
The City of Anacortes encourages people with disabilities to participate in public meetings. 

For assistance with special needs, please contact Cherri Kahns at 360-299-1950 at least 48 hours prior to this meeting. 
 

 

ANACORTES PLANNING COMMISSION 

 
 

 
 
 

OCTOBER 26, 2016 
 
 

Municipal Building Council Chambers 
 

6th Street and “Q” Avenue 
 

AGENDA 
 

6 P.M. 
 

 

1. Site Visit : 4:00 PM – meet at eastern terminus of Skyline Way.  No testimony 
will be taken at the site visit. At the conclusion of the site visit, the Planning 
Commission will open the public hearing on this matter at the regularly scheduled 
October 26, 2016 evening meeting. 

 
2. Roll Call 
 
3. Minutes of October 12, 2016 
 
4. Correspondence 

 
5. Old Business 
 No old business 
 
6. New Business 

a. Public Hearing - Mousel 2-story building; 1st floor restroom serving the marina; 
2nd floor apartment; SSDP, & land use CUP; SDP-2016-1003 
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Planning Commission Meeting 
Minutes for –October 12, 2016 

 

 

Chair Laumbattus called the Meeting of October 12, 2016 to order at approximately 6 p.m. 

Roll Call 
Members Present: Commissioners Laumbattus, Oppel, Moffitt, McNett, Mount, and Cleland 
McGrath.  

Minutes 
Meeting minutes of September 14 were approved as read.  

Correspondence 
No correspondence was presented. 

New Business 
Public Hearing – Amend Code Regarding State Licensed Marijuana Producers 

Darcy Swetnam, City Attorney, explained Medical Marijuana Cooperatives. There is currently a 
moratorium in place for marijuana cooperatives, which allow up to 60 plants grown 
cooperatively in a residential area for medical marijuana patients within one operation. The City 
is proposing prohibition of all medical marijuana cooperatives. Individual patients would still be 
able to grow up to 15 plants in their home. 

Commissioner McNett requested clarification on the benefit of the cooperative if patients can 
still grow up to 15 plants. Ms. Swetnam responded by suggesting some patients may not have 
room in their home and another patient may have extra space.  

Chair Laumbattus asked if this is restricted to indoor growing. Ms. Swetnam stated that the 
state requires growing indoors.   

Commissioner Cleland-McGrath questioned why two patients could still combine to grow up to 
30 plants. Don Measamer, City Director, clarified that it allows a patient to help another that 
does not know how or cannot do it on their own, and they both must be patients.  

With no comments, the public hearing closed. 

Chair Laumbattus made a motion to prohibit marijuana grow cooperatives. Commissioner 
Oppel seconded. The motion passed unanimously.  

New Business 
Public Discussion - Municipal Code Amendments 
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Don Measamer, City Director, presented updates to code for the next year. The updates include 
the growth management act periodic update requirements for critical areas regulations. More 
information will be provided on the City website that will inform the public of all City code 
updates and a preliminary schedule. Mr. Measamer suggested that at least 3 Commissioners 
hold a workshop for the public.  

Ms. Swetnam presented on Title 19, Unified Development Code Ordinance, which should place 
all development codes in one location, remove inconsistencies, and clarify requirements. Ms. 
Swetnam provided a draft table matrix showing how land uses and procedures are structured, 
including the introduction of a hearing examiner and new duties for Planning Commissioners. 

Commissioner Moffitt questioned the timeline for code enforcement updates. Ms. Swetnam 
stated that it will most likely be a part of the Title 20 update. 

Chair Laumbattus questioned the verbiage “appropriate appeal fees”, as appeals have not 
previously had fees. Ms. Swetnam clarified that it was included for future discussion. 

Commissioner Oppel requested clarification on the level 1 versus level 2 variances. Ms. 
Swetnam stated that levels separate variances by complexity, simplifying the process for simple 
variances. Levels have not yet been defined.  

Commissioner Oppel requested specific significant differences in the matrix allowances. Mr. 
Measamer suggested significant changes as those moving short subdivisions administrative 
decisions up to 4 lots, instead of 9 lots, and the introduction of a hearing examiner for certain 
land uses as significant changes. 

Chair Laumbattus requested comments at this time. 

Gene Derig, 1302 K Avenue. Mr. Derig does not support including an appeal fee.  

Patrick O’Hearn, 11039 Post Drive. Mr. O’Hearn is concerned with the public’s capability to 
appeal a type 1 project if there is no notice for a project. Mr. Measamer clarified that there are 
no current notice requirements for boundary line adjustments, and that will be researched with 
the code updates. Mr. O’Hearn does not support removing the Board of Adjustments. Ms. 
Swetnam clarified that if a hearing examiner is not used, the Board of Adjustments would be in 
its place within the matrix table.  

Chair Laumbattus called the meeting to a close at approximately 6:50 p.m. 
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Planning Commission Agenda Bill   

Meeting Date: 10/26/2016     Agenda Item: 5A 

Subject: Mousel Investments Two-Story Building 

Staff Contact: Kevin Cricchio, AICP, Associate Planner 

 

 

 

 

 

Summary & Background: At 6:00 PM on Wednesday, October 26, 2016, an open-

record public hearing will be conducted concerning a Shoreline Substantial Development 

Permit (SSDP) and land use type of Conditional Use Permit to permit the construction of 

a 22’ X 30’ two-story building onsite. The proposed building’s first floor would contain a 

private restroom with showers, laundry facilities, and storage therein to serve Bayside 

Moorage, a private marina.  The second floor of the proposed building would consist of 

a single-family residence / one bedroom apartment for use by the dock-master. Bayside 

Moorage is an existing private marina with fifty (50) boat slips. Please note, a site visit 

is scheduled for 4:00 PM prior to the hearing. Meet at the east terminus of Skyline Way.  

Recommendation:  The Department of Planning, Community, and Economic 
Development recommends that the Planning Commission approve the subject 
Shoreline Substantial Development Permit & land use type of Conditional Use Permit 
subject to staff’s suggested conditions of approval. 

Attachments: Draft Planning Commission’s Findings of Fact, Conclusions of Law, 

Recommendation, and Exhibits 

Draft Planning Commission’s Findings of Fact, Conclusions of Law, & Recommendation 

Exhibit #01, Master Permit Application, JARPA, & Narrative,  

Exhibit #02, Notice of Application & Hearing 

Exhibit #03, Agency & Department Comments Received 

Exhibit #04, Public Comments Received 

Exhibit #05, City of Anacortes GIS Map & Assessor’s Information 

Exhibit #06, Site Plan & Elevations 

Approved for Submittal to 
Commission by 
X Don Measamer, Director 

  

  

  
  

Action Type 

X Public Hearing 

X Discussion 

X Possible Action 
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Exhibit #07, Site Photos 

Exhibit #08, Inadvertent Discovery Plan 

Exhibit #09, Skyline Division #19, Skyline Way –Private /Public 

Exhibit #10, Bayside Short Plat 

 

 

 

  



 

 
 

PLANNING COMMISSION’S   

DRAFT FINDINGS OF FACT, CONCLUSIONS OF LAW,  

& RECOMMENDATION: 

 
 
OPEN-RECORD  
PUBLIC HEARING: Wednesday, October 26, 2016, @ 6:00 PM  
 
SITE VISIT: Wednesday, October 26, 2016, @ 4:00 PM 
 
FILE NUMBERS:   SDP-2016-1003 
 
PROJECT LOCATION: East terminus of Skyline Way  
  

The project site is located in a portion of Section 27; Township 35 
North; Range 01 East; Willamette Meridian.  

 
APPLICANT/  
LANDOWNER:   Harold Mousel 

Mousel Investments, LLC 
    13827 Donnell Road 
    Anacortes, WA 98221 
   
AGENT:   John Hoxeng, PLS 
    Schemmer Consulting Group 
    301 30th Street, Suite C 
    Anacortes, WA 98221 
 
STAFF REPORT  
PREPARED BY:   Kevin Cricchio, AICP 
    Associate Planner 
    City of Anacortes 
    904 6th Street 
    Anacortes, WA 98221 
 
SUBJECT PROPOSAL:   The applicant has applied for a Shoreline Substantial Development 

Permit (SSDP) and land use type of Conditional Use Permit (CUP) 
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to permit the construction of a 22’ X 30’ two-story building onsite. 
The proposed building’s first floor would contain a private 
restroom with showers, laundry facilities, and storage therein to 
serve Bayside Moorage, a private marina.  The second floor of the 
proposed building would consist of a single-family residence / one 
bedroom apartment for use by the dock-master. Bayside Moorage 
is an existing private marina with fifty (50) boat slips.  

 
SUBJECT PARCEL:  Parcel #: P32370 
 
EXISTING LAND USE: The proposed two-story building would be located within a 

parking lot’s landscape area that serves both an adjacent marina 
and condominium complex. 

 
CURRENT ZONING & COMP. 
PLAN DESIGNATION: Commercial Marine (CM) Zoning District 
 
SURROUNDING ZONING & LAND USES: 

Direction: Zoning: Present Land-Use: 

North: Commercial Marine Marina 

South: Commercial Marine  Parking Lot & Condominiums 

East: Commercial Marine Parking Lot & Condominiums 

West: Commercial Marine  Parking Lot 

 
SHORELINE ENVIRONMENT/ 
DESIGNATION:  Urban 
 
DRAFT FINDINGS OF FACT: 
 
I.  GENERAL BACKGROUND: 

A. The project site is located in the City of Anacortes’ Commercial Marine (CM) 
Zoning District and Urban Shoreline Environment. 

B. In 2015, the applicant applied for both a Shoreline Substantial Development 
Permit and Shoreline Variance (SDP-2015-0004) to permit the construction of a 
single-story restroom on the subject property to serve Bayside Moorage in the 
approximate location where the existing portable toilet and garbage dumpster is 
located at today. The Planning Commission however denied the subject 
application as commissioner’s determined it didn’t meet the criteria of approval 
for a shoreline variance.   

C. On January 26, 2016, the applicant’s agent met with city staff to discuss the 
subject proposal during a pre-application conference (PRE-2016-0002). 
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D. The applicant /agent conducted a neighborhood meeting on April 11, 2016, 
concerning the subject proposal.  

E. On August 12, 2016, the applicant applied for a Shoreline Substantial 
Development Permit (SSDP) and land use type of Conditional Use Permit (CUP) 
to permit the construction of a 22’ X 30’ two-story building onsite. The proposed 
building’s first floor would contain a restroom, showers, laundry facilities, and 
storage to serve Bayside Moorage, a private marina. The second floor of the 
proposed building would consist of a single-family residence / one bedroom 
apartment for use by the dock-master. No modifications to code are proposed.  

F. An existing portable toilet located onsite today serves the restroom needs of 
patrons of Bayside Moorage. As conditioned below, the portable toilet would be 
removed from the subject property before certificate of occupancy is issued.  

G. The subject application was reviewed by PCED and deemed complete on August 
29, 2016.  

H. Bayside Moorage is an existing private marina with fifty (50) boat slips. Bayside 
Moorage is separated by a parking lot from Bayside East Condominiums, a 16 
unit apartment complex consisting of four 3 bedroom units and twelve 2 
bedroom units.  

I. The existing parking lot is not shared. Each property [Bayside Moorage & Bayside 
East Condominiums] is separately owned and is responsible for their own 
parking spaces.  

J. A mutual access and utilities easement straddles the boundary line separating 
the marina and condominium complex.   

K. Skyline Way is a public right-of-way from Sunset Avenue south until 
approximately Cabana Lane (See Exhibit #9).  

L. Cumulatively, the subject property is 2.92 acres or 127,223 square feet in area. 
This area includes the area of the marina and land landward of the shoreline. 
According to the Shoreline Functional Assessment prepared by AES, 23,344 
square feet of the subject property consists of land landward as measured from 
the existing bulkhead.  

M. The thirty (30) day comment period ended at 5:00 PM on October 07, 2016, but 
comments were accepted up until the close of the public record at the open-
record public hearing.  

N.  The site plan associated with the proposed improvement is marked as Exhibit 
#06. 

 
II. NOTICE OF APPLICATION (NOA) & NOTICE OF HEARING (NOH): 

A. A Notice of Application (NOA) and Notice of Hearing (NOH) was published in the 
Anacortes American Newspaper on September 7, 2016 (See Exhibit #02). 
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B. On August 29, 2016, the NOA and NOH was also posted in two locations onsite.  

C. Additionally, on August 29, 2016, the NOA & NOH was posted on the city’s 
website, at city hall, the library, and the local USPS office.  

D. On August 29, 2016, the NOA & NOH was mailed to owners of property within 
300 feet of the subject property.  

E. Lastly, on August 29, 30, 2016, agencies and departments of jurisdiction were 
solicited for comment.   

 
III. CRITICAL AREAS REVIEW: 

A. FISH & WILDLIFE CONSERVATION AREAS: As required by the City of Anacortes’ 
Shoreline Master Program, the subject proposal was reviewed for proximity to 
Fish and Wildlife Conservation critical areas. However, according to a Shoreline 
Functional Assessment dated August 5, 2016, prepared by Advanced 
Environmental Solutions (AES), there will be no direct shoreline impacts 
associated with the project. The proposed two-story building will be 39.4 feet 
from the delineated ordinary high water mark (OHWM). Furthermore, AES 
stated that the existing shoreline buffer on the property and within its 
immediate vicinity although deemed stable, functionally is rated at low levels. 
No physical modifications to the shoreline’s bulkhead or side banks are 
proposed. Since the shoreline buffer function is anticipated to remain unchanged 
at low levels post construction, the project is said to result in a “no net loss” in 
ecological function. 

B. PRIORITY HABITATS & SPECIES:   Flounder Bay bounds the site to the north & 
east while Burrows Bay bounds the site to the south. Although marine waters 
may contain listed species & habitat, the project area is upland and meets the 
minimum twenty-five (25) foot “Urban” shoreline environment/ designation 
setback requirement as measured from the ordinary high water mark (OHWM).  

The subject proposal is not anticipated to result in either direct or indirect 
effects to threatened or endangered terrestrial or marine species.  The 
Washington State Department of Fish and Wildlife (WDFW) and the United 
States Fish and Wildlife (USFW) was also provided an opportunity to comment. 
No comment was received.  

C. FLOODPLAIN:  The project site appears to lie within FEMA’s “Zone X” (FIRM # 
5303170060A; Panel 60 of 100) area.  Zone X areas are areas that are 
determined to be outside the 0.2% annual chance floodplain.   

D. CULTURAL RESOURCES: During the 30-day comment period, comment was 
received (See Exhibit #08) from the Washington State Department of 
Archaeology and Historic Preservation (DAHP) requesting that at Inadvertent 
Discovery Plan (IDP) be prepared. This comment was forwarded to the applicant 
for action. Shortly thereafter, PCED received an IDP (See Exhibit #08) prepared 
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by Drayton Archaeology of Bellingham, Washington. Staff forwarded this IDP to 
DAHP for review and on October 6, 2016, PCED received an email /letter from 
DAHP that they concurred with the plan.  
 

IV. AGENCY & DEPARTMENT COMMENTS RECEIVED: 

Several comments were received from both agencies and departments of jurisdiction 
(See Exhibit #03). Comments received from both agencies and departments of 
jurisdiction have been made as conditions of approval.  

 
V. PUBLIC COMMENTS RECEIVED: 

Several comments were received from neighboring landowners with concerns 
expressed therein. Please see Exhibit #04. The public comments received have been 
summarized below with staff analysis provided. 
 

 SUMMARIZED CONCERN: STAFF ANALYSIS: 

1. Location of building and 
removal of landscape area 
concern 

The proposed building will be within a landscaped area. 
Although vegetation will be removed associated with 
the construction of this building, the applicant will be 
required to resubmit a revised landscape plan show 
how they will be meet the minimum requirement of 
landscaping per AMC Chapter 17.41 

2. Quiet neighborhood concern The proposed building will be accessory to and serve an 
existing private marina. No additional boat slips are 
proposed. Construction will result in an increase of two 
parking spaces to the existing parking lot.  

3. Condo-minimizing the marina 
concern 

The proposed building does not involve a condominium 
project. 

4. Perceived increase in noise, 
traffic, and people concern 

If approved, the two-story building would result in the 
construction of two additional parking spaces for the 
proposed single-family residence /apartment located 
on the 2nd floor. The restroom located on the first floor 
would be accessory to and serve an existing private 
marina. The restroom would not result in any increased 
traffic, noise, or people as it would replace the existing 
portable toilet located onsite.  

5. Upstairs apartment concern As is proposed, the upstairs single-family residence / 
apartment would serve as a residence to a dock-master 
who would oversee the existing private marina.  

6. Blockage of view concern The proposed 22’ X 30’ two-story building could 
potentially block some views for those condos located 
within close proximity to it. However, both the 
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 SUMMARIZED CONCERN: STAFF ANALYSIS: 

Anacortes Municipal Code and Shoreline Master 
Program do not regulate or protect view corridors. 
Additionally, the maximum permitted height in the CM 
zone and “Urban” shoreline environment is 35 feet. The 
proposed building would be 22’-1”.  

7. Off-street parking concern As is discussed below, the existing private marina and 
proposed building meets the minimum number of off-
street parking spaces required per AMC Chapter 17.46.  

8. Outdoor exterior lighting 
concern 

As conditioned below, exterior lighting will be down-
shielded.  

9. Location of garbage dumpster 
concern  

The existing garbage dumpster will remain in place. 
However as conditioned below a new enclosure will 
required. 

10. Aesthetics of new building 
concern 

The applicant can voluntary agree to build the proposed 
building in a similar architectural style as that of 
Bayside East Condos. The city however cannot require 
this.  

11. Private road concern Skyline Way becomes a private road south of Cabana 
Lane. Access easements are provided across the subject 
property. Two additional parking spaces are required 
associated with the single-family residence /apartment 
on the 2nd story of the proposed building. No additional 
off-street parking will be required or traffic will result 
from the construction of the restroom on the first story 
as it serves an existing 50 slip private marina.  

12. Perceived decrease in quality of 
life concern 

The proposed building should not decrease the quality 
of life of any of the residents of the condominium 
complex. In fact, quality of life should increase with the 
removal of the portable toilet onsite, construction of a 
new restroom to serve the marina, and the addition of 
new landscaping provided associated with the project.  

13. Restroom odor concern There should not be odors associated with the 
proposed restroom as it will be hooked up to the city’s 
sanitary sewer system. The private restroom will have 
flushable toilets, will replace the existing portable 
toilet, and be constructed to current code 
requirements. 

  

VI. STATE ENVIRONMENTAL POLICY ACT: 
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A. The subject proposal is exempt from SEPA environmental review pursuant to 
AMC 18.04.120(A)(3).  

 
VII. SHORELINE MANAGEMENT ACT: 

 A. The subject proposal lies within 200 feet of a shoreline of statewide significance 
and thus is subject to conformance with Washington State’s Shoreline 
Management Act (RCW 90.58) and the City of Anacortes’ 2010, Shoreline Master 
Program.  

B. The subject property is located in the “Urban” shoreline environment 
/designation of the 2010, Shoreline Master Program of the City of Anacortes. The 
proposed two-story structure however is outside of the “Urban” shoreline 
environment /designation’s 25-foot setback requirement as measured from the 
Ordinary High Water Mark (OHWM).   

C. According to Table 5.1 of the City of Anacortes’ 2010 Shoreline Master Program, 
both marinas and single-family residences are permitted uses within the “Urban” 
Shoreline Environment /Designation.   

D. A bathroom serving an existing marina is considered accessory to the marina and 
thus permitted outright. Single-family residences however require an approved 
land use type of Conditional Use Permit (CUP). 

E. The subject proposal however is not exempt from obtaining an approved 
Shoreline Substantial Development Permit (SSDP) per WAC § 173.27.040. 

F. According to AMC § 18.16.100(B)(2) “For each shoreline substantial 
development/conditional use/variance permit application an open-record public 
hearing shall be held before the Planning Commission. For project improvements 
valued at less than one million dollars on project sites less than three acres in 
size, the Planning Commission may approve, approve with conditions, or deny 
the permit unless an appeal of the planning commission’s action is filed.”  The 
total cost or fair market value of the proposed project has been estimated to be 
$50,000 in value and is on less than 3-acres. Therefore, the Planning Commission 
has decision-making authority for the subject shoreline permit application.   

 However, since a single-family residence /apartment is proposed above a 
restroom that would be accessory to and serve the adjacent marina, a land use 
type of Conditional Use Permit (CUP) is also required per AMC 17.21.040. The 
applicant has also requested that both permit applications (i.e., SSDP & CUP) be 
reviewed and processed concurrently. Therefore, since a Conditional Use Permit 
goes before both the Planning Commission and City Council, both permit 
applications in this case will do so. 

G. According to the Table 5.2 of the Shoreline Master Program (SMP), the 
maximum permitted height in the “Urban” shoreline environment/designation is 
thirty-five (35) feet above grade. The applicant however is proposing a height of 
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twenty-two feet and one inch (22’-1”) above grade. Therefore, conformance 
with this requirement has been met.  

H. The setback requirement from the ordinary high water mark in the “Urban” 
shoreline environment /designation is twenty-five (25) per Table 5.2 of the SMP. 
The applicant however is proposing a setback of 39.4 feet from the OHWM. 
Therefore conformance with this requirement has been met.  

I. According to Table 5.2 of the SMP, the maximum permitted lot coverage in the 
“Urban” shoreline environment /designation is fifty (50) percent. The subject 
property cumulatively is 2.92 acres or 127,223 square feet in area. This area 
includes the area of the private marina and land landward of the shoreline. The 
applicant is proposing constructing a 22’ X 30’ (1320 SQ’) two-story building 
which is approximately 660 square feet in lot coverage. According to the 
Shoreline Functional Assessment prepared by AES, 23,344 square feet of the 
subject property consists of land landward as measured from the existing 
bulkhead. Therefore, conformance with this requirement has been met. 

J. There is no maximum permitted percentage of impervious surface in the 
“Urban” shoreline environment /designation per Section 5.10 of the SMP.  

K. The subject proposal is/is not consistent with the Washington State’s Shoreline 
Management Act and City of Anacortes’ 2010, Shoreline Master Program and 
development regulations listed therein for developments within the “Urban” 
shoreline environment /designation. 

 
VIII. ZONING ORDINANCE/CODE: 

A. The City’s Zoning Map establishes zoning district boundaries and the City Zoning 
Ordinance establishes (1) the permitted use of land in the various zones, and (2) 
development standards. 

B. The subject property is located in the Commercial Marine (CM) Zoning District. 

C. Pursuant to AMC § 17.21.010, The Commercial Marine (CM) Zoning District is 
“established in recognition of the unique and irreplaceable nature of certain 
marine sites within Anacortes, and creates a special commercial district 
providing for the establishment of such uses as marinas, boat docking facilities, 
and other commercial enterprises where orientation to navigable waterways and 
tourism trade is of prime importance. Uses in this district are intended to serve 
the needs of marine oriented and tourist activity, and not to create large scape 
commercial centers providing basic goods and services to the entire 
community.” 

D. According to AMC 17.21.040, in the CM Zoning District both public/private 
marinas and public/private parking land uses are permitted outright. A bathroom 
serving a marina is considered accessory to the marina and thus permitted in the 
zone. Single-family residences /apartment however require an approved land 
use type of Conditional Use Permit (CUP). 
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E. Pursuant to AMC 17.46.020, boat moorage requires one (1) off-street parking 
space per 2 docking slips. The existing marina consists of fifty (50) moorage slips. 
Therefore, the required number of off-street parking spaces for the marina is 
twenty-five (25). The proposed bathroom serving the marina does not require 
any additional parking spaces. However, the single-family residence /apartment 
above does require two (2) additional spaces. So, cumulatively twenty-seven (27) 
parking spaces are required for the subject proposal and existing marina. Thirty-
nine (39) parking spaces currently existing on the site. Therefore, conformance 
with the minimum number of off-street parking spaces per AMC 17.46.020 has 
been met.  

F. The subject parcel is 2.92 acres. There is no minimum lot size however in the CM 
Zone per AMC 17.21.050.  

G. Pursuant to AMC 17.21.060, there is no minimum setback requirement except 
ten (10) feet when the property line adjoins a different zone which has required 
setbacks or twenty (20) feet from a right of way. Conformance with this 
requirement has been met as the entire area is zoned CM and Skyline Way 
adjacent to the project site is private –not public.  

H. The maximum permitted land coverage in the CM Zone is fifty (50) percent. The 
subject property is 2.92 acres or 127,223 square feet in area. This area includes 
area of the private marina and land landward of the shoreline. The applicant is 
proposing constructing a 22’ X 30’ (1320 SQ’) two-story building which is 
approximately 660 square feet in lot coverage. According to the Shoreline 
Functional Assessment prepared by AES, 23,344 square feet of the subject 
property consists of land landward as measured from the existing bulkhead. 
Therefore, conformance with this requirement has been met.  

I. According to AMC 17.21.090, the maximum permitted height in the CM Zone is 
thirty-five (35) feet. According to the applicant’s plans, 22’-1” is proposed.  

J. Per AMC 17.21.070, the maximum permitted density in the CM Zone is twenty-
eight (28) dwelling units per gross acre. One single-family residence /apartment 
is proposed above the bathroom. The subject property is 2.92 acres or 127,223 
square feet in area. However, this area includes both the area of the private 
marina and land landward of the shoreline.  According to the Shoreline 
Functional Assessment prepared by AES, 23,344 square feet of the subject 
property is landward of the existing bulkhead. The proposed density is 1.85 
dwelling units per acres (1 DU /0.54 acre). Therefore, conformance with this 
requirement has been met.  

K. Anacortes Municipal Code Chapter 17.41 regulates landscaping within the city 
limits of the City of Anacortes. According to AMC 17.41.020(G), in the CM Zone 
the minimum percent to be landscaped is fifteen (15) percent.  According to the 
Shoreline Functional Assessment prepared by AES, 23,344 square feet of the 
subject property consists of land landward as measured from the existing 
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bulkhead. Fifteen (15) percent of the site equals 3,501.60 square feet.  According 
to the Shoreline Functional Assessment prepared by AES, 3533 square feet or 
15.1% of the site will be landscaped with vegetation native to Western 
Washington. Conformance with this requirement has been met.  

L. According to AMC 17.10.100(B)(2), Conditional Use Permits shall be granted by 
the City only if the applicant can demonstrate the following: 

 
 1. The conditional use is designed in a manner which is compatible with the  

 character and appearance of the existing, or proposed, development in the 
vicinity of the subject property and is consistent with the purpose of the 
zone in which the subject property is located; 

  
 STAFF ANALYSIS:   
 The proposed two-story building has been designed to be compatible with the 

character and appearance of the existing development. The proposed two-story 
building that would have a restroom on the first floor and a single family 
residence /apartment above it would sit within a landscape area in a parking lot 
surrounded by a two-story condominium complex and marina. The bathroom 
would be private and serve only patrons of the marina.  

 
 2. The location, size and height of buildings, structures, walls and fences, and  

 screening vegetation for the conditional use shall not hinder neighborhood 
circulation or discourage the permitted development or use of neighboring 
properties; 

 
 STAFF ANALYSIS:   
 The proposed two-story building will be located within a landscape area 

surrounding an existing parking lot. It will not hinder neighborhood circulation 
nor discourage permitted development or uses of neighboring properties. In 
fact, the proposed bathroom is a permitted use within both the underlying CM 
Zoning District and the SMP’s Urban Shoreline Environment and associated 
regulations. The single-family residence /apartment above is the only use that 
requires a land use type of Conditional Use Permit. As conditioned below, 
additional landscaping will be required and the entrances to the bathroom 
screened.  

 
 3. The conditional use is designed in a manner that is compatible with the  
  physical characteristics of the subject property; 
 
 STAFF ANALYSIS:   
 The proposed two-story building will be designed to be compatible with the 

adjacent and existing condominium complex.  
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 4. Requested modifications to standards are limited to those which will  
 mitigate impacts in a manner equal to or greater than the standards of this 

title or will not be detrimental to the surrounding neighborhood; 
 
 STAFF ANALYSIS:   
 No modifications to code are proposed. The construction of the proposed two-

story building will not be detrimental to the surrounding neighborhood. In fact, 
the first story of the building will be a restroom with showers, laundry facilities, 
and storage therein to serve Bayside Moorage, a private marina. Currently, those 
patrons of the marina utilize a portable toilet that is located east along the spit. 
The new restroom would replace the portable toilet and result in it being 
removed from the subject property. 

 
 5. The conditional use is not in conflict with the health and safety of the  

 community; 
 
 STAFF ANALYSIS:   
 The construction of one (1) single-family residential unit/condo above a 

bathroom accessory to and serving an existing marina does not create a conflict 
in the community /neighborhood health and safety. In fact the construction of a 
bathroom improves the community’s health and safety by providing a sanitary 
place for patrons of the existing marina to use bathrooms and associated 
showers.  

 
 6. The conditional use is such that pedestrian and vehicular traffic associated  

 with the use will not be hazardous or conflict with existing and anticipated 
traffic in the neighborhood, and adequate pedestrian and vehicular 
connections to the arterials and adjacent areas as well as appropriate 
circulation within the project are provided consistent with city policies and 
standards for circulation patterns in the area; 

 
 STAFF ANALYSIS:   
 The proposed two-story building will not impede either pedestrian or vehicular 

traffic. Additionally, except for the proposed single family residence /apartment 
above the bathroom, the use will not result in additional traffic as the bathroom 
will serve an existing marina with a fixed number of slips therein. Two (2) 
additional parking spaces will be required for the single-family residence 
/apartment. Additionally, the existing parking lot is not shared. Each property 
[Bayside Moorage & Bayside East Condominiums] is separately owned and is 
responsible for their own parking spaces. 

 
 7. The conditional use will be supported by adequate public facilities or  
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 services and will not adversely affect public services to the surrounding 
area or conditions can be established to mitigate adverse impacts on such 
facilities; and 

 
 STAFF ANALYSIS:   
 The proposed two-story building will be served by public facilities including city 

potable water and sanitary sewer.  
 
 8. The conditional use is in compliance with the Comprehensive Plan. 
  
 STAFF ANALYSIS:   
 The subject conditional use permit will be in compliance with both the city’s 

comprehensive plan and municipal code.  
 
M. The subject proposal is/is not consistent with the above development 

regulations.   
 
IX. CONCLUSIONS OF LAW: 

  A. The public notice requirements for both the land use type of Conditional Use  
 Permit and Shoreline Permit as required by AMC 17.10.100 and 18.16.050 

respectively have been complied with. 

  B. The Planning Commission bases its Findings of Fact, Conclusions of Law &  
 Recommendation on the entire record, including all testimony and exhibits.  Any 

finding which would be deemed a Conclusion of Law, and any Conclusion of Law 
which should be deemed a finding is hereby adopted as such. 

  C. The project is/is not consistent with both the Commercial Marine (CM) Zoning  
 District; the “Urban” shoreline environment /designation; the general goals, 

policies and development regulations of the Anacortes Shoreline Master 
Program; the Shoreline Management Act; the general purposes of the City’s 
Comprehensive Plan; the City’s planning standards and specifications of the 
zoning ordinance; and other ordinances applicable to the proposal. 

 
X. STAFF RECOMMENDATION: 

The Department of Planning, Community, and Economic Development recommend that the 
subject Shoreline Substantial Development Permit (SSDP) and land use type of Conditional-Use 
Permit be approved by the Planning Commission subject to staff’s suggested conditions of 
approval listed below.  
 
XI. DECISION: 

Based on the foregoing information and analysis, the application material submitted by the 
applicant, and the City regulatory authority to implement the policies, standards, and the 
regulations of the Shoreline Master Plan, Comprehensive Plan, and the Anacortes Municipal 
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Code (AMC), the Planning Commission hereby recommends approval, approval with 
conditions, or denial of the subject shoreline substantial development permit (SSDP) and land 
use type of Conditional Use Permit to the City Council subject to the conditions of approval 
listed below.  
 
XII. CONDITIONS OF APPROVAL: 

1. The scope of the project shall not exceed that as set-out in the shoreline and 
conditional use permit applications (including attachments), and in accordance 
with the determinations made and conditions imposed.  Exhibit 6 shall be the 
approved site plan. 

2. The project shall comply with all applicable Shoreline Master Program 
regulations, including but not limited to, Chapter 5, Shoreline Environments & 
Associated Policies and Regulations, Chapter 6, Environmental Protection 
General Regulations, Chapter 8, Specific Use Policies and Development 
Regulations, and Chapter 9 Specific Shoreline Modification Policies and 
Development Regulations. 

3. A building permit(s) with the City of Anacortes’ shall be secured prior to work.  

4. The applicant shall be responsible for reimbursement to the City for the cost of 
posting, mailing and publication of the public hearing for this proposal.  Payment 
shall be made prior to building permit application submittal or issuance. 

5. Development shall comply with AMC § 18.16.130 regulating the time limit for 
shoreline permits as follows: 

 A. Construction, or substantial progress toward completion, must begin within  
 two (2) years after approval of the permit. Substantial progress toward 

construction shall include, but not limited to, the letting of bids, making of 
contracts, purchasing of materials involved in development, but shall not 
include development or uses which are inconsistent with the Shoreline 
Management Act or the city's master program. In determining the running 
two-year period hereof, there shall not be included the time during which 
development was not actually pursued by construction and the pendency of 
litigation reasonably related thereto made it reasonable not to so pursue; 
provided, that the city may, in its discretion, extend the two-year time period 
for a reasonable time based on factors, including the inability to 
expeditiously obtain other governmental permits which are required prior to 
the commencement of construction. 

B. Five-Year Permit Authorization. If construction has not been completed 
within five years of approval by the City of Anacortes, the city will review the 
permit, with prior notice to parties of record, and, upon showing of good 
cause, either extend the permit for one additional year, or terminate the 
permit. Prior to the city authorizing any permit extensions, it shall notify any 
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parties of record and the Department of Ecology. Note: Only one single 
extension is permitted. 

6. If any artifacts or human remains are found upon excavation, the Samish Indian 
Nation; the City of Anacortes’ Department of Planning, Community, & Economic 
Development; and the State of Washington’s Department of Archaeology and 
Historic Preservation (DAHP) shall be immediately notified and the work in the 
immediate area cease. Pursuant to RCW § 27.53.060 it is unlawful to destroy any 
historic or prehistoric archaeological resources. RCW 27.44 and § 27.53.060 
require that a person obtain a permit from the Washington State Department of 
Archaeology and Historic Preservations before excavating, removing, or altering 
Native American human remains or archaeological resources in Washington.  

7. Development shall comply with the Inadvertent Discovery Plan (IDP) dated 
September 23, 2016, prepared by Drayton Archaeology. A copy of the IDP shall 
be onsite during construction.  

8. Development shall comply with the requirements of the City of Anacortes’ 
Planning, Community, and Economic Development Department (PCED) including 
but not limited to as follows:  

A. The proposed structure shall be setback a minimum of twenty-five (25) feet 
from the ordinary high water mark (OHWM) per the City’s SMP. 

B. Orange construction fencing shall be installed at the project boundary’s 
clearing limits.   

 C. Before building permit application submittal or approval is given, a parking 
plan shall be submitted to the PCED that shows how conformance with AMC 
Chapter 17.46 is being met.   

 D. Any proposed outdoor or exterior building lighting shall be down-shielded 
preventing glare and light trespass. 

 E. The applicant shall construct a new enclosure for the garbage dumpster and 
recycling. The garbage dumpster and recycling shall remain in their existing 
location due to site constraints and garbage truck turning and backing-up 
limitations. 

F. A certificate of occupancy (CO) shall not be issued for the two-story building 
until PCED has deemed that all required improvements (landscaping, etc.) 
are in place and meet minimum standards.  

G. If applicable, the proposed two-story building shall meet basic design 
standards per AMC 17.21.110.  

H. The new building will be required to obtain a new water meter from the city 
and tight-line storm-water drains to the city’s storm-water system.  

I.  The existing portable toilet shall be removed prior to the certificate of 
occupancy being issued.  
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J. Landscaping shall comply with the landscape plan that was prepared by AES 
on August 5, 2016, as part of the Shoreline Functional Assessment.   

 9. Development shall comply with the requirements of the City of Anacortes’ Public 
Works Department including but not limited to: 

  A. All public utilities will need easements for access and maintenance. 

 10. An erosion and sedimentation control plan /small parcel storm water plan shall 
be submitted to the City with a permit application for activities that involve the 
removal of vegetation, stockpiling of earth or other materials, or any activity that 
could result in shoreline erosion or siltation. Said program shall conform to the 
City of Anacortes’ Engineering Design Standards and shall at a minimum, utilize 
Best Management Practices (BMPs) to prevent shoreline erosion and siltation.  

 
These Findings of Fact, Conclusions of Law, and Recommendation were adopted by the City of  

Anacortes’ Planning Commission on _______________________________________. 

     CITY OF ANACORTES, WASHINGTON 
     PLANNING COMMISSION 

By _______________________________________   
 Marty Laumbattus, Planning Commission Chair  
  
 
 

APPEALS: 
Appeals shall be filed in accordance with AMC § 17.10.100, 18.16.100 and/or § 18.16.110, as 
applicable. 

 

EXHIBITS: 

 

EXHIBIT 
NUMBER: 

NAME OF EXHIBIT: 

Exhibit #01 Master Permit Application, JARPA, & Narrative  

Exhibit #02 Notice of Application & Hearing 

Exhibit #03 Agency & Department Comments Received  

Exhibit #04 Public Comments Received 

Exhibit #05 City of Anacortes’ GIS & Assessor’s Info 

Exhibit #06 Site Plan & Elevations 

Exhibit #07 Site Photos 

Exhibit #08 Inadvertent Discovery Plan 

Exhibit #09 Skyline Division #19, Skyline Way –Private /Public 

Exhibit #10 Bayside Short Plat 
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Bayside Moorage 

Narrative to support a  Shoreline Substantial Development Permit and a Zoning 
Conditional Use Permit  
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Introduction 
 
The owner would like to build a two story building to serve the Bayside Moorage Marina. The 
ground story will contain separate men’s and women’s restrooms, showers, a clothes washer and 
drier, and a storage area. The second story will contain a one bedroom dockmaster’s apartment. 
 
In 2015 the applicant applied for a Shoreline Substantial Development Permit and a Shoreline 
Variance to build a single story restroom on this parcel. Refer to SDP-2015-0004. This request 
was turned down by the Planning Commission.  
 
Both public commenters and the Planning Commission members stated a preference to have the 
new building located closer to the west end of the parcel. This new location was chosen to 
accommodate those preferences. 

Relationship with Bayside-East Condominium 
 
To avoid any potential confusion we would like to clarify the relationship between Bayside-East 
Condominium and Bayside Moorage (aka “the marina”): 
 
This is simply a neighbor to neighbor relationship. The marina is not a member of the Bayside-
East Condominium and has no ownership interest in it. Likewise the condominium has no 
ownership interest in the marina.  

Access 
 
A mutual access and utilities easement straddles the boundary line separating the marina and the 
condominium. Neither party has legal right of access extending beyond this easement. This 
easement is shown and labelled on the site plan. 

Landscaping 
 
For details regarding landscaping improvements refer to the landscaping plan and the Shoreline 
Functional Assessment prepared by Advanced Environmental Solutions. 
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Parking Analysis 
 
The area between the marina and Bayside East Condominium is covered with an asphalt parking 
lot. The parking spaces are not shared. Each property is responsible for their own parking spaces. 
These parking spaces may be legally accessed via the shared access easement.  
 
For convenience, the parking requirements from AMC 17.46.020 are listed on the following 

page. 

 
 
Parking analysis of Bayside Moorage  
 

 Bayside Moorage is required to have 25 parking spaces to serve 50 moorage slips.  
 The proposed building requires 2 spaces (1.2 per unit). 

o A new space is being added, adjacent to the new restroom 
o An existing space will be converted to handicapped and designated for the new 

building 
 This results in a requirement of  27 spaces (25 for the marina plus 2 for the new 

building). 
 They currently have 39 spaces (3 of which are oversize).  The new space makes 40. 
 Therefore after construction of the new restroom/apartment, Bayside Moorage will 

exceed the requirement by 13 spaces (40 minus 27). 
 

Parking analysis of Bayside East Condominium 
 

 Bayside East Condominium is a 16 unit apartment condominium consisting of (4) 3 
bedroom units and (12) 2 bedroom units.  

 
Resulting in: 

 Total required spaces: 27  (Applying ratios from AMC 17-46-020.)  
 Current spaces: 32   (16 garage spaces plus 16 outdoor spaces). 
 Exceeds requirement by: 5 spaces. 
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AMC 17.46.020 
 

17.46.020 - Spaces required.  
The minimum number of off-street parking shall be determined in accordance with the following 

table, except where the minimum number of off-street parking spaces is varied by the planning 
commission (appealable to city council) with a documented finding that the overall parking situation in the 
project vicinity will not be adversely affected. One bicycle rack space shall be provided for every five 
parking spaces.  

Use Parking Spaces Required 

Auditorium/assembly room/exhibition 
hall/theater/commercial recreation 

1:4 fixed seats or 10:1,000 net square feet (nsf*) 
if no fixed seats 

Boat moorage, public or semi-public 1:2 docking slips 

Boat storage 1:3 storage spaces 

Funeral home/mortuary/religious inst. 1:5 seats 

Hospital/in-patient treatment, outpatient 
surgical facility 1:patient bed 

Hotel/motel 1:guest room 

Manufacturing/assembly 1.5:1,000 nsf 

Adult concessions:   

Adult entertainment 1:3 seats plus 1 space for every 2 employees on 
largest shift, or 1:100 nsf whichever is greater  

Adult panorama theater or arcade 1:2 panorama device, or 1:300 nsf, whichever is 
greater 

Adult retail 5:1,000 nsf 

Office 4:1,000 nsf 

Personal services:   
Without fixed stations 3:1,000 nsf 

With fixed stations 1.5:station 

Residential:   
Single-family detached 2:unit 

Multiple-unit structure:   
One-bedroom or studio unit 1.2:unit 

Two-bedroom unit 1.6:unit 
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Three or more bedroom unit 1. unit 8: 

Restaurant 14:1,000 nsf 

Retail/mixed retail/shopping center uses:   
Less than 15,000 nsf 5:1,000 nsf 

More than 15,000 nsf 4:1,000 nsf 

Senior housing:   
Nursing home 0.33:bed 

Congregate care senior housing 0.5:unit 

Senior citizen dwelling 0.8:unit 

Rooming/board 1:rented room 

Wholesale, warehouse 1.5:1,000 nsf 

  

*  Net square feet (nsf). The total number of square feet within the inside finished wall surface of the 
outer building walls of a structure, excluding major vertical penetrations of the floor (elevator and other 
mechanical shafts, stair wells), mechanical equipment, parking areas, common restrooms, common 
lobbies, and common hallways. Storage area is included in the net square feet calculation unless the 
property owner demonstrates that it cannot be converted to habitable space.  

When a use is established which does not use a building, or which uses a very small building in 
relation to the number of vehicles reasonably expected, or has other unique parking requirements, the 
planning commission shall establish the number of spaces required to accommodate the reasonably 
expected parking demand generated by the use, with the decision appealable to the city council. 
Examples of such uses include, but are not limited to, passenger ferry service, boat tours, bicycle tours, 
car or truck rental, taxi service, boat transport services, cruise boat moorage, park-and-ride lot.  

(Ord. 2794, § 1(Att. A), 12-15-2008; Ord. No. 2902, § 7, 5-6-2013) 
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Lot coverage 
 
Shoreline regulations. Lot coverage shall not exceed 50% of the gross area in the Urban 
Shoreline Environment. See Shoreline Master Plan, Table 5.2, shown below. 
 
Anacortes zoning. In the Commercial Marine District maximum land coverage by buildings shall 
be fifty percent. See AMC 17.21.080. 

 
The lot (or land) coverage for the new building will be 1031 Sq. Ft. Two small equipment 
enclosures could be classified as buildings and add an additional 22 Sq. Ft. of coverage.  
 
Lot coverage =   1031 + 22 = 1053 Sq. Ft. 
Gross area =  127,223 Sq. Ft. 
 
After construction, lot coverage will be less than 1% of the total gross area. 
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Utilities 

 
A 4” sanitary sewer pipe will tie in to the existing manhole located in Skyline Way near the brick 
entrance gate to the property. The sewer is owned and operated by the City of Anacortes. 
 
A 1” water line will connect the building to a nearby City of Anacortes water main Skyline 
Drive. 
 
The roof and foundations drains for the new building will connect to the existing storm system. 
 

Addressing the conditional use criterial outlined in 17.10.100 A.M.C. 
 

Relevant code sections and applicant responses are printed below. 
 

 2. 

A conditional use permit shall be granted by the city only if the applicant demonstrates that:  

a. 

The conditional use is designed in a manner which is compatible with the character and 

appearance of the existing, or proposed, development in the vicinity of the subject property 
and is consistent with the purpose of the zone in which the subject property is located;  

 

RESPONSE: 
The building has been intentionally designed to be attractive and compatible 
with the surrounding property.  
 
The use is consistent with the Commercial Marine Zone. Quoting from AMC 
17.21.010 regarding the purpose of the Commercial Marine District: “Uses in 
this district are intended to serve the needs of marine oriented and tourist 
activity, and not to create large scale commercial centers providing basic goods 
and services to the entire community.” 

  



                                                                               8/22/2016 

SCHEMMER CONSULTING GROUP PLLC • 3014 commercial ave., suite C, Anacortes, wa. 98221 • (360) 293 - 9006 

 
 

P
ag

e8
 

 
b. 

The location, size and height of buildings, structures, walls and fences, and screening 
vegetation for the conditional use shall not hinder neighborhood circulation or discourage 

the permitted development or use of neighboring properties;  

 

 
RESPONSE: 
The building is tucked away in the corner of the property and in no way 
impedes circulation. It does not interfere with the use of neighboring 
properties. 

c. 

The conditional use is designed in a manner that is compatible with the physical 
characteristics of the subject property;  

 

RESPONSE: 
The building is of high quality and is compatible with the surroundings. 

d. 

Requested modifications to standards are limited to those which will mitigate impacts in a 

manner equal to or greater than the standards of this title or will not be detrimental to the 
surrounding neighborhood;  

 

RESPONSE: 
We believe the building will not be detrimental to the surrounding 
neighborhood. 

e. 

The conditional use is not in conflict with the health and safety of the community; 

 

RESPONSE: 
This project in no way compromises the health and safety of the community. 
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f. 

The conditional use is such that pedestrian and vehicular traffic associated with the use will 
not be hazardous or conflict with existing and anticipated traffic in the neighborhood, and 

adequate pedestrian and vehicular connections to the arterials and adjacent areas as well as 
appropriate circulation within the project are provided consistent with city policies and 

standards for circulation patterns in the area;  

 

RESPONSE: 
The proposed building is not in a pedestrian path or driving lane. There is a 
parking lot adjacent to the building, which is normal and desireable. 

 

 

g. 

The conditional use will be supported by adequate public facilities or services and will not 

adversely affect public services to the surrounding area or conditions can be established to 
mitigate adverse impacts on such facilities; and  

 

RESPONSE: 
The building will increase facilities and services. 

h. 

The conditional use is in compliance with the comprehensive plan. 

 

RESPONSE: 
We have reviewed the Comprehensive Plan and feel that our project is 
exactly in keeping with the Commercial Marine District Goals and Polices. 
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Achieving Consistency with the 2010 Shoreline Master Plan Goals, 
Policies and Regulations 
 
Relevant sections of the Shoreline Master Program and applicant responses are printed below. 
 

CHAPTER 4 MASTER PROGRAM ELEMENTS: 
GOALS & POLICIES FOR THE 
ANACORTES SHORELINE MASTER 
PROGRAM 
4.1 Introduction 
4.2 Shoreline Use Element 
4.3 Economic Development Element 
4.4 Circulation Element 
4.5 Public Access Element 
4.6 Recreational Element 
4.7 Conservation Element 
4.8 Restoration Element 
4.9 Historic, Cultural, Scientific and Educational Element 
 
4.1 Introduction 
 
This section contains goals that form the foundation of the Shoreline Master Program and 
apply to all areas of Anacortes shoreline jurisdiction, regardless of the designated 
shoreline environment. The Shoreline Management Act requires cities to adopt goals, or 
“elements,” to guide and support major shoreline management issues. RCW 90.58.100(2) 
 
4.2 Shoreline Use Element 
 
A. Purpose 
As required by 90.58.100(2)(d) RCW, this section addresses the proposed generaldistribution, 
location and extent of uses on shorelines and adjacent land areas for housing,business, industry, 
transportation, agriculture, natural resources, recreation, education,public buildings and grounds, 
and other categories of public and private uses of the land. 
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B. Goal 
To establish and implement policies and regulations for land uses that are consistent with the 
requirements of the Act, the Shoreline Master Program Guidelines, and the GMA, and which 
promote a mixture of reasonable and appropriate shoreline uses that enhance the City’s character, 
emphasize its connection with marine trades, foster its historic and cultural identity, protect 
environmental resources, and achieve a net ecosystem improvement over time. 
 
RESPONSE: 
This project is a reasonable and appropriate shoreline use. It does enhance the 
city’s character. 
 
C. Policies 
Policy 4.2.1 Identify and designate those shoreline areas suited for particular long term uses, 
including conservancy, recreational, residential, commercial, and industrial. 
 
RESPONSE: 
Not applicable. 
 
Policy 4.2.2 Avoid uses which would pre-empt preferred shoreline uses as contemplated by the 
Shoreline Management Act. 
 
RESPONSE: 
This project does not pre-empt another use. 
 
Policy 4.2.3 Maximize water-dependent and water-related uses in appropriate locations. 
 
RESPONSE: 
This project is water-related. 
 
Policy 4.2.4 Encourage marine trades and water-oriented uses that are in keeping with the 
historical character of the area. 
 
RESPONSE: 
This project is water-oriented and entirely in keeping with the character of the area. 
 
Policy 4.2.5 Enhance public access and achieve no net loss of shoreline ecological functions by 
appropriately locating, designing, and operating all activities, development, and redevelopment. 
 
RESPONSE: 
Please refer to the shoreline assessment conducted by Advanced Environmental Solutions 
(attached separately).  
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Policy 4.2.6 Develop existing public view and access easements to facilitate public access to the 
water and to the shoreline and pursue additional public access opportunities. Private access 
opportunities are not limited by this policy. 
 
RESPONSE: 
Not applicable. 
 
4.3 Economic Development Element 
 
A. Purpose 
As required by RCW 90.58.100(2)(a), this section addresses the location and design of 
industries, industrial projects of statewide significance, transportation facilities, port facilities, 
tourist facilities, commerce, and other developments that are particularly dependent on their 
location on or use of the shorelines of the state. This section provides consistent policies and 
plans which promote the State’s constitutional reservation of harbor areas for use by commerce 
and navigation and are consistent with marine resource protection. 
 
B. Goal 
To foster a balanced, diversified, and sustainable marine oriented service in the local 
economy that contributes to Anacortes’ high quality of life, through the protection and 
enhancement of the community’s natural, historical, and cultural amenities, and the 
improvement of the financial well being of its residents. 
 
RESPONSE: 
The private marina is a marine oriented service that contributes to Anacortes’ high quality 
of life. 
 
C. Policies 
Policy 4.3.1 Provide opportunity for development of water-dependent commercial and industrial 
uses, preferably at locations that are currently developed or at locations outside of critical habitat 
areas. 
 
RESPONSE: 
The marina is a currently developed water-dependent commercial use. 
 
Policy 4.3.2 Plan so that deep water sites are available for uses requiring such sites. 
 
RESPONSE: 
Not applicable. 
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Policy 4.3.3 Establish multiple-use commercial and industrial sites for compatible, water-
oriented development activities. 
 
RESPONSE: 
The marina is a water-oriented commercial site. 
 
Policy 4.3.4 Encourage public access to the water and the shoreline in commercial areas. 
 
RESPONSE: 
Not applicable. 
 
Policy 4.3.5 Maintain and improve existing water quality to make waters attractive to 
recreational users, and where appropriate, encourage uses complementary and compatible with 
recreational development. 
 
RESPONSE: 
This project is for recreational users. 
 
Policy 4.3.6 Detailed consideration should be given to enhancing the habitat function of Fidalgo 
Bay to provide greater resource protection and improved opportunities for recreation, tourism, 
and commercial fisheries. 
 
RESPONSE: 
Not applicable. Not in Fidalgo Bay. 
 
Policy 4.3.7 Support and maintain maritime industries and visitor services as significant 
components of the area economy. 
 
RESPONSE: 
Not applicable. 
 
Policy 4.3.8 Give priority to new shoreline commercial and industrial development that is water-
dependent or water-related or which provides a significant public benefit in the form of 
restoration of ecological functions, and enhancement of public access and for revitalization of 
historic resources. 
 
RESPONSE: 
Not applicable. 
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Policy 4.3.9 Strengthen the marine trades economy while protecting the natural environment and 
increasing public use of shoreline areas a. Maintain and enhance Anacortes' character as a 
working waterfront City by allowing marine-related commerce and industry in appropriate 
shoreline areas. 
b. Assist the Port of Anacortes in the development and implementation of plans for Port 
properties that are consistent with the Growth Management Act and the Shoreline Master 
Program. 
c. Plan and design shoreline open spaces that are compatible with marine-related industrial and 
commercial uses of shoreline areas. d. Promote the skill, motivation, and availability of 
Anacortes’ marine trade workforce as a regional resource of major importance to the City and 
County’s economic future. e. Encourage governmental and non-profit agencies to work with 
local firms to identify and transfer technology that can increase marine trade’s competitiveness. 
f. Encourage the creation of marine trade jobs, including jobs dependent upon traditional skills, 
construction techniques, and materials, such as: sail and canvas accessory manufacture; spar 
and rigging construction; marine-oriented carpentry; construction of wooden boats; 
blacksmithing; and block-making and casting, as well as more modern skills and trades. 
i. Support educational and vocational training efforts aimed at enhancing marine trades skills, 
including mentorship and apprenticeship programs. ii. Promote marine trade enterprises on Port 
owned lands by working with the Port of Anacortes. 
 
RESPONSE: 
Not applicable. 
 
Policy 4.3.10 The Fidalgo Bay Navigation Channel is a critically important deep water access to 
the marine industries located on the City’s Fidalgo Bay industrial and commercial marine zones. 
The current employment level in these zones exceeds 1500 and has the potential to double over 
the next 20 years  The Fidalgo Bay Navigation Channel should be maintained at its current 
federally authorized depth of -18 feet. The existing waterfront connections to this channel and 
the upland connections to the water access should be protected from encroachments (unless 
relocated to an adjacent location). Provided that impacts are fully mitigated, additional 
connections should be given the highest priority. 
 
RESPONSE: 
Not applicable. 
 
4.4 Circulation Element 
 
A. Purpose 
As required by 90.58.100(2)(d) RCW, this section addresses the general location and extent of 
existing and proposed major thoroughfares, transportation routes, terminals, and other public 
utilities and facilities, all correlated with the shoreline use element. 
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B. Goal 
To achieve safe, convenient, non-motorized-friendly, and diversified circulation systems to 
provide public access to the shoreline and efficient movement of people and goods, with 
minimum disruption to the shoreline environment and minimum conflict among shoreline uses 
and between shoreline users and abutting upland areas. 
 
C. Policies 
Policy 4.4.1 Maintain and improve existing navigation channels to serve waterdependent uses 
and develop new navigation channels where appropriate. New navigation channels shall be 
adequately mitigated. 
Policy 4.4.2 Motorized land transportation routes should be located as far as reasonably possible 
from the water’s edge, except where needed to access water-dependent uses. 
Policy 4.4.3 When possible, improve existing transportation facilities to enhance economic, 
recreational, and visual benefits to the public. 
Policy 4.4.4 Assure that shore located activities provide sufficient parking in areas which avoid 
possible adverse impacts to water quality or shoreline views. 
Policy 4.4.5 Require the installation of native vegetation adjacent to transportation facilities. 
Policy 4.4.6 The City should protect the former Burlington Northern right-of-way from the 
railroad trestle to the Port marine terminal facilities for future transportation planning and 
development. 
 
RESPONSE: 
The specific policies listed are largely inapplicable. The project does not interfere with the 
Purpose and Goal of the Circulation Element. 
 
4.5 Public Access Element 
 
A. Purpose 
This section makes provisions for public access to the shoreline as required by 90.58.100(2)(b) 
RCW. 
B. Goal 
To provide, maintain, and enhance a safe, convenient, and balanced system of public access, 
both physical and visual: a system that increases the amount and diversity of opportunity for the 
public to enjoy the shorelines of the state, including access for people with disabilities to the 
extent feasible, while respecting the rights of private ownership; a system that is respectful of 
fragile natural features of the shorelines; and, strives to maintain the character of the community. 
C. Policies 
Policy 4.5.1 Provide for public access to shorelines in City parks and recreation plans. 
Policy 4.5.2 Increase opportunities for public view sites and identify publicly 
owned access areas through appropriate signing. 
Policy 4.5.3 Use street ends abutting shorelines for public access and view easements, and 
develop lateral access along the waterfront connecting access points unless an alternative public 
access plan has been agreed to by the City. 
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Policy 4.5.4 Provide incentives for public shoreline access opportunities in private 
developments. 
Policy 4.5.5 Encourage development of facilities (restaurants, shops, markets) which attract the 
public to appropriate shoreline areas. 
Policy 4.5.6 Locate a public fishing pier along the Guemes channel with priority to co-locating 
with an existing facility; the location has yet to be determined. 
Policy 4.5.7 Incorporate design standards for appropriate building design and landscaping 
including but not limited to height, bulk, scale, setbacks, signage, lighting, and preservation of 
view corridors to protect and enhance public access; encourage the use of native vegetation 
where landscaping is required. 
Policy 4.5.8 Preserve and enhance shoreline access areas through acquisition, enhancement of 
shoreline street ends, signage of public access points, and designation and design of specific 
shoreline access areas for small vessels such as kayaks. 
Policy 4.5.9 Promote a coordinated system of connected pathways, sidewalks, passageways 
between buildings, beach walks, and shoreline access points that increase the amount and 
diversity of opportunities for walking and chances for personal discoveries. 
Policy 4.5.10 Provide access for a range of users including pedestrians, cyclists, boaters, and 
people with disabilities to the extent feasible. 
Policy 4.5.11 Vary public access opportunities by providing a range from urban water walks to 
viewing platforms of natural areas. 
Policy 4.5.12 Expand the amount and diversity of shoreline public access opportunities 
consistent with the character, functions, and values of the shoreline, private property rights, and 
public safety. 
Policy 4.5.13 Encourage plans by existing industries and public agencies occupying waterfront 
lands, including the Port of Anacortes and Washington State Ferries, to provide as much public 
accessibility to the water as practicable, consistent with public safety, homeland security 
concerns, and the protection of shoreline ecological functions. 
Policy 4.5.14 Develop a waterfront trail along the Guemes Channel connecting Washington Park 
to Downtown and the Tommy Thompson Trail, while providing protection of intact shoreline 
ecological functions or enhancement to shoreline functions where impaired conditions exist and 
where such enhancements are feasible. 
 
RESPONSE: 
The specific policies listed are largely inapplicable. The project does not interfere with the 
Purpose and Goal of the Public Access Element. 
 
 4.6 Recreational Element 
 
A. Purpose 
As required by 90.58.100(2)(c) RCW, this section provides for the preservation and enlargement 
of recreational opportunities, including but not limited to parks, tidelands, beaches, and 
recreational areas. 
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RESPONSE: 
This project is an enlargement of a recreational opportunity. 
 
B. Goal 
To develop and maintain appropriate public and private recreational opportunities that are 
compatible with adjacent uses and that minimize and mitigate for disruption and degradation of 
the shoreline environment, recognizing the importance of existing park, trail, and recreation 
areas. 
 
RESPONSE: 
The marina is a compatible existing use that should be developed and maintained. 
 
C. Policies 
Policy 4.6.1 Increase opportunities for water-oriented recreation in coordination with the Port of 
Anacortes and Skagit County. 
 
RESPONSE: 
The project enhances water-oriented recreation. 
 
Policy 4.6.2 Develop priorities for acquisition of public recreation and access sites in shoreline 
areas, particularly those providing lineal access, andacquire sites through purchase or easements.  
RESPONSE: 
Not applicable. 
 
Policy 4.6.3 Encourage development of private recreational facilities. 
 
RESPONSE: 
The building is a development on a private recreational facility and should be encouraged. 
 
Policy 4.6.4 Provide a balance of active recreational and passive open spaces. 
 
RESPONSE: 
The project is accessory to an active recreational use. 
 
Policy 4.6.5 Do not allow public recreation sites to exceed their capacity to sustain the recreation 
experience sought by visitors. 
 
RESPONSE: 
Not applicable. 
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Policy 4.6.6 Do not allow conflicting recreational uses to decrease a site’s primary recreational 
value. 
 
RESPONSE: 
This project enhances the site’s primary recreational value. 
 
Policy 4.6.7 All uses abutting the Fidalgo Bay waterfront should provide a walkway that will 
constitute a segment of a continuous, publicly accessible esplanade (the walkway should be at 
least ten feet wide) unless an alternative public access plan has been agreed to by the City. 
 
RESPONSE: 
Not applicable. 
 
Policy 4.6.8 Prohibit recreational facilities and activities that even after mitigation are reasonably 
projected to significantly degrade fragile shoreline ecosystems and ecological functions. 
 
RESPONSE: 
Not applicable. 
 
Policy 4.6.9 Public recreation facilities should be planned and designed to augment and enhance 
private recreation facilities and vice versa. 
 
RESPONSE: 
Not applicable. 
 
Policy 4.6.10 Unique shoreline recreational areas and vistas should be preserved for future 
generations. 
RESPONSE: 
Somewhat or possibly applicable. The marina is a unique recreational area and it’s current 
use should be continued. A restroom and dockmaster’s quarters serves that purpose. 
 
Policy 4.6.11 Recreational planning and development should recognize the wide variety of needs 
generated by the diverse local and regional population. 
 
RESPONSE: 
A private marina should be recognized as one of the variety of recreational needs referred 
to. 
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Policy 4.6.12 Commercial recreational developments should conform to relevant regulations 
contained in this Shoreline Master program. 
 
RESPONSE: 
The applicant is conforming to the regulations. 
 
Policy 4.6.13 Recreational developments, public and private, should be located, constructed, and 
operated so as not to be a hazard to public health and safety nor should they materially interfere 
with normal public use of the water and shorelines. 
 
RESPONSE: 
The project is on private property and does not interfere with normal public use. It will not 
be a hazard to public health. 
  
 

4.7 Conservation Element 
 
A. Purpose 
This section addresses the preservation of natural resources, including but not limited to scenic 
vistas, aesthetics, and fish and wildlife habitat that are required by 90.58.100(2)(f) RCW. 
B. Goal 
To preserve, protect, enhance and restore shoreline natural resources including scenic vistas, 
aesthetics, estuaries, beaches, shorelines, fragile ecological areas, fish and wildlife habitats, 
native vegetation and landforms, water, and air. 
C. Policies 
 Policy 4.7.1 Preserve, protect, enhance and restore critical areas and shoreline ecological 
processes and functions through regulatory and nonregulatory means that may include required 
vegetated shoreline setbacks, acquisition of key properties, regulation of development, and 
incentives to encourage ecologically sound design and maintenance. 
Policy 4.7.2 Locate, design, construct, and operate development so as not to degrade water 
quality as measured by state water quality standards. 
Policy 4.7.3 Achieve no net loss of shoreline ecological functions. This shall be accomplished by 
the use of Mitigation Sequencing, as defined, and as provided by WAC 173-26-201(2)(e). 
Policy 4.7.4 Identify unique and sensitive shoreline areas for permanent protection. 
Policy 4.7.5 Develop and apply appropriate conservation practices in public shoreline areas. 
Policy 4.7.6 Establish a “significant areas” acquisition fund designed to provide for acquisition 
and public land banking of privately-held priority properties as a “development mitigation” 
strategy. 
Policy 4.7.7 Develop and design performance standards which will minimize detrimental 
impacts of development upon the shoreline. 
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Policy 4.7.8 Encourage study and monitoring of waters and shoreline habitats; maintain 
awareness of existing conditions and future alterations. 
Policy 4.7.9 In conjunction with State regulatory and resource agencies, affected tribes, and the 
County, establish clear requirements for mitigating development-related impacts to resources. 
These could include a preapproved set of mitigation projects, activities and strategies upon which 
permit applicants could focus their mitigation plans. 
Policy 4.7.10 Support research and demonstration efforts designed to create new eelgrass beds 
which, if successfully developed, could serve as an eelgrass mitigation bank. 
Policy 4.7.11 All soils disturbed by use activities, and which are potentially erodable or unstable 
should be stabilized through seeding, mulching, terracing or other effective means. 
Policy 4.7.12 Development on unique or fragile shoreline areas should be avoided unless it can 
be shown in the proposal that development will not degrade the shoreline, or that the 
development will enhance public use of shoreline resources while fully mitigating for impacts to 
fragile areas. 
Policy 4.7.13 Shorelines are to be kept free of discarded waste materials. 
Policy 4.7.14 Existing street rights-of-way or utility easements which offer physical or visual 
access to the shorelines or water body should be maintained in public ownership for resource 
conservation and as a recreational and public view resource. 
Policy 4.7.15 The City shall ensure that permit approval from the U.S. Department of the Army, 
Corps of Engineers, is secured for all construction and work performed in navigable waters of 
the United States; permit approval of this agency is also required for the discharge of dredged or 
fill material on wetlands adjacent and contiguous to navigable waters of the United States. 
Policy 4.7.16 Mitigation for all proposed shoreline development should comply with Mitigation 
Framework requirements (Revised Final Integrated Fidalgo Bay-Wide Plan & EIS, 2000 & EIS, 
Chapter VIII). 
Policy 4.7.17 Protect existing shoreline trees and other shade vegetation, especially in areas 
where surf smelt and/or sand lance spawning has been documented. 
Policy 4.7.18 The maximum width for either the wetland buffer or the shoreline setback must be 
applied for the portion of the wetland that lies within the shoreline setback. 
 
RESPONSE to 4.7: 
This project will cause no loss of shoreline ecological functions (Policy 4.7.3). The proposed 
building is located on the uplands and is separated from the shoreline by a substantial 
concrete bulkhead. 
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4.8 Restoration and Adaptive Management 
Element 
 
A. Purpose 
Consistent with the Shoreline Management Act's policy on protection and restoration of 
environmental resources of the shoreline, this section addresses the requirement to achieve no net 
loss of ecological functions necessary to sustain shoreline natural resources and to provide for 
the restoration of impaired ecological functions. 
B. Goal 
To achieve no net loss of ecological functions and strive to improve impaired shoreline 
ecological functions with the goal of achieving improvement over time, when compared to the 
status at the time of adoption of the Master Program. 
C. Policies 
Policy 4.8.1 Implement the Restoration Plan included in Appendix B of this Master Program. 
Policy 4.8.2 Encourage projects that restore/rehabilitate/enhance shoreline resources. Strategies 
may include but are not limited to a simplified permit process, reduced or waiver of permits fees, 
public outreach, encouraging landowners to replant with native vegetation, tax relief, transfer of 
development rights, and City participation. 
Policy 4.8.3 Provide incentives for restoration by implementing tools which may include, but are 
not limited to: modifying the shoreline setback area that would apply to the restored areas or 
allowing a greater range of uses or flexible development standards (e.g., setbacks, height limits, 
lot coverage) on properties providing restoration. 
Policy 4.8.4 Craft a preferential tax incentive in coordination with the County through the Public 
Benefit Rating System administered by the County under the Open Space Taxation Act (RCW 
84.34) to encourage private landowners to preserve natural shoreline features for “open space” 
tax relief. 
Policy 4.8.5 Employ Adaptive Management: Monitor and analyze the cumulative impacts of 
development permitted in shoreline areas, including development exempt from a Shoreline 
Substantial Development Permit. Where impacts are occurring beyond that anticipated, the City 
should revise the Master Program to address the cumulative impacts, and/or revise the conditions 
of approval of developments to address the new information. 
Policy 4.8.6 Mitigation for new development projects should use enhancement of degraded 
conditions to offset the impacts of the new development near shoreline resources. 
Policy 4.8.7 During the project review process, mitigation for impacts of the development should 
emphasize restoration of ecological functions.  
 
RESPONSE: 
This project aligns with the Purpose and Goal of SMP 4.8. The improvements will cause no 
net loss in ecological function. 
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4.9 Historic, Cultural, Scientific, and Educational 
Element 
 
A. Purpose 
Protection and restoration of buildings, sites, and areas having historic, cultural, scientific, or 
educational values. 
B. Goal 
To ensure the recognition, preservation, protection, and restoration of shoreline areas that have 
historical, cultural, educational, or scientific value and create a unique “sense of place” in the 
shoreline jurisdiction. 
C. Policies 
Policy 4.9.1 Foster greater appreciation for the importance of shoreline management, 
environmental conservation, and maritime history and activities by encouraging educational 
projects and programs.  
Policy 4.9.2 Ensure that new development is compatible with existing historic structures and 
cultural areas, and that it promotes the creation of our own legacy for the future. 
Policy 4.9.3 Encourage the rehabilitation, renovation, and adaptive reuse of upper floors of 
historic buildings (e.g., for artist studios, permanent housing, and office space). 
Policy 4.9.4 Encourage public and private groups to research and study areas of historical tribal 
or cultural significance. 
Policy 4.9.5 Areas of historical or cultural significance should be considered in park and 
recreation planning. 
Policy 4.9.6 Develop guidelines to direct private and public development with regard to historic 
structures and areas. 
 

RESPONSE: 
The site was a sand spit until fill material was added in the 1980’s. The improvements are 
substantially the same as originally built in the 1980’s. There are no historic buildings on 
the site. 
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Addressing the Development Regulations of  Section 5.10 for the Urban 
Shoreline Designation 
 
Applicant responses are shown in bold. 

 
E. Development Regulations  
 
Uses  
 
DR-5.10.1  
Prohibited and allowed uses are generally identified in Table 5.1 in Section 5.12 of this Master 
Program. In addition: a. Mini-storage is prohibited. b. Radio and television towers as a primary 
use are prohibited.  

 
RESPONSE: 
The existing marina is listed as a permitted use in Table 5.1. The proposed building is an 
accessory use and is therefore a permitted use. 
 
DR-5.10.2  
Development that can be classified as a water-dependent, water-related, or water-enjoyment use 
shall be permitted.  

 
RESPONSE: 
The proposed building will serve the marina and is therefore water-related. 
 
DR-5.10.3  
A limited range of non-water-oriented development, open to the general public, while not 
preferred, may also be authorized as a conditional use provided said development:  
 
a. Conforms with the criteria set forth for conditional uses in Section 3.1;  
 
b. Is designed and located in manner that capitalizes on shoreline views and is compatible with 
water-oriented uses;  
 
c. Makes provisions for the public access and enjoyment consistent with this Master Program; 
and  
 
d. Is part of a mixed-use development or the parcel is separated from the water. (See WAC 173-
26-211(5)(d)(ii)(A)).  
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RESPONSE: 
Not applicable.  
 
DR-5.10.4  
Multi-family residential or transient accommodation (hotel and motel) uses may be permitted 
provided they meet the requirements for nonwater-oriented uses listed in subsections (a)-(d) of 
DR-5.10.3 and further that said use meets the following terms:  
 
(For the sake of brevity the remainder of this section is not quoted here.) 

 
RESPONSE: 
Not applicable. 
 
DR-5.10.5  
Additional allowed, conditional, and prohibited uses for the Urban designation are listed in Table 
5.1.  

 
RESPONSE: 
Table 5.1 indicates this project is a permitted use.  

 
Height Limitations  
 
DR-5.10.6  
New or expanded structures shall be limited to maximum heights as specified in Table 5.2.  

 
RESPONSE: 
The proposed building height is 22’-0 ¾”. Table 5.2 in the Shoreline Master Plan indicates 
an allowable height of 35 feet. 

 
Setbacks  
 
DR-5.10.7  
New, permanent buildings and structures shall be set back a minimum of twenty-five (25) feet 
from the ordinary high water mark. Setbacks are measured landward, on a horizontal plane, 
perpendicular to the shoreline. Shoreline setback requirements shall apply to non-
waterdependent structures and uses.  
 
RESPONSE: 
The proposed building meets the 25 foot setback requirement. 
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Conclusion 
 
We would like to thank the Planning Commission and the public commenters for their 
participation. 
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20. Total cost or fair market Value (\\'l1lCl‘l€\€l' is higher) of project (please state total value of all

construction ?nishing work for which the pe1"\n1it will be issued. including all permanent equipment to be

installed on the premises): S 5Z5‘ /7 if)

21 . Construction dates for whicli permit is requested (month 8; year): Begin: do 6." / Z56’/é
End: (1 gm, e» / Z67 7’

22 Does the project require a Shore]ine/Floodplain location? li‘_\'es_ please explain wl1y:
_

23 Water Bocl)”.
-"-/6"’ 5% 24. Shoreline EH\’il‘011.l1]€1'llD?sigllélll?lli 1 Y/7'15’.-1:1

i

FOR VARIANCE (ZONING AND SHORELINE):

25. Code sections in\'ol\'ecl:

26. Description 01'\'a1'i2mce teqticstcdz



st nmurizacl q/_‘/idu\'i/ is reg;/ired Io be vamp/eled by («H pe/'.\'nm /urring an omie/zx-/Ii}: inie/‘ens’! In the
ml;/"cc! p/‘aperly mid the applicant. if (.7[[/E’/‘e';7!_fi'r2111 I/Ia /mz/_1errj.' uw1e'/'(.x). If/he .vign(rmr_1' is not Iixiyu‘

as the turner in the /it/0 report. or g"/‘I/is .<ig/taro/:1‘ is .s‘igr7i/wg on 17:’!/7(l[/‘Q/.[(I7 cnIiI_1'. u’0Cmnez1Iz‘/lion

at/I/70/'i:ing the sigzzalo/11' I0 .Vi5_{z1 the c_/{fir/zI\‘i'i an he/mlfqfir/'20 int/it‘.idz.I(1I Di‘ enr/'1)" .s'/m// p/'o\'idc¢/.

STATE OF \\’/\SHlN(jTON )

) ss

l(\xe)
7</a/‘Old /U0M5‘”//

- lieing duly sworn. depose and say
that l 2111 (we are) the OV\"NER(sl of the property itimlvetl in this applicatiott. and that l (we) l]2l\'t;‘

familiarizecl m):selt‘(ot1rsel\'es) with the rules and regulations with respect to preparing and liling this
application and that the statements and intormatitm submitted herexxith are in all respects true and
correct to the best ofmy (out) kttowlcclge and h-eliet‘.

Signed:
Pm ucrty Owner

Subscribed and s\\'or1i to before me this day
orAt.[}jlU5 71/

. 20

.:%{Nata}/Ptihlic in and for the State of @544,
residing at [V / 5 3*’ 57, 74!!/’lCW‘:l-4). Ivt4'4?-M”
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the statements and inllnmzttitm submitted herewith are in all respects true and correct to the best of‘ my
(out) kt10'\\‘le(lge and helief.
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EXHIBIT #02: 

 

 

NOTICE OF APPLICATION AND HEARING 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
NOTICE OF APPLICATION & HEARING: 

Notice Is Hereby Given That An Application Was Made For The Following Proposal:  
Request: The applicant recently applied for a shoreline substantial development permit (SSDP) and a land use type 
of Conditional Use Permit to permit the construction of a two-story building onsite. The proposed building’s first 
floor would contain a bathroom in it that would serve the adjacent marina while the second floor would consist of 1 
apartment. The subject property is located in the Commercial Marine (CM) Zoning District and Urban Shoreline 
Environment. 
File Number:  SDP-2016-1003 
Applicant:  Mousel Investments, LLC; 13827 Donnell Road, Anacortes, WA 98221 
Project Location:  Parcel #: P32370 is located at the eastern terminus of Skyline Way 
Date of Application:  August 12, 2016  Date of Completeness:    August 29, 2016 
Public Comment Period:  Any person may comment on this application by writing to the address below and/or by 
testifying at the public hearing.  Staff will issue a recommendation on the project after the comment period ends on 
October 7, 2016, at 5:00 pm.  Written comments on the proposal should be submitted before the end of the 
comment period but will be accepted until the close of the Open-Record Public Hearing. 

Required Project Permits/Approvals: The following may be required in addition to the above: Building Permit 
Application Approval 

Preliminary Determination of Consistency: At this time, no determination of consistency with City of 
Anacortes plans, regulations, or standards has been made.  At a minimum, this project will be subject to the 
following plans and regulations:  2010 Shoreline Master Program, Anacortes Comprehensive Plan; Municipal Code 
(Zoning, etc.), Engineering Design and Building Standards. 

SEPA Review: N/A 

Existing Environmental Documents:  JARPA application and a Shoreline Functional Assessment 

Open-Record Public Hearing: An open-record public hearing will be held by the Planning Commission at 6:00 
PM on October 26, 2016. A site visit will be conducted onsite at 4:00 PM prior to the hearing. Additionally, a 
closed-record public hearing to hear any appeals of the Planning Commission’s recommendation and to make a 
decision on the application will be held by the City Council at 6:00 PM on November 21, 2016. A site visit will 
be conducted onsite at 4:00 PM prior to the hearing.  Both hearings will be held at city hall’s council chambers 
located at 904 6th Street, Anacortes, WA.  

How to become a party of record: You may become a party of record by submitting written comments, including 
a (USPS) mailing address, to the City of Anacortes PCED at the address listed below.  E-mailed comments must 
include a return (USPS) mailing address in order for the sender to be considered a party of record. Questions about 
this proposal, requests to receive future notices of hearings and/or the decision, once made, and/or appeal 
procedures should be directed to the contact person listed below.  The application and complete case file are 
available for review at the City of Anacortes PCED located at 904 6th Street, Anacortes, WA 98221.   A decision 
on this application will be made within 120 days from the date of completeness.    

For Project Information:  Kevin Cricchio, AICP, Associate Planner; Phone: (360) 630-6270; Email: 
kevinc@cityofanacortes.org; City of Anacortes, P.O. Box 547, Anacortes, WA 98221 

Date Issued:  September 7, 2016    

Date Published:   September 7, 2016 

mailto:kevinc@cityofanacortes.org
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AGENCY & DEPARTMENT  

COMMENTS RECEIVED 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

State of Washington • Department of Archaeology & Historic Preservation 

P.O. Box 48343 • Olympia, Washington  98504-8343 • (360) 586-3065 

www.dahp.wa.gov 

 

 
October 5, 2016 

 

Mr. Kevin Cricchio 

Associate Planner 

City of Anacortes 

PO Box 547 

Anacortes, WA98221 

 

In future correspondence please refer to: 

Project Tracking Code:        2016-09-06373 

Property: SDP-2016-1003, Mousel SSDP and CUP Office and Restroom, Inadvertent Discovery Plan for 

the Mousel Investments, Skyline Way Multi-Use Marina 

Building Project, Anacortes Washington. 

Re:          Archaeology - Concur with Inadvertent Discovery Plan 

 

Dear Mr. Cricchio: 

 

Thank you for contacting  the Department of Archaeology and Historic Preservation (DAHP).  We have 

reviewed the attached Inadvertent Discovery Plan (IDP). We agree with the plan.  Please add a condition 

to the permit that the IDP must be followed in the case of inadvertent discovery of archaeology and /or 

human remains during construction activities. 

 

Thank you for the opportunity to review.  Should you have any questions, please feel free to contact me. 

 

Sincerely, 

 
Gretchen Kaehler 

Assistant State Archaeologist, Local Governments  

(360) 586-3088 

gretchen.kaehler@dahp.wa.gov 

 

 
 cc. Jackie Ferry, THPO, Samish Tribe  

      Scott Schuyler, Cultural Resources, Upper Skagit Tribe  

      Josephine Peters, Cultural Resources, Swinomish Tribe  

       Richard Young, Cultural Resources Director, Tulalip Tribe 

       Garth Baldwin, Principal, DAR 

mailto:gretchen.kaehler@dahp.wa.gov
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PUBLIC COMMENTS RECEIVED 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Owner Response to Public Comments 
 

SCHEMMER CONSULTING GROUP PLLC • 301 30TH ST., suite C, Anacortes, wa. 98221 • (360) 293 - 9006 

 
 

October 17, 2017 
 

1. Construction impact. 
a. The owner will maintain ingress and egress to the property during construction. 
b. The owner will abide to the policy limiting construction hours. 
c. The scope of this proposal is modest. Construction traffic will not be excessive. 

2. Asphalt damage. 
a. The owner will repair the asphalt after construction. The owner has a vested 

interest in maintaining the property. We invite the planning commission to note 
the condition of the asphalt during the site visit before the public meeting. 

3. Parking shortage. 
a. The marina exceeds the parking requirement by thirteen spaces. For more 

information refer to the project narrative. 
b. This is not a shared parking lot, although the driving aisle between the properties 

is shared. 
4. View obstruction. 

a. The windows in the Bayside East Condominium units are oriented southerly 
where they have an unimpeded view of Burrows Bay. 

b. All buildings have a visual impact. This is a relatively small building. The 
building height is far below the 35 feet maximum. 

5. Request for a brick wall to screen the building. 
a. A brick wall requires a substantial footing. This increases the footprint of the 

building and the impact of construction. Whether this is an architectural 
improvement is a matter of opinion. 

6. Objections to second story. 
a. A second story gives the owner the option of having an on-site representative. If 

issues of misbehavior do arise in the future, it may serve everyone’s interest to 
have the possibility of an on-site representative. 

7. Additional traffic. 
a. The restroom and one bedroom apartment will have a minimal impact on traffic. 

8. Exterior lighting. 
a. The lighting is designed to be minimum impact. 

9. Restroom access. 
a. The restroom will be for the dock owners/renters. 
b. 24 hour access with coded entry. 
c. Codes can be changed periodically to limit unauthorized users. 

10. Green space. 
a. Last year the owner proposed a location not in a landscaped area. The planning 

commission recommended that we re-locate the building. The current location 
was discussed as the likely location. 

b. Due to the narrow configuration of the property, options are limited. 
11. Garbage dumpster. 

a. The dumpster will remain in its current location. 
12. Odor issues. 

a. Flushable toilets will be better than the current portable toilet. 
  



Owner Response to Public Comments 
 

SCHEMMER CONSULTING GROUP PLLC • 301 30TH ST., suite C, Anacortes, wa. 98221 • (360) 293 - 9006 

 
 

13. Can Bayside East and the marina now become a gated facility?   
a. The plan is some day to have a gated access. 

14. Will the marina stalls be numbered? 
a. Not at this time. 

15. Will I as a Bayside East owner be able to continue to walk the docks and visit with my 
boat owner neighbors and charterers? 

a. Yes, until it is gated. 
16. Can I continue to drop my crab pot at the end of the dock? 

a. Yes, until gated. 
17.  Concerns about increased future usage. 

a. The owner does not expect marina usage to increase greatly.  
b. If usage does increase, it makes sense to upgrade the restroom. More use means 

more odor and more maintenance visits to the portable toilet. 
c. If usage does increase, it makes sense to allow for the possibility for an on-site 

manager. 















Kevin Cricchio, Associate Planner 
City of Anacortes 
Box 547, Anacortes, Wa.  98221 
 
RE:  Mosel Investments LLC   SDP-2016-1003 
 
City of Anacortes Planning Dept., 
 
Once again we are addressing the intent of Harold Mousel to build a toilet facility within the confines of 
our shared parking lot.  As I predicted during my comments at the last City Council meeting regarding his 
preceeding proposal, this project has morphed from just a toilet facility to a two story structure with 
toilets, showers and permanent living space.  This far exceeds his original requested toilet facility which 
was vetoed by City Council.  At minimum, the existing marina view of our current condo owners will be 
permanently blocked by a two story structure. 
If this structure is allowed, a large expanse of very mature landscaping will be removed.  This is basically 
the only true “landscaping” that currently exists on the Mousel property.  The property will not meet the 
current landscape requirements according to our CM1 designation. 
We already have extensive parking issues which have not been addressed.  The current parking design 
has been in place since 1984 and parking use and vehicles have dramatically changed since then.  In the 
summer there are often no parking spaces available for our guests in our shared parking lot.  When our 
lot is full, the closest available guest parking spaces are on the public portion of Skyline Way which is a 
half mile from our condos.  Our parking lot is further compromised by small parking spaces with not 
enough room for safely backing out-especially near all of our garage areas.  As there is an active marina 
on-site, we continuously have very large repair vans and trucks parked in car size parking spaces.  To 
further complicate our parking, there are a large number of rental boats in the marina.  Often these 
boats are rented to multiple people who leave their trucks and cars permanently parked for weeks.  
Recently a number of parking spaces were painted with “yellow lines” indicating that only the rental 
boat vehicles were allowed to park there which drastically reduced our shared parking.  There was no 
request or notification of a change in the status of our shared parking spaces.  If you look at the marina 
parking areas adjacent to ours, you will see large open space between parking spots with plenty of area 
to maneuver and turn large vehicles around.  These generous parking areas only service the private 
marinas and don’t also need to facilitate the needs of an on-site 16 unit Condominium group.  How is 
the safety in our parking and driveway areas being addressed by this proposal? 
Bayside East owns the property at the entry onto the proposed Mousel toilet facility.  We do not have 
an easement agreement in place which allows for development of the property. 
We have been struggling for years to develop a private road plan with Bayside West and Mousel.  The 
privately funded road leading to our property is degrading rapidly.  Allowing the large quantity of heavy 
construction vehicles needed for this build will further degrade the private road.  How has this proposed 
facility addressed the needs of financing the repair and upgrade of the private road? 
Building this facility in an already congested and overused parking lot will definitely compromise public 
safety and the safety, open views and serenity of homeowners who have occupied this property for 31 
years. 
We urge City Council members to require the developer to address these very important concerns and 
request that they provide written documentation on how these issues will be resolved prior to 
considering this proposal. 
 
Sincerely,         
Cindy & Dave Watt 









 

SCHEMMER CONSULTING GROUP PLLC • 301 30TH ST., suite C, Anacortes, wa. 98221 • (360) 293 - 9006 

 
 

Kevin Cricchio, AICP 

City of Anacortes 

 

Re: SDP-2016-1003, Mousel Investments, LLC 

 

Mr. Cricchio: 

Here is our response to questions emailed to you from Dale Leischner on 9-27-16. 

Mr. Leischner’s text (pasted from his email) is shown in regular type. Schemmer Consulting Group PLLC 
text is shown in italics. 

1 .What is planned to assure an odorless restroom facility? 

An indoor restroom with plumbing will be better than the portable toilet currently being used. 

2. How will access to the proposed marina office and parking requirements be regulated, administered 
and managed.  What additional traffic can be expected?    

The only additional traffic will be the dockmaster or renter in the one bedroom apartment. 

       3. Can Bayside East and the marina now become a gated facility?   Will there be a permit or pass-code or 
other controlled access requirement for marina owners and Bayside East owners to their docks and 
residence's similar to Flounder Bay Yacht Club?   

The plan is some day to have a gated access. 

       4. Will the marina parking stalls be numbered based upon marina slip ownership? 

 Not at this time. 

      5. What will be the hours of operation for this facility?   

 The restroom will have code access so 24 hours. 

      6. Will I as a Bayside East owner be able to use the restroom facilities? 

The restroom will be for the dock owners/renters. 

       7. Will I as a Bayside East owner be able to continue to walk the docks and visit with my boat owner 
neighbors and charterers? 

Yes, until it is gated. 

  



 

SCHEMMER CONSULTING GROUP PLLC • 301 30TH ST., suite C, Anacortes, wa. 98221 • (360) 293 - 9006 

 
 

      8. Can I continue to drop my crab pot at the end of the dock? 

Until gated. 

       9. Where will the dock carts and garbage containers now be stored? 

Continue in the same place. 

        10. How will the additional traffic wear and tear on our parking lot and driveway maintenance costs be 
handled and allocated between Mousel Investments and Bayside East or others? 

No additional traffic. Just improving facilities. 

          

Sincerely, 

John Hoxeng, PLS 

Agent for Mousel Investments, LLC 
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SITE PLAN & ELEVATIONS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 







PROJECT INFORMATION
Project Info. : This Project consists of a new, wood frame,

Apartment & Restroom for
Owner : Harold Mousel ~ Bayside Moorage Condominiums

13955 Donnel Rd.
Anacortes, WA. 98221

Project Address : 2411 Skyline Way, Dock BB
Anacortes, WA. 98221

Legal Discription :

Assessors Parcel # :

Building Height : 22' - 1"

Building Areas : Lower Floor -
Upper Floor -
Deck Area -
Total Impervious Area -

660 Sq.Ft.
660 Sq.Ft.
170 Sq.Ft.
830 Sq.Ft.

Codes :

Construction Type : Type V-A, Rated

32370

2012 International Residential Code (IRC)
International Mechanical Code (IMC)
International Fuel Gas Code (IFGC)
Uniform Plumbing Code (UPC)
International Fire Code (IFC)
Washington State Ventilation and Indoor air
Quality Code (WSVIAQ)
2012 Washington State Energy Code

City Zoning : R2

TRACT 3 OF SHORT PLAT NO. AN-84-001, APPROVED
OCTOBER 24, 1984, AND RECORDED OCTOBER 24,
1984, IN VOLUME 6 OF SHORT PLATS,PAGES 183
THROUGH 185, INCLUSIVE, UNDER AUDITOR'S FILE
NO. 8410240028, RECORDS OF SKAGIT COUNTY,
WASHINGTON; BEING A PORTION OF LOT 16, SKYLINE
NO. 19, IN SECTION 27, TOWNSHIP 35 NORTH, RANGE
1 EAST, W.M.
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DRAWING  INDEX
Site Plan 1, Project Information1

3 Elevations

-

-
Site Plan 2 w/ Surrounding  Structures2 -

4 Foundation, Building Section A-A-

5 Lower & Upper Level Wall Framing Plans-

6 Upper Floor & Roof Framing Plans-

7 Deck Framing Plan, Typical Wall Section-

DRAINAGE NOTE:
TIE ALL FOUNDATION, ROOF AND
PARKING DRAINS TO 4" PVC TIGHTLINE
TO STORM DRAIN EASMENT.

TEMPORARY EROSION AND SEDIMENTATION CONTROL
(TESC)
ACCESS ROAD
1.  CONSTRUCTION VEHICLE ACCESS SHALL BE LIMITED TO ONE ROUTE,
UNLESS APPROVED BY THE OFFICIAL.

A GRAVEL CONSTRUCTION ROAD SHALL BE INSTALLEDWHICH WILL REMOVE
AS MUCH MUD AND DIRT FROM THE VEHICLES AS POSSIBLE PRIOR TO
ENTERING THE PUBLIC ROADWAY. THE EFFECTIVENESS AND EFFICIENCY OF
THE REMOVAL SHALL BE TO THE SATISFACTION OF THE OFFICIAL.

IF CONDITIONS ARE SUCH THAT AN INSUFFICIENT AMOUNT OF MATERIAL IS
REMOVED FROM THE TIRES BY CONTACT WITH THE AGGREGATE, THE TIRES
SHALL BE WASHED PRIOR TO ENTERING THE PUBLIC RIGHT-OF-WAY. THE
WATER FROM THIS PROCESS SHALL BE DIRECTED TO A SEDIMENTATION
POND OR OTHER APPROPRIATE SEDIMENT- TRAPPING BMPFOR TREATMENT
PRIOR TO RELEASE TO THE PUBLIC STORM WATER SYSTEM.

THE ENTRANCE SHALL BE MAINTAINED IN A CONDITION THAT SHALL
PREVENT THE TRACKING OR FLOW OF MUD ONTO THE PUBLIC
RIGHT-OF-WAY. PERIODIC MAINTANANCE OF THE ENTRANCE, INCLUDING
THE REMOVAL AND REPLACEMENT OF AGGREGATE, AND CLEANING AND/OR
REPAIR OF SEDIMENT-TRAPPINGDEVICES SHALL BE PERFORMED AS
CONDITIONS DICTATE OR AS DIRECTED BY THE OFFICIAL.

SEDIMENT TRACED ONTO THE PUBLIC ROADWAYS SHALL BE CLEANED ON
AT LEAST A DAILY BASIS.

SOIL STABILIZATION
2.  ALL EXPOSED SOILS SHALL BE PREVENTED FROM MOVING OFF-SITE OR
INTO NATURAL OR ARTIFICAL DRAINAGE SYSTEMS THROUGH SUITABLE
APPLICATION OF BMP'S INCLUDING BUT NOT LIMITED TO SOD OR OTHER
VEGITATION, PLASTIC COVERING, MULCHING, OR APPLICATION OF GROUND
BASE ON AREAS TO BE PAVED.

PROTECTION OF ADJACENT PROPERTIES
3.  ADJACENT PROPERTIES SHALL BE PROTECTED FROM SEDIMENT
DEPOSITION BY APPROPRIATE USE OF VEGETATIVE BUFFER STRIPS,
SEDIMENT BARRIERS OR FILTERS, DIKES, BERMS, OR MULCHING, OR BY A
COMBINATION OF THESE MEASURES AND OTHER APPROPRIATE BMP'S.

SURROUNDING PROPERTIES SHALL BE PROTECTED FROM STORM WATER
RUNOFF FROM THE DEVELOPMENT. THIS SHALL BE ACCOMPLISHED BY
CONSTRUCTING A PRIVATE DRAIN LINE ON THE PERIMETER OF THE
DEVELOPMENT AND DISCHARGING THE STORM RUNOFF INTO A PUBLIC
STORM SEWER SYSTEM. OPEN SPACE TRACTS AND BUFFERS SHALL NOT
BE USED FOR THIS PURPOSE UNLESS OTHERWISE APPROVED. PRIVATE
DRAINE LINES SHALL BE CONTAINED IN PRIVATE DRAINAGE EASEMENTS WITH
APPROPRIATE STATEMENTS PLACED ON APPROVING DOCUMENTS.

MAINTENANCE
4.  ALL EROSION AND SEDIMENTATION CONTROL METHODS SHALL BE
MAINTAINED AND REGULARLY INSPECTED BY THE PERMIT APPLICANT IN
ORDER TO INSURE CONTINUED PERFORMANCE DURING THE LIFE OF
CONSTRUCTION. ( NOTE: WITHOUT PROPER MAINTANANCE, COUNTY
BUILDING
INSPECTORS MAY SUSPEND ALL AUTHORISED WORK ON YOUR PROJECT
UNTILL CORRECTIVE MEASURES ARE COMPLETED).

UNUSUAL EVENTS
5.  ANY ADVERSE EFFECTS OF INCREASED RUNOFF ( UNUSUAL OR LARGE
STORM EVENTS) RESULTING FROM LAND DISTURBING ACTIVITYES SHALL BE
CONTROLLED BY APPROPRIATE MEASURES AS SOON AS POSSIBLE.
ADDITIONAL EROSION CONTROL MEASURES MAY BE NECESSARY WHERE
YOUR PROJECT IS LOCATED ADJACENT TO A CRITICAL AREA. FOR MORE
INFORMATION REGARDING GRADING AND DRAINAGE PROVISIONS SEE SCC
14.32.
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RAILING SYSTEM TO BE 2 x 4  W/ 2 x 2 CEDAR PICKETS
TOP NO LESS THAN 36" ABOVE DECK SURFACE
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SPANISH TILE ROOFING
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NEXT DOOR
OVER 30 # FELT
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30' 8'-51
4"

22'

4'-101
4"

11'-101
4"

10'

13
4"

13
4"

5'-10"

6'-11
2"

4'-6"

5'-43
4"

4'-13
4"

16'-13
4" 13'-101

4" 8'-51
4"

1

3

2

4

4

4

44

4

4

FOUNDATION PLAN
1/4" = 1'-0"

A
3

A
3

1 MONO-POUR 24" tall concrete slab with # 4 bar @ 18" O.C. vertical
and # 4 bar @ 18" O.C. horizontal unless noted otherwise.( U.N.O.)
Provide 1/2" x 10" anchor bolts @ 48" O.C.,
and no more than 12" from ends of plates U.N.O.
See TYPICAL WALL SECTION   for details.

12" wide by 8" thick concrete footing with (2) #4 bar cont. horizontal
Pour over compacted earth.

4

FOUNDATION PLAN NOTES

Min. 18"W x 18"W x 10" Deep Post Pad
W/ 4 # 4 bar each way.

2

3

4" thick fiber-mesh concrete slab over a min. 6" compacted fill.

2'

8'-11
4"

101
4"

8'-11
4"

4'-111
4"

BUILDING SECTION  A-A
1/4" = 1'-0"

HVAC

10'-35
8"

1'HVAC FUR-DOWN

1

2 34

6

7

8

9

10
11

13

12

2 x 6 DF CEILING JOIST @ 2' O.C.

1 See  Foundation, Floor Framing, Wall Framing, Roof Framing
and Elevation Plans for additional requirements.

2

3 Backfill to provide natural drainage away from structure.

4 4" perfer. footing drain continuous @ perimeter.
Provide a 4" tight line roof drain. System to drain to an approved location.

5

6

7

8

Continuous 12" wide by 6" thick grade beam w/ (2) # 4 bar

9

2 x 6 exterior stud wall framing spaced at 16" on center.
Provide (2) top plates with splices a min of 48" apart.
Provide 7/16" OSB sheathing at perimeter walls.
Provide R-21 insulation at perimeter walls.

9 1/2" deep BCI floor joist or approved equal spaced at 16" on center
with 3/4" thick T&G plywood sub-floor.
See Floor Framing Plan for details.

6 x 8 DF#2 headers at bearing walls unless noted otherwise.
See FLOOR & ROOF FRAMING PLANS  for header size.

BUILDING SECTION NOTES

2X PT sill, bolted to foundation wall ( See TYPICAL WALL SECTION  for details)

MONO-POUR 24" tall concrete slab with # 4 bar @ 18" O.C. vertical
and # 4 bar @ 18" O.C. horizontal unless noted otherwise.( U.N.O.)
Provide 1/2" x 10" anchor bolts @ 48" O.C.,
and no more than 12" from ends of plates U.N.O.
See TYPICAL WALL SECTION   for details.

10

11

12

13

Prefabricated, engineered 2X metal plate connected wood roof scissor trusses.
Spaced at 24" on center and connected to wall framing with Simpson
H-1  framing anchors. See ROOF FRAMING PLAN for additional information.
Provide 7/16" thick OSB sheathing.

R-49 loose fill  blown insulation. Maintain 1" min. ventilation space
and provide PVA paint or polyethylene sheet vapor retarder at interior side.

Provide R-30  insulation  @ under-floor area
Attach w/ twin to under side of I-joist.

5/4 x 8 primed spruce facia, typical
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BEDROOM
VAULTED CL.
CARPET
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TILE

KITCHEN
VAULTED CL.
TILE
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VAULTED CL.
TILE

LIVING RM.
VAULTED CL.
CARPET

B

C

D

ED

F

E

B

E

G

F

DW REF

MICO/HOOD
COMBO-
100CFM MIN.
VTO

W/D

UPPER FLOOR WALL FRAMING
1/4" = 1'-0"

1

1

2

2

43

4

SD CM

FAN
VTO

FAN
VTO

A
3

A
3

660 SF

UP
8 R @
7 3

16"

UP
7 R @
7 3

16"

22'

30'

4'-21
4" 7' 7'-81

4" 4' 7'-11
2"

6'

12'

4'

6'-51
2" 9'-51

2" 9'-51
2" 4'-71

2"

4'-9"

Ø5' Ø5'

3'-1"

LOWER FLOOR WALL FRAMING
1/4" = 1'-0"

WOMENS
RESTROOM
8' CL
TILE

MENS
RESTROOM
8' CL
TILE

BENCH BENCH

W

D

TABLE

TABLE

HW
VTO

4 x 3
SHWR

4 x 3
SHWR

A

C

A
FURN.
VTO

A1 A1 A1

I

STORAGE

3'-9"

11

1A

1

2

A
3

A
3

5

5'

17'
FAN
VTO

FAN
VTO

FAN
VTO

FAN
VTO

FAN
VTO

660 SF

B
2-8 x 6-8 x 1 3 8 HC

E
4-0 x 6-8 x 1 3 8 BF HC

A
3-0 x 6-8 x 1 3 8 HC

C
2-6 x 6-8 x 1 3 8 HC

F
3-3 x 6-8 x 1 3 8 BF HC

G
3-0 x 6-8 x 1 3 8 BF HC

A1

3-0 x 6-8 x 1 12 FG SC

DBL. 3-0 x 6-8 x 1 12 FG SC
BRONZE ADJ. SILL

I

Door Schedule

B 4-0 x 3-6 XO

C 6-0 x 6-10 SGD
XO

D 6-0 x 5-0 XO

E 6-0 x 5-0 OX

F 6-0 x 6-10 SGD
OX

Window Schedule

2x6 Ext. wall framing spaced at 16" on center
Provide (1) btm. plate and (2) top plate, plate slices no less than 4'.
Provide 7/16" thick OSB sheathing on perimeter bearing walls.
Provide R- 21  insulation. Typical U. N. O.

2 2x4 Int. stud wall.  Typical at Int. unless noted otherwise.
Space studs at 16" on center.

3

4

6x 8 DF #2 headers.  Typical unless noted otherwise.
See FLOOR & ROOF FRAMING PLANS for header size's.

 WALL FRAMING NOTES

All windows and doors with glass to be
Low-E glazing per 2006 WSEC.

1A 2x6 Int. stud wall. Space studs at 16" on center.

1

= Smoke Detector

= Carbon Monoxide Detector

SD

CM

FAN
VTO = Min. 90CFM Exhaust Fan

   Vent to outside of structure

5 24"W x 12"D Fur-down for HVAC runs.
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HIP

RIDGE

1

6 x 8 DF

HIPHIP

HIP
6 

x 
10

 D
F

6 
x 

10
 D

F

6 x 10 DF6 x 10 DF

6 x 10 D
F

1A 1A

6 6

2

3

4

5

ROOF FRAMING PLAN
1/4" = 1'-0"

A
3

A
3

1

2 2

3

6 x 12 DF 6 x 12 DF

6 
x 

12
 D

F

4

4

UPPER FLOOR FRAMING PLAN
1/4" = 1'-0"

30'

22'

6'-51
2" 9'-51

2" 9'-51
2" 4'-71

2"

15'-11" 9'-51
2" 4'-71

2"

A
3

A
3

1 9 1/2" deep BCI 5000 1.7 or equal spaced at 16" on center
with 3/4" T&G plywood sub-floor material.
Provide fillers, web stiffeners, blocking panels and backer blocks
recommended by the manufacturer.

2

3

9 1/2" x 1 1/4" Versa-strand or equal rim joist. Typical at Rim

FLOOR FRAMING NOTES

6 x 8 DF beam w/ 3" min. bearing each side U.N.O.

4 Wall framing below, see Wall Framing Plan / Typical Wall Section
for additional details

5:12 -  prefabricated 2X wood roof trusses spaced at 24" on center.
Provide 7/16" thick OSB sheathing.
Connect to wall framing with Simpson H-1  framing anchor's.

2

3

22" x 30" min. attic access where possible.
Provide a min. of 36" head room above ceiling.

4

2 x 6 bearing wall, studs spaced at 16" on center.
Provide 7/16" OSB sheathing at perimeter bearing walls.

5/4" x 8" facia board. (typical)

ROOF FRAMING NOTES

5 All load bearing headers to be
6 x 8 DF, unless noted otherwise.

1A

1 5:12 / 2.5:12  prefabricated 2X wood scissor trusses spaced at 24" on center.
Provide 7/16" thick OSB sheathing.
Connect to wall framing with Simpson H-1  framing anchor's.

6 5:12 Gable end truss designed for additional loading
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TOP OF UPPER
DECKING IS @
8'-10.5" FROM
LOWER FLOOR
LEVEL

TOP OF
INTERMEDIATE
DECKING IS @
4'-1.25" FROM
LOWER FLOOR
LEVEL

12'-3"

4'-6"

5'-3"

6'-11
2"

6'-11
2"

8'-7"

4'4'-31
2"

5'

10'-31
2"

4'

1

1

1

2

2

3

3

4

4

5
5

5

6

6

8

8

10

10

11

12

9

9

DECK FRAMING PLANS
1/4" = 1'-0"
170.18 SF

1

2 2 x 8 PT ledger
Bolt to Floor framing w/ LedgerLOK FMLL005-12  5" screws
@ 16"O.C. staggered.

DECK FRAMING NOTES

2 x 8 PT joist at 16" O.C. Connect to ledger board
w/ Simpson LU28Z.

2 x 8 PT Rim joist.
w/ 1 x 10 primed spruce skirt board.

4 x 4 PT post, connect to conc. pad w/
Simpson AB44Z and to beam above w/
Simpson BC4Z. (Typical)

5/4 x 6"  "Weather Dex" Decking or equal, connect to joist w/
2  3/4" Decking screws, (2) per joist.

Wood railing system w/min.  2 x 4 top & bottom rails
at a min. 36"  from top of decking to the top of railing
w/ 2 x 2 pickets at a min. 5 1/2" O.C.

Min. 18"W x 18"W x 10" Deep Post Pad
Bottom of pad to be a min. 18" below final grade.
Pour over undisturbed earth.

Stair treads to be no less than 10 1/2", no less than 36" wide.
Risers to be no more than 7 3/4"
Provide a hand rail no less than 34" and no more than 38"
from nose of tread if more than 3 risers.

4 x 12 PT Deck  beam.

2 x 12 PT DF stair stringers

4' x 5' x 4" thick conc. stair landing

3

11

4

5

6

7

8

9

10

Sundek or equal concrete finish over 12" satin ply
over 34" PT plywood

12
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SDP-2016-1003, HAROLD MOUSEL  

SHORELINE PERMIT & CUP: 

 

 

October 18, 2016 

 

 

 

 

 

 

 

 

 

The proposed two-story building would be in the 

background of this photo near the tractor in the 

distance located on the right. Looking west 

approximately. 



 

 

 

 

 

 

Project site where 

two-story building 

would be located 

at. Currently 

landscaped. 

Looking north. 



 

 

 

 

 

Existing concrete bulkhead, 

shotcrete, and rip rap below. 

Paved & fenced parking lot above. 



 

 

 

 

 

Existing concrete bulkhead, shotcrete, and rip rap 

below. Paved & fenced parking lot above. 



 

 

 

 

 

 

Looking east. Condominium complex is on the right 



 

 

 

 

 

 

Existing garbage dumpster and portable toilet 

located onsite. The portable toilet will be removed 

and replaced by the two-story building with a 

restroom & showers located on the 1st story. 
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INADVERTENT DISCOVERY PLAN 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



September 23, 2016 
 
John Hoxeng, P.L.S. 
Schemmer Consulting Group PLLC 
301 30th St, Ste. C 
Anacortes, WA 98221 
 
Representing: Mousel Investments 

RE: Inadvertent Discovery Plan for the Mousel Investments, Skyline Way Multi-Use Marina 
Building Project, Anacortes Washington. 
City of Anacortes Permit#: SDP-2016-1003, Mousel SSDP & CUP 

Dear Mr. Hoxeng, 

At your request, Drayton Archaeology (DA) offers the following plan for the above noted project. 
The applicant is proposing to construct a 22' x 30' two story building. The purpose of this building 
is to provide restroom, shower and laundry facilities to the users of the private marina located on 
the property in Anacortes, Washington. The second story of the building will contain a one 
bedroom apartment. The plan offered here is expected to be attached to any construction 
documents and the outlined steps be followed during construction. 
 
If you find that we may be of any further assistance to this matter, I can be reached by telephone 
at 360.739.3921 or by email at garth@draytonarchaeology.com. The individuals listed below will 
receive a copy of this document via email from me. However, you should insure that the City of 
Anacortes has the document and that it has been reviewed by all parties.  
 

Regards, 

 
Garth L. Baldwin, MA, RPA 
Principal Drayton Archaeology 

 

Cc: Kevin Cricchio, Associate Planner, City of Anacortes 
 Gretchen Kaehler, Assistant State Archaeologist, DAHP 
 Jackie Ferry, Samish Nation THPO 
 Josephine Peters, Swinomish Indian Tribal Community, Cultural Resources Officer 
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Inadvertent Discovery Plan for the 
Mousel Investments, Skyline Way Multi-Use Marina Building Project, 

Anacortes Washington. 
INTRODUCTION 

The following inadvertent discovery and treatment plan (IDP) is being developed for John Hoxeng, 
representing the project proponent, Mousel Investments. The proposed work is subject to a City 
of Anacortes, State Environmental Policy Act (SEPA) review. SEPA requires that, among other 
things, impacts to cultural resources be considered prior to permit approval and issuance. Under 
SEPA, the Washington State Department of Archaeology and Historic Preservation (DAHP) is the 
consulting agency with the technical expertise and oversight regarding cultural resources. DAHP 
provides formal recommendations and review for all projects within the state having cultural, 
historical, and/or archaeological concerns. 
 
The IDP outlines the recommended cultural resource oversight measures to ensure all ground 
disturbance is in compliance with state cultural resource laws which protect archaeological 
resources on public and private lands. The plan describes the steps and actions that must be taken 
in the event of an inadvertent discovery of any cultural resources, including human remains, during 
ground-disturbing activities. Below is a brief description of the project and its location, the 
potential for encountering artifacts or cultural deposits, the procedures to be employed and who 
will be notified if archaeological materials, deposits, or human skeletal remains are encountered 
during ground-disturbance. 

PROJECT DESCRIPTION AND LOCATION  

The project area is located in Anacortes, Skagit County, Washington in Section 27 of Township 
35 North, Range 01 East (Figures 1 - 2). The proposed work is located along Skyline Way on the 
manufactured Flounder Bay spit. Prior to development the spit was open on the opposite end, 
following the natural off-shore flow of water current and the sediment accretion pattern. The 
current spit is very different from the native landform. As illustrated in Figure 3, the estimated 
location of the proposed structure prior to development would have been over open water.  
 
The applicant is proposing to construct a 22' x 30' two story building at the site (Figure 4). The 
purpose of this building is to provide restroom, shower and laundry facilities to the users of the 
private marina located on the property. The second story of the building will contain a one bedroom 
apartment. Figure 4 is a copy of the proposed foundation design showing foundation walls of two-
feet, of that no less than 18 inches will be subsurface excavation for the monopour stem walls. No 
buildings or structures will be affected during construction of this project nor will any 
displacements occur. 
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Figure 1. A portion of the Deception Pass USGS 7.5' Quadrangle map illustrating the project area.
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Figure 2. An aerial image with project area. 
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Figure 3. A GLO overlay of a modern aerial image with the project location estimated.  
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Figure 4. A smaller scale overlay illustrating the approximate location of the proposed building (from Figure 3).  
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Figure 5. Sheet 1 of the plan set for the project showing the proposed building location.  
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Figure 6. The foundation detail plan sheet for the proposed building.  
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INADVERTENT DISCOVERY PLAN // TREATMENT OF ARCHAEOLOGICAL 
RESOURCES 
Due to a marked concern for protection of heretofore unidentified cultural deposits and/or items 
during construction the actions herein will be adhered to during construction.  

Note: any archaeological deposit located during the course of the project should not be 
disturbed or altered without the explicit direction of the DAHP and a professional 
archaeologist. 
Provisions and methodology for the treatment of cultural resources during construction of 
the Cultural / Archaeological Resource Procedures are as follows: 
If the Proponent, any stakeholder, a contractor or a subcontractor believes that s/he has uncovered 
any cultural deposits at any point during property development, all work adjacent to that discovery 
shall cease and the Proponent (or their appointee) should be notified immediately. The Proponent 
(or appointee) will contact the City and will also contact an archaeologist who can address any 
find. A professional archaeologist can facilitate any further discussion of how to proceed should 
intact or significant cultural materials or deposits be encountered. They can also advise the 
Proponent about immediately notifying the DAHP, Samish Indian Nation and Swinomish Tribe as 
soon as possible upon determining the nature and extent of the deposit(s) encountered. A cultural 
resource discovery could be precontact or historic and could consist of, but not be limited to: 

• strata or facies of shell or other anthropogenic soil horizons, 

• areas of charcoal or charcoal-stained soil and stones, 

• stone tools or waste flakes (i.e. an arrowhead, or stone chips), 

• bones, burned rocks, or food-related materials in association with stone tools or flakes, 

• Bricks, tar paper, or other construction debris, 

• Concentrations of cans or bottles, logging or agricultural equipment older than 50 years of 
age. 

In order to protect the integrity of a discovery, appropriate steps to protect the discovery site will 
be taken. All work will cease in an area adequate to provide for the total security, protection, and 
integrity of the resource. All work must cease until consultation between the Proponent and all 
interested parties can be conducted. Vehicles, equipment, and unauthorized personnel will not be 
permitted to traverse the discovery site, access deposits or collect any items associated with the 
suspected find. Work in the immediate area will not resume until treatment of the discovery has 
been completed following provisions for treating archaeological or cultural material as directed by 
the Proponent. 
 
A permit from DAHP pursuant to RCW 27.53 would be required for any removal or disturbance 
of archaeological materials.  

The following guidelines must be adhered to regarding a discovery or cultural materials: 

a) All material encountered will be treated with respect. Notifications of unanticipated discovery 
will be conducted by the archaeologist beginning with the Proponent. At their direction 
archaeologists with the DAHP will be notified. The Proponent will also lead all formal 
consultation with tribal agencies or local groups that are a party to the consultation process. 
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b) Theft of any items (e.g. artifacts, bones, bottles, etc.) could constitute a Class C felony under 

RCW 27.53 and/or 27.44.  
 

c) Construction will be halted within the immediate area of the discovery and the scene will be 
protected until consultation to determine an appropriate course of action. A monitor may be 
brought in to allow work to continue in areas away from cultural resource finds Work may 
continue to the extent that no additional impacts to resources can take place. Construction may 
continue at the discovery location only after the process outlined by the DAHP is followed and 
all parties are satisfied those adequate measures to secure or salvage the archaeological data 
have been made. 
 

d) Routine documentation of cultural material not threatened by project work should not impact 
construction schedules. Where complex or extensive cultural remains are encountered, the 
Proponent and archaeological personnel will determine the appropriate level of documentation 
and treatment of the resource after consultation with the Proponent. It is understood that 
impacts to or the removal of any archaeological materials, human burials or interment features 
is prohibited until authorized by the Proponent. 
 

e) The archaeologist retained will ensure the proper documentation and assessment of any 
encountered cultural resources with input from the Proponent and all interested parties. All 
precontact and historic cultural material discovered during monitoring would be recorded by 
an archaeologist. Site overviews, features, and artifacts will be photographed; stratigraphic 
profiles and soil/sediment descriptions will be prepared from subsurface exposures. Discovery 
locations will be documented on scaled site plans and site location maps. 

PROCEDURES FOR THE DISCOVERY OF HUMAN SKELETAL MATERIAL 
Any human skeletal remains regardless of ethnic origin, which may be discovered during this 
project, will at all times be treated with dignity and respect. In the event any human remains are 
discovered the Anacortes Police Department should be notified immediately to determine whether 
the remains are forensic (modern) or non-forensic (archaeological). Work must cease until all 
parties are afforded the opportunity to comment and consult with Dr. Tasa at DAHP. If human 
skeletal remains and/or funerary items are encountered all treatment will follow mandates of the 
Revised Codes of Washington (RCW) Chapter 27.44; 68.50; 68.60 and the procedures outlined 
below. 
 
The removal of human remains will be avoided by all means necessary. Regardless, in the event 
that human remains are encountered the following procedures will take place in accordance with 
the Revised Codes of Washington (RCW) Chapter 27.44.055, 68.50.645, and 68.60.055: 
 
DAHP, “Guidelines for the Discovery of Human Remains”: 

1. All persons who know of the existence and location of human remains must, by law, notify the 
county coroner and local law enforcement. This must be done in the most expeditious manner 
possible (RCW 27.44; 68.50; 68.60). 
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2. Any person engaging in ground disturbing activity that encounters skeletal human remains must 
cease all activity which may cause further disturbance to the remains, make a reasonable effort to 
protect the area from further disturbance, report the presence and location of those remains to the 
coroner and local law enforcement. (RCW 27.44; 68.50; 68.60). 
 
3. The county coroner will assume jurisdiction over the human skeletal remains and make a 
determination of whether those remains are forensic or non-forensic (RCW 27.44; 68.50; 68.60). 
 
4. If the county coroner determines the remains are non-forensic (not a crime scene), then the 
Department of Archaeology and Historic Preservation will take jurisdiction over the remains 
(RCW 27.44; 68.50;68.60). 
 
5. The State Physical Anthropologist will make a determination of whether the remains are Indian 
or Non-Indian and report that finding to the affected parties. (RCW 27.44, 68.50; 68.60). 
 
6. The DAHP, in concert with the Proponent will handle all consultation with the affected parties 
as to the future preservation, excavation, and/or disposition of the remains. 
 
7. The Proponent and DAHP will manage all consultation with the affected parties as to the future 
preservation, excavation, and disposition of the remains along with the affected Tribe(s). 

CONTACT LIST 
The primary contacts of each party under this agreement are as identified below: 

 John Hoxeng, Schemmer Consulting Group (Agent for Proponent), PH (360) 293-9006 

 Anacortes Police Department (Do Not Use 911 or you will also notify the media) Phone 
Dispatch: PH (360) 293-4684 

 Dr. Guy Tasa, State Physical Anthropologist (He will contact the coroner and tribes in the 
event human remains are located). Email: guy.tasa@dahp.wa.gov, Office: (360) 586-3534, 
Cell: (360) 790-1633 

 Gretchen Kaehler, Washington Department of Archaeology and Historic Preservation, PH 
(360) 586-3088) 

 Jackie Ferry, Samish Indian Nation, PH (360) 293-6404 

 Josephine Peters, Swinomish Tribe, PH (360)466-7352 

 Garth Baldwin, Drayton Archaeology, PH (360) 739-3921 
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