under the amendment would be affected by these ambient 
noise sources but are not expected to create significant additional impacts beyond what is 
already allowed in the Industrial zone.   

2. What types and levels of noise would be created by or associated with the project 
on a short-term or a long-term basis (for example: traffic, construction, operation, 
other)? Indicate what hours noise would come from the site)? 

The non-project proposal does not involve construction, so no short-term noise is generated. 
Long-term noise from future businesses allowed under the amendment  would be similar to 
other permitted Industrial uses, including operational equipment and vehicle activity during 
normal business hours. Noise levels are not expected to exceed Industrial zone standards. 

3. Proposed measures to reduce or control noise impacts, if any:  
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No specific measures are proposed as part of this non-project proposal. Any future 
development or operations would be required to comply with applicable local noise 
ordinances and Industrial zone standards to minimize noise impacts. 

8. Land and shoreline use  
Find help answering land and shoreline use questions11 

a. What is the current use of the site and adjacent properties? Will the proposal affect 
current land uses on nearby or adjacent properties? If so, describe.  

The Industrial zone sites covered by this non-project proposal are primarily developed with 
industrial, manufacturing, warehouse, and service uses. Adjacent properties generally have 
similar Industrial or commercial uses. Land to the southwest of the Industrial zone is residentially 
developed. The proposal does not change current uses on nearby properties; it only amends the 
allowable uses within the Industrial zone to permit indoor vehicle repair and small boat sales. 

b. Has the project site been used as working farmlands or working forest lands? If so, 
describe. How much agricultural or forest land of long-term commercial significance 
will be converted to other uses because of the proposal, if any? If resource lands have 
not been designated, how many acres in farmland or forest land tax status will be 
converted to nonfarm or nonforest use? 

No. The Industrial zone sites covered by this non-project proposal have not been used as working 
farmland or forestland. No agricultural or forest land will be converted as a result of this non-
project proposal. 

1. Will the proposal affect or be affected by surrounding working farm or forest 
land normal business operations, such as oversize equipment access, the 
application of pesticides, tilling, and harvesting? If so, how? 

No. The Industrial zone sites covered by this non-project proposal are not adjacent to 
working farm or forest lands. The proposal does not affect, nor would it be affected by, 
normal agricultural or forestry operations. 

c. Describe any structures on the site. 

The Industrial zone sites covered by this non-project proposal are developed with industrial 
buildings, warehouses, and service structures. No new structures are proposed as part of this 
non-project proposal. 

d. Will any structures be demolished? If so, what?  

No. This non-project proposal does not involve demolition or removal of any structures 

e. What is the current zoning classification of the site?  

The Anacortes Official Zoning Map divides Anacortes into different zoning districts.  The map is 
available here: https://www.anacorteswa.gov/DocumentCenter/View/15289/Zoning-Map 

The sites covered by this non-project proposal are currently zoned Industrial, intended for 
manufacturing, service, storage, and related industrial uses. 

 
11 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-8-Land-shoreline-use 
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f. What is the current comprehensive plan designation of the site? 

The Anacortes Comprehensive Plan Future Land Use Map divides Anacortes into different 
general future land use designations.  The map is available here: 
https://www.anacorteswa.gov/DocumentCenter/View/117/2016-Comprehensive-Plan-PDF 

The sites covered by this non-project proposal are currently designated Industrial, intended for 
manufacturing, service, storage, and related industrial uses. 

g.  If applicable, what is the current shoreline master program designation of the site?  

The Anacortes Shoreline Master Program assigns different shoreline areas shoreline environment 
designations. The map is available here: 
https://www.anacorteswa.gov/DocumentCenter/View/861/2010-Shoreline-Master-Program-
PDF 

Below the Ordinary High Water Mark (OHWM), Fidalgo Bay has an “Aquatic” Shoreline 
Environment Designation. The portion of the Industrial zone located within shoreline jurisdiction 
landward of the OHWM has an “Urban Maritime” Shoreline Environment Designation. 

h.  Has any part of the site been classified as a critical area by the city or county? If so, 
specify.  

Critical areas are located throughout Anacortes, including wetlands, geologically hazardous 
areas, fish & wildlife habitat conservation areas, critical aquifer recharge areas, and frequently 
flooded areas.  

Fidalgo Bay contains designated fish and wildlife habitat conservation areas, including WDFW-
mapped Priority Habitats and Species. A portion of the Industrial zone located along the 
shoreline is within a Tsunami Hazard Area. Any future site development would be subject to 
applicable shoreline master program and critical area regulations if such features are present. 

i. Approximately how many people would reside or work in the completed project?  

The non-project proposal does not directly create residents or employees. Future businesses 
operating under the amendment may employ a small number of workers typical of indoor vehicle 
repair and small-scale sales uses, consistent with existing Industrial zone employment levels. 

j. Approximately how many people would the completed project displace?   

None. The non-project proposal does not involve demolition or redevelopment and is not 
expected to displace any people. 

k.  Proposed measures to avoid or reduce displacement impacts, if any.  

None. This non-project proposal does not involve demolition or redevelopment of existing 
structures and is not expected to displace residents or businesses. 

•  Proposed measures to ensure the proposal is compatible with existing and projected land 
uses and plans, if any.  

The non-project proposal is designed to be compatible with existing and projected Industrial 
zone uses. It allows indoor vehicle repair and small boat sales, which are lower-impact versions 
of uses already permitted (heavy-service vehicle repair and large boat sales). No additional 
measures are required, as the amendment aligns with the zone’s purpose and applicable 
comprehensive plan policies. 
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l.  Proposed measures to reduce or control impacts to agricultural and forest lands of 
long-term commercial significance, if any: 

None. The non-project proposal applies to Industrial zone sites and does not affect agricultural or 
forest lands of long-term commercial significance. 

9. Housing  
Find help answering housing questions12 

a. Approximately how many units would be provided, if any? Indicate whether high, 
middle, or low-income housing.  

None. This non-project proposal does not involve residential development and will not provide 

housing of any type or income level. 

b.  Approximately how many units, if any, would be eliminated? Indicate whether high, 
middle, or low-income housing. 

None. This non-project proposal does not involve demolition or redevelopment of housing and 
will not eliminate any residential units. 

c.  Proposed measures to reduce or control housing impacts, if any:  

None. This non-project proposal does not involve construction, demolition, or redevelopment and 
is not expected to impact housing. 

10. Aesthetics  
Find help answering aesthetics questions13 

a. What is the tallest height of any proposed structure(s), not including antennas; what is 
the principal exterior building material(s) proposed? 

None. This non-project proposal does not involve construction of any structures. 

b. What views in the immediate vicinity would be altered or obstructed? 

No views would be altered or obstructed. This non-project proposal does not involve construction 
or modification of existing structures. 

c.  Proposed measures to reduce or control aesthetic impacts, if any: 

None. This non-project proposal does not involve construction or exterior modifications and is not 
expected to create aesthetic impacts. Future development or redevelopment would comply with 
applicable site and building design standards to address aesthetic impacts.  

 
12 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-9-Housing 
13 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-10-Aesthetics 

Page 28 of 129

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-9-Housing
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-10-Aesthetics


 

SEPA Environmental checklist  September 2023 Page 15 
(WAC 197-11-960) 

11. Light and glare  
Find help answering light and glare questions14 

a. What type of light or glare will the proposal produce? What time of day would it 
mainly occur? 

The non-project proposal does not involve construction or operations that generate light or 
glare. Any future businesses operating under the would likely use standard commercial lighting 
during normal business hours, with minimal exterior glare. 

b. Could light or glare from the finished project be a safety hazard or interfere with 
views? 

No. The non-project proposal does not involve construction or lighting. Any future development 
would be subject to applicable lighting standards to prevent safety hazards or interference with 
views. 

c. What existing off-site sources of light or glare may affect your proposal? 

Existing Industrial zone lighting, streetlights, and nearby commercial or industrial operations 
may create ambient light and glare. The non-project proposal does not change or increase 
exposure to these sources. 

d. Proposed measures to reduce or control light and glare impacts, if any: 

None. The non-project proposal does not involve construction or lighting. Any future 
development would be required to comply with applicable lighting and glare control regulations. 

12. Recreation  
Find help answering recreation questions 

a. What designated and informal recreational opportunities are in the immediate 
vicinity? 

Anacortes contains many designated and informal recreational opportunities, including city 
parks, the Anacortes Community Forest Lands, beaches, trails, boating, and more. 

Designated and informal recreational opportunities near the Industrial zone include nearby 
parks, trails, and waterfront areas such as Fidalgo Bay. The non-project proposal does not affect 
access to or use of these recreational areas. 

b. Would the proposed project displace any existing recreational uses? If so, describe. 

No. This non-project proposal does not involve construction or redevelopment and will not 
displace any existing recreational uses.   

c. Proposed measures to reduce or control impacts on recreation, including recreation 
opportunities to be provided by the project or applicant, if any:  

None. This non-project proposal does not involve construction or redevelopment and is not 
expected to impact recreational opportunities. 

 
14 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-11-Light-glare 
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13. Historic and cultural preservation  
Find help answering historic and cultural preservation questions15 

a. Are there any buildings, structures, or sites, located on or near the site that are over 
45 years old listed in or eligible for listing in national, state, or local preservation 
registers? If so, specifically describe.  

There are many buildings in Anacortes that are over 45 years old.  Some of them are eligible for 
listing, or are listed, in national, state, or local preservation registers. 

No buildings or structures over 45 years old on the Industrial zone sites covered by this non-
project proposal are listed in or known to be eligible for national, state, or local historic registers. 
Any future site development would be subject to applicable historic preservation regulations. 

b. Are there any landmarks, features, or other evidence of Indian or historic use or 
occupation? This may include human burials or old cemeteries. Are there any material 
evidence, artifacts, or areas of cultural importance on or near the site? Please list any 
professional studies conducted at the site to identify such resources. 

No known landmarks, artifacts, cemeteries, or evidence of historic or Indigenous use are present 
on the Industrial zone sites covered by this non-project proposal. Any future development would 
be required to comply with applicable historic and cultural resource regulations. 

c. Describe the methods used to assess the potential impacts to cultural and historic 
resources on or near the project site. Examples include consultation with tribes and 
the department of archeology and historic preservation, archaeological surveys, 
historic maps, GIS data, etc. 

Staff referred to the department of archaeology and historic preservation and the Anacortes 
register of historic places. The non-project proposal did not involve site-specific assessment 
because it applies broadly to Industrial zone sites. Potential impacts would be evaluated during 
future development through consultation with tribes, review of historic maps and GIS data, and 
compliance with the Department of Archaeology and Historic Preservation and other applicable 
regulations. 

d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and 
disturbance to resources. Please include plans for the above and any permits that may 
be required.  

None are included as part of this non-project proposal. Any future development would be 
required to avoid, minimize, or mitigate impacts to cultural or historic resources in accordance 
with applicable federal, state, and local regulations, and obtain any necessary permits. 

 
15 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-13-Historic-cultural-p 
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14. Transportation  
Find help with answering transportation questions16 

a. Identify public streets and highways serving the site or affected geographic area and 
describe proposed access to the existing street system. Show on site plans, if any. 

The non-project proposal does not include construction or changes to access. Industrial zone sites 
are served by existing public streets and highways. Any future development would use current 
access points and comply with applicable city or county transportation standards. 

b. Is the site or affected geographic area currently served by public transit? If so, 
generally describe. If not, what is the approximate distance to the nearest transit 
stop?  

Yes, Skagit Transit provides public transit service throughout Anacortes with connections to 
Burlington, Mount Vernon, Sedro-Woolley, and other destinations within Skagit County. 
Transfers are available for transit to destinations in Whatcom and Snohomish counties.  

Route 410 is the nearest bus route, with stops on R Avenue just west of the Industrial zone. The 
non-project proposal does not alter transit service or accessibility. Future development would 
continue to rely on existing transit options, typically within a short walking distance of Industrial 
zone sites. 

c. Will the proposal require any new or improvements to existing roads, streets, 
pedestrian, bicycle, or state transportation facilities, not including driveways? If so, 
generally describe (indicate whether public or private).  

No. This non-project proposal does not involve construction or modifications to roads, streets, 
pedestrian or bicycle facilities, or state transportation infrastructure. Any future development 
would be required to comply with applicable transportation and public works regulations. 

d. Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or 
air transportation? If so, generally describe. 

No. This non-project proposal does not involve use of water, rail, or air transportation. Future 
businesses operating under the amendment may receive deliveries by truck, and boat sales may 
involve water transport, but these activities would occur under normal commercial operations 
and existing infrastructure. 

e. How many vehicular trips per day would be generated by the completed project or 
proposal? If known, indicate when peak volumes would occur and what percentage of 
the volume would be trucks (such as commercial and nonpassenger vehicles). What 
data or transportation models were used to make these estimates? 

The non-project proposal does not directly generate vehicular trips. Future businesses allowed 
under the amendment would generate trips typical of small- to medium-scale industrial or 
commercial uses, including passenger vehicles and delivery trucks during normal business hours. 
Specific trip counts would be evaluated at the site-specific development stage using standard 
traffic analysis methods. 

 
16 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-14-Transportation 
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f. Will the proposal interfere with, affect, or be affected by the movement of agricultural 
and forest products on roads or streets in the area? If so, generally describe. 

No. The non-project proposal does not involve construction or activities that would interfere with 
the transport of agricultural or forest products on local roads. Industrial zone sites are not 
adjacent to active farmland or forest lands. 

g.  Proposed measures to reduce or control transportation impacts, if any: 

None. This non-project proposal does not involve construction or site-specific operations that 
would create additional traffic. Any future development would be required to comply with 
applicable transportation regulations and standards to manage traffic and access. 

15. Public services 
Find help answering public service questions17 

• Would the project result in an increased need for public services (for example: fire 
protection, police protection, public transit, health care, schools, other)? If so, generally 
describe. 

No significant increase in public service demand is expected from this non-project proposal. 
Future businesses allowed under the amendment may occasionally require fire, police, or 
emergency medical response, similar to other permitted Industrial zone uses. 

• Proposed measures to reduce or control direct impacts on public services, if any.  

None. This non-project proposal does not involve construction or new operations. Any future 
development would be required to comply with applicable codes and standards for fire, safety, 
and emergency services. 

16. Utilities  
Find help answering utilities questions18 

a. Circle utilities currently available at the site: electricity, natural gas, water, refuse 
service, telephone, sanitary sewer, septic system, other: 

Electricity, natural gas, water, refuse service, telephone, and sanitary sewer are available at 
Industrial zone sites. The non-project proposal does not include construction or utility 
installation.   

b. Describe the utilities that are proposed for the project, the utility providing the 
service, and the general construction activities on the site or in the immediate vicinity 
which might be needed. 

No new utilities are proposed as part of this non-project proposal. Any future development under 
the amendment would connect to existing utility services and follow standard construction and 
installation practices in compliance with applicable codes and regulations 

 

 
17 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-

guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-15-public-services 
18 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-

guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-16-utilities 
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C.Signature  
Find help about who should sign19 

The above answers are true and complete to the best of my knowledge. I understand that the 
lead agency is relying on them to make its decision. 

 
Type name of signee: Libby Grage 

Position and agency/organization: Planning Manager, City of Anacortes PCED Department 

Date submitted: March 24, 2026 

 

 
19 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-C-Signature 
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D.Supplemental sheet for nonproject actions  
Find help for the nonproject actions worksheet20 
Do not use this section for project actions. 

Because these questions are very general, it may be helpful to read them in conjunction with 

the list of the elements of the environment. 

When answering these questions, be aware of the extent the proposal, or the types of activities 

likely to result from the proposal, would affect the item at a greater intensity or at a faster rate 

than if the proposal were not implemented. Respond briefly and in general terms. 

1. How would the proposal be likely to increase discharge to water; emissions to air; 
production, storage, or release of toxic or hazardous substances; or production of 
noise? 

The non-project proposal itself would not increase discharges to water, air emissions, storage or 

release of hazardous substances, or noise. Future development under the amendment may 

involve routine operations typical of similar Industrial zone uses, including minor emissions, 

controlled chemical use, and operational noise, all subject to applicable federal, state, and local 

regulations. 

• Proposed measures to avoid or reduce such increases are: 

None are included as part of this non-project proposal. Any future development would be 

required to comply with applicable regulations for water quality, air emissions, hazardous 

materials, and noise control to avoid or minimize environmental impacts. 

2. How would the proposal be likely to affect plants, animals, fish, or marine life? 

The non-project proposal would not directly affect plants, animals, fish, or marine life. Industrial 

zone sites are developed and disturbed. Any future development under the amendment would be 

required to comply with regulations protecting habitat and ESA-listed species in nearby areas such 

as Fidalgo Bay. 

• Proposed measures to protect or conserve plants, animals, fish, or marine life are: 

None. This non-project proposal does not involve construction or habitat modification. Any 

future development would be required to follow applicable federal, state, and local 

regulations to protect plants, animals, fish, and marine life. 

3. How would the proposal be likely to deplete energy or natural resources? 

The non-project proposal itself would not deplete energy or natural resources. Future 

businesses operating under the amendment (indoor vehicle repair or small boat sales) would 

use typical amounts of electricity, natural gas, water, and other commercial resources, 

consistent with similar Industrial zone uses. 

• Proposed measures to protect or conserve energy and natural resources are: 

 
20 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-

guidance/sepa-checklist-section-d-non-project-actions 
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None. This non-project proposal does not involve construction or operations. Any future 
development would be required to comply with applicable energy efficiency and conservation 
standards under local building codes and regulations. 

4. How would the proposal be likely to use or affect environmentally sensitive areas or 
areas designated (or eligible or under study) for governmental protection, such as 
parks, wilderness, wild and scenic rivers, threatened or endangered species habitat, 
historic or cultural sites, wetlands, floodplains, or prime farmlands?  

The non-project proposal would not directly use or affect environmentally sensitive areas. 

Industrial zoned land is significantly developed and does not contain any known protected 

features. Nearby areas, such as Fidalgo Bay, may include ESA-listed species or wetlands, but 

the amendment does not authorize activities that would impact these habitats. Future site-

specific development would be subject to all applicable protections and regulations. 

• Proposed measures to protect such resources or to avoid or reduce impacts are: 

None. This non-project proposal does not involve construction or habitat modification. Any 

future development would be required to comply with federal, state, and local regulations 

protecting environmentally sensitive areas, including ESA-listed species, wetlands, 

floodplains, and cultural or historic resources. 

5. How would the proposal be likely to affect land and shoreline use, including whether 
it would allow or encourage land or shoreline uses incompatible with existing plans?  

The non-project proposal would not change existing land or shoreline use. It amends the code to 

allow indoor vehicle repair and small boat sales in the Industrial zone, which are consistent with 

the zone’s purpose and compatible with existing and planned land uses. Areas within shoreline 

jurisdiction remain regulated by the Shoreline Master Program, and this amendment does not 

modify those regulations. 

6.  How would the proposal be likely to increase demands on transportation or public 
services and utilities? 

The non-project proposal does not directly create new demands. Future businesses operating under 

the amendment (indoor vehicle repair or small boat sales) may generate modest increases in 

traffic, fire, police, and utility use, typical of similar Industrial zone operations, and would be 

required to comply with applicable codes and service standards. 

• Proposed measures to reduce or respond to such demand(s) are: 

None. This non-project proposal does not involve construction or operations. Any future 

development would be required to comply with applicable transportation, utility, and public 

service regulations to manage demand. 

7.  Identify, if possible, whether the proposal may conflict with local, state, or federal 
laws or requirements for the protection of the environment.  

The non-project proposal is not expected to conflict with local, state, or federal environmental 

laws. Future development under the amendment would be required to comply with all applicable 

regulations, including those protecting water quality, air quality, hazardous materials, critical 

areas, and endangered species. 
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Notice of Availability 

Including written comment period, public hearing date, and environmental determination  

 

Notice Issued Date:  March 25, 2026 

Proposal Name: Vehicle and Boat Sales and Repair Code Amendments 

City File Number:  LEG-26-05 

Documents Available At: https://www.anacorteswa.gov/1547/Legislative-Planning-Updates 

Lead Agency: City of Anacortes, Planning, Community & Economic Development 

Department 

SEPA Responsible Official: John Coleman, AICP, Director 

Written Comment Period: March 25, 2026 – April 14, 2026 at 5:00 PM  

Public Hearing Date:  Tuesday, April 14, 2026, 2024 at 6:00 PM 

Public Hearing Body:  Anacortes Planning Commission 

    City Hall Council Chambers 

    904 6th Street, Anacortes, WA 98221 

Contact Person:  Libby Grage, Planning Manager 

    libbyb@anacorteswa.gov; 360-299-1986 

 

Proposal Description: 
The City of Anacortes is considering adopting amendments to the Anacortes Municipal Code (AMC) to 

clarify development regulations for certain vehicle and boat-related uses. The proposed amendments 

are intended to reduce ambiguity, recognize existing land uses, and address the operational 

characteristics of these uses. The proposed amendments include, but are not limited to: 

• Allow vehicle repair in the Industrial zone.  

• Differentiate between light and heavy vehicle repair to ensure uses locate in zones appropriate 

for their intensity and impact. 

• Resolve conflicting regulations relating to the sale, rental, and repair of boats.  
 

SEPA Threshold Determination 
The City of Anacortes, as lead agency for this proposal, determined that this non-project proposal will 

not have a probable significant adverse impact on the environment.  An environmental impact statement 

(EIS) is not required under RCW 43.21C.030(2)(c).  This decision was made after review of a completed 

environmental checklist and other information on file with the lead agency.  This information is available 

to the public upon request. 
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This threshold Determination of Non-Significance (DNS) is issued under WAC 197-11-340(2); the City of 

Anacortes will not act on this proposal during the comment period.  Written comments regarding the 

SEPA threshold determination must be submitted by April 8, 2026 at 5:00PM.  Appeals of the SEPA 

threshold determination must be delivered, accompanied by the required appeal fee, to the City Clerk’s 

Office at 904 6th Street, Anacortes, WA, by mail or personal delivery not later than 5:00pm, April 15, 

2026. Full appeal procedures may be reviewed in AMC Ch. 18.04. 

 

How to Comment 
Comments are accepted via email, paper, or verbally.   

Email comments are preferred and must be sent to libbyb@anacorteswa.gov.    

Paper comments may be mailed or delivered to: 

City of Anacortes  

Planning, Community & Economic Development Department 
ATTN: Libby Grage 

P.O. Box 547 / 904 6th St. 

Anacortes, WA 98221 

Verbal comments may be made at the Public Hearing.  The public hearing will be held as hybrid meeting, 

with virtual and in-person attendance options.  Virtual meeting access and participation information can 

be found here: 

https://www.anacorteswa.gov/700/Meeting-Documents-and-Video  
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Anacortes Planning Commission’s  

Recorded Motion Regarding  

LEG-2026-05: Vehicle and Boat Sales and Repair Code Amendments 
 

City file number: LEG-2026-05 

Proposal name: Vehicle and Boat Sales and Repair Code Amendments 

Documents available at: 
https://www.anacorteswa.gov/1547/Legislative-Planning-

Updates 

Public hearing body: Anacortes Planning Commission 

Public hearing date: April 14, 2026 

Deliberations & 

recommendation: 
April 14, 2026 

 

After considering the written and spoken comments and the record before it, the Planning 

Commission enters the following findings of fact and recommendations to the Anacortes City 

Council. 

 

A. Findings of Fact and Reasons for Action 

 

1. The proposed amendments will allow a broader range of vehicle repair and boat repair and 

sales uses in the Industrial zone and resolve internal code inconsistencies with how vehicle 

repair, boat repair, and boat sales uses are regulated in the City.  

2. The City of Anacortes SEPA Responsible Official issued a Determination of Nonsignificance 

(DNS) on March 25, 2026. 

3. The City notified the Washington State Department of Commerce (“Commerce”) of its 

intent to adopt amendments to its development regulations on March 25, 2026, requesting 

expedited review. Commerce granted the City’s request and confirmed City compliance 

with Growth Management Act requirements for notice to state agencies in RCW 36.70A.106 

as of April 8, 2026. 

4. Public notice of the proposal and the public hearing was provided consistent with AMC 

19.16.070, including publication on the Planning, Community & Economic Development 

Department webpage, email notice to the department’s email list, and paid notice in the 

city’s official newspaper.  

5. The Planning Commission reviewed the proposal and held a public hearing at their regular 

meeting on April 14, 2026.  
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6. The Planning Commission deliberated and considered all relevant matters including public 

hearing testimony and written comments, staff recommendations and analysis, legal 

advice, and consistency with the Anacortes Comprehensive Plan. 

7. Based on review of the public testimony, the staff recommendations and analysis, and 

legal advice, the Planning Commission finds that the proposed amendments are consistent 

with the Anacortes Comprehensive Plan, the City of Anacortes’s local regulations and 

policies, and applicable state law. 

B. Recommendation  

 

The Planning Commission recommends that the City Council adopt the proposed development 

regulation amendments in Attachment A, as presented. 

 

Commission Vote 

Position  Commissioner Name Support Oppose Absent Abstain 

1 Mike Mills     

2 William McCombs     

3 Paul Ryan     

4 Jill Underwood      

5 Vacant - - - - 

6 Frank Jeretzky, Chair     

7 Linda Martin, Vice Chair     

 Total     

 

 

This recorded motion was approved on April 14, 2026. 

 

 

 

        

Frank Jeretzky, Chair        

City of Anacortes Planning Commission 
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4/14/2026

1

Vehicle and Boat 

Sales and Repair 

Code Amendments
Planning Commission Briefing & Public Hearing

1

April 14, 2026

Agenda

1. Briefing on proposed amendments

2. Public hearing

3. Planning Commission deliberation and recommendation to City 

Council

2

1

2
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4/14/2026

2

Proposal Summary

• Issue

• The code currently excludes certain compatible industrial-support 
activities from locating in the Industrial zone 

• Small-scale vehicle and boat repair (General Service)

• Small boat sales (General Service)

• Code structure complexity & inconsistencies 

• Can lead to unclear expectations and unintended barriers

• Staff Recommendation

• Amend AMC Title 19, Unified Development Code:

• Allow a broader range of vehicle repair and boat repair and sales uses in the 
Industrial zone

• Prohibit auto-oriented quick-service uses in the Industrial zone

• Resolve code inconsistencies

3

Background & Context

4

Industrial 

Zone

22nd St.

R
A

v
e

.

T
A

v
e

.

34th St.

Urban 

Maritime 

Shoreline 

Designation

Fidalgo Bay

Fidalgo Bay

Industrial Zone

3

4
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4/14/2026

3

Background & Context, cont.

• Pre-Ordinance 3040 Industrial Zone – Permitted uses

Ch. 17.16 Industrial District | Anacortes Municipal Code

Background & Context, cont.

• Major code rewrite in 

2019 (Ord. 3040)

• Vehicle repair and 

Small boat sales/ 

repair grouped under 

“General-Service” 

use category

• Not permitted in the 

Industrial zone, unless 

use can be classified as 

‘Heavy service’
6

5

6
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4/14/2026

4

Background & Context

7

Proposed Amendments

8

AMC Table 19.44.050, Principal uses 

permitted in mixed-use and industrial 

zones

• Under the General Service category, 

ungroup and separately list small boat 

repair and (major and minor) vehicle repair 

uses 

• Continue to allow these uses in all zones 

where currently allowed, except add as 

permitted in the I zone

• Add cross references to specific use 

standards in 19.44

7

8
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4/14/2026

5

Proposed Amendments, cont.

9

AMC Table 19.44.050, Principal uses 

permitted in mixed-use and industrial 

zones

• Rework the Vehicle and Boat Sales 

category to ungroup vehicle sales/rental, 

combine marine and boat sales 

• Add cross references to specific use 

standards in 19.44

Proposed Amendments, cont.

10

AMC 19.44.020, General-Service.

• Add clarification about effect of use
classification as Heavy Service

• Delete small boat sales and commercial
vehicle repair

• Add definition for small boat repair

9

10
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4/14/2026

6

Proposed Amendments, cont.

11

AMC 19.44.020, General-Service.

• Create new minor and major vehicle repair 

sub-categories; add definitions

• Add zone-specific standards for minor

vehicle repair in the Industrial zone

Proposed Amendments

12

AMC 19.44.130, Vehicle & Boat 

sales/rental.

• Rework Vehicle & Boat sales/ rental 

category definitions

• Carry over CBD zone-specific standards 

for small boat sales

11

12
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4/14/2026

7

Procedural Timeline

13

• March 25, 2026 Planning Dept. released amendment proposal; SEPA 

DNS issued; Commerce notified; Notice of Availability & 

Public Hearing published

• April 14, 2026 PC briefing and public hearing; recommendation

• April/May 2026 CC consideration and adoption 

Thank you!
Questions?

13

14
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Planning Commission Agenda Bill  

Meeting Date: April 14, 2026 Agenda Item: 6.a. 
 
Subject: Shoreline Master Program Update — Review of Proposed Amendments and 
Project Status 
Staff Contact: Libby Grage, John Coleman 
 
Approved for Submittal to Commission by Action Type 
Libby Grage   
John Coleman   

Discussion 

 
Summary Statement: Staff will present an overview of the Shoreline Master Program 
(SMP) Update, including a review of work completed to date and a summary of the 
proposed amendments included in the most recent public review draft. The 
presentation will highlight key revisions and explain the rationale for the proposed 
changes.  
 
The purpose of this briefing is to reorient the Planning Commission to the update 
process and prepare for resumption and completion of the SMP update. The Planning 
Commission is asked to review the proposed amendments and provide feedback on key 
policy and regulatory changes to inform the next phase of the process.  
Background: Under state law, local governments are required to periodically review 
and update their Shoreline Master Programs to ensure consistency with state law, 
administrative rules, and local conditions. The City initiated the periodic update process 
in 2019. However, completion was delayed due to appeals related to the City's critical 
areas regulations and competing staff work program availability. Staff is now restarting 
the update process. 
 
For this agenda item, staff will present the proposed amendments included in the 3rd 
public review draft of the SMP Update documents. The proposed amendments included 
in the 3rd public review draft are based on work completed earlier in the process, 
including, but not limited to, the City's Final Draft Gap Analysis Report (November 
2020), the Washington State Department of Ecology's Initial Determination (October 1, 
2021), and public comments received during earlier outreach and comment periods on 
the first and second public review drafts. 
 
Public comments received, and additional project documents are available on the SMP 
Update webpage located at: https://www.anacorteswa.gov/1095/SMP-Update. 
Previous Action: 3/10/26 PC Meeting - Shoreline Master Program Overview & 
Periodic Update Re-Introduction 
Competing Viewpoints Considered:  
Recommended Motion: No action is requested. 
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Alternative Actions:  
Attachments (listed in order presented):  
1. Presentation Slides - 4/14/26 
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Anacortes Shoreline 
Master Program 
Update
Planning Commission Briefing

1

April 14, 2026
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Purpose of Briefing

• Provide status update on SMP periodic update
• Summarize work completed to date
• Review proposed amendments
• Outline next steps

2
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Background & Context
• Anacortes’ Shoreline Master Program (SMP) is required by the 

Shoreline Management Act (SMA) 
• SMP must be reviewed and updated at least every 10 years 
• Purpose of review/ update is to:

• Ensure compliance with current laws and guidance
• Reflect changed local conditions, priorities, and new and 

improved data /info
• State law contains procedural review rules for SMP 

amendments 
• Standard review or Joint state/local process

• Substantial progress was made toward completing the 
periodic update from 2019-2022; however, adoption was 
delayed

• Department of Ecology approval required after local adoption
3

Page 53 of 129



Shoreline Jurisdiction - Anacortes

4

• All marine 
shorelines - 
Guemes Channel, 
Burrows Bay, 
Fidalgo Bay

• Lakes – Little 
Cranberry, Heart 
and Whistle, and a 
portion of Lake Erie 
within City Limits

• Associated 
wetlands
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SMP Update - Work completed to 
date

5

• Outreach
• Open houses, initial agency and tribal coordination

• Gap Analysis
• Evaluation of SMP against state requirements and local 

plans/regulations
• Identification of mandatory and optional updates

• Draft SMP Amendments
• Amendments based on gap analysis findings and public/agency input

• Public & Agency Input
• Comment periods on initial drafts
• Planning Commission meetings, joint public hearing, 

recommendation 
• Coordination with Ecology; Ecology Initial Determination (2021)
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SMP Update – Timeline

6

• Jul 2019: Executed contract with consultant
• Oct 2019: 1st Open House (in-person)
• Dec 2019: Executed Ecology grant funding agreement 
• Mar 2020: Completed gap analysis & draft proposed amendments published; 2nd   

  open house held (online)
• Jul 2020: Planning Commission meeting
• Dec 2020: Joint Ecology/PC public comment period & public hearing
• Jul 2021: CAO update adopted July 2021 (Ord. 3064); challenged to GMHB, Court of   

  Appeals 
• Oct 2021: Ecology issued SMP initial determination of consistency 
• Apr 2022: PC recommended approval of the SMP update to CC
• May 2022: City Council review of PC recommendation
• Sep 2022: CC directed changes; 3rd Draft SMP published for public comment 
• Dec 2023: Last CAO appeal resolved
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3rd Draft SMP Update – Most recent

7
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3rd Draft SMP Update – Most recent

8

• Proposed amendments informed by:
• Gap Analysis 
• Public and Agency input

• Released for public comment in September 2022
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Proposed Amendments

9
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Amendment Categories

10

Structural 
Reorganization

Consistency with 
other Plans & 
Regulations

Consistency with 
State Law

Integration of 
Critical Areas 
Regulations

Other Issues for 
Consideration
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Structural Reorganization of SMP 
Components

11

Goals & Policies

Development 
Regulations

Environment 
Designations

Current SMP Organization:
Ch. 1 - Introduction
Ch. 2 - Scope, Jurisdiction, and Exemptions
Ch. 3 - Administrative Provisions
Ch. 4 - Master Program Elements: Goals & Policies 
Ch. 5 - Shoreline Environments & Associated 
Policies and Regulations
Ch. 6 – Environmental Protection General 
Regulations
Ch. 7 – Shoreline Public Access
Ch. 8 – Specific Use Policies and Development 
Regulations 
Ch. 9 – Specific Shoreline Modification Policies 
and Development Regulations
Ch. 10 – Enforcement and Penalties
Ch. 11 – Master Program – Review, Amendments, 
and Adoption
Ch. 12 – Definitions
Appendix A – Shoreline Critical Areas Regulations
Appendix B – Shoreline Restoration Plan
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12

• Facilitates SMA-GMA 
integration

• Improves ease of use 
for property owners, 
public, staff

Structural Reorganization of SMP 
Components
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Relocation of SMP Goals and Policies

13

New Shoreline 
Element will be 
Part of the 
Comprehensive 
Plan

Goals & Policies
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Shoreline Goals and Policies

14

Shoreline Master Program Elements
• Shoreline Use Element
• Economic Development Element
• Circulation Element
• Public Access Element
• Recreational Element
• Conservation Element
• Restoration & Adaptive Management Element
• Historic, Cultural, Scientific, and Cultural Element

Shoreline Environment Designations
• Shorelines of Statewide Significance
• Aquatic
• Natural
• Conservancy
• Shoreline Residential
• Urban
• Urban Maritime

Environmental Protection
• Impacts, Mitigation, and Bonding
• Vegetation Conservation
• Critical Areas – General
• Fish and Wildlife Habitat Conservation Areas
• Frequently Flooded Areas and Tsunami Inundation Areas
• Geologically Hazardous Areas
• Wetlands

Shoreline Public Access
• General Policies
• Beachwalks
• Street Ends
• Design
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Shoreline Goals and Policies

15

Specific Use Policies
• Advertising and Signs
• Agriculture
• Aquaculture
• Commercial Development
• Industrial and Port Facilities
• Marinas
• Mining
• Parking Facilities
• Recreational Facilities
• Residential Development
• Scientific, Cultural and Educational Facilities
• Transportation Facilities
• Utilities

Specific Shoreline Modification Policies
• General Policies and Regulations
• Boat Launches
• Breakwaters
• Docks, Piers, and Floats
• Dredging and Dredge Soil Disposal
• Fill
• Jetties and Groins
• Mooring Buoys
• Shoreline Habitat and Natural Systems Enhancement Projects
• Shoreline Stabilization Measures & Flood Protection Works
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Shoreline Goals and Policies 
- Amendments

Non-Substantive
• Renumbering to match Comp Plan 

format
• Shall/must
• Cross references 
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Shoreline Goals and Policies 
- Amendments

Restoration & Adaptive 
Management Element
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Shoreline Goals and Policies - 
Amendments

18

Shoreline Environment 
Designations

Page 68 of 129



19

Environmental 
Protection

Shoreline Goals and Policies - 
Amendments
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Use Specific Policies

Shoreline Goals and Policies - 
Amendments
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Relocation of SMP Regulations

21

Development Regulations
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AMC 19.72 Shorelines - Organization

• Article 1. General Master 
Program Provisions

• Article 2. Administrative 
Provisions

• Article 3. Shoreline 
Environments & Regulations

• Article 4. Environmental 
Protection General Regulations

• Article 5. Specific Use 
Development Regulations

• Article 7. Specific Shoreline 
Modification Development 
Regulations

• Article 7. Enforcement and 
Penalties

• Article 8 – Master Program – 
Review, Amendments and 
Adoption

• Article 9. Definitions

22
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19.72 Shorelines – Key to D3 Mark-Ups

Corresponding Gap Analysis number / explanation of change 
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19.72 Shorelines – 
Regulation Amendments
Article 1 – General Master Program Provisions
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Article 1 – General Master Program Provisions

19.72 Shorelines – 
Regulation Amendments
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Article 1 – General Master Program Provisions

19.72 Shorelines – 
Regulation Amendments
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Article 2 – Administrative Provisions

19.72 Shorelines – 
Regulation Amendments

Page 77 of 129



28

Article 2 – Administrative Provisions

19.72 Shorelines – 
Regulation Amendments
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Article 2 – Administrative Provisions

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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31

Shoreline Environment 
Designations

1. Ship Harbor – Urban to 
Shoreline 
Residential/Conservancy

2. Canneries – Urban 
designation (no change)

3. Lake Erie – Natural to 
Conservancy designation

4. Aquatic designation – map 
correction

19.72 Shorelines – 
Regulation Amendments
Article 3 – Shoreline Environments & Regulations 
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 3 – Shoreline Environments & Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 4 – Environmental Protection General Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 5 – Specific Use Development Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 5 – Specific Use Development Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 5 – Specific Use Development Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 5 – Specific Use Development Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 5 – Specific Use Development Regulations

19.72 Shorelines – 
Regulation Amendments
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Article 6 – Specific Shoreline Modification Development 
Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 6 – Specific Shoreline Modification Development 
Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 6 – Specific Shoreline Modification Development 
Regulations 

19.72 Shorelines – 
Regulation Amendments
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Article 6 – Specific Shoreline Modification Development 
Regulations 

19.72 Shorelines – 
Regulation Amendments
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Definitions

19.72 Shorelines – 
Regulation Amendments

Page 119 of 129



70

Definitions

19.72 Shorelines – Regulation Amendments
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Definitions

19.72 Shorelines – Regulation Amendments
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Definitions

19.72 Shorelines – Regulation Amendments
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Definitions

19.72 Shorelines – Regulation Amendments
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Definitions

19.72 Shorelines – Regulation Amendments
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Definitions

19.72 Shorelines – Regulation Amendments
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What’s Next?

• Determine next steps and timeline for adoption, which may include, but 
is not limited to:
• Updated Public Participation Plan
• Review /update 2020 Gap Analysis 
• Coordinate with Ecology
• Create an updated SMP Draft for public review (using October 2022 version as 

starting point)
• Integrate critical areas regs

76
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For more information…

77

•Project website: 
https://www.anacorteswa.gov/1095/
SMP-Update

•Staff contact: 
Libby Grage, Planning Manager
libbyb@anacorteswa.gov 
360-299-1986
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Thank you!
Questions?
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79

3 

Drafts and written 
comment periods

51 

Comment Letters

1 

Joint Public Hearing

2 

Open Houses

8

Planning Commission 
Meetings

(this is the 9th)

3  

City Council Meetings

XX comment 
responses

Process to Date, by the #s

Periodic Update - Work completed
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