
 

 
TOWN OF COUPEVILLE 

PLANNING COMMISSION MEETING 

AGENDA 
Remote: Go-To-Meeting 

April 6, 2021 

6:00 pm 

 

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

CHANGES AND APPROVAL OF AGENDA 

ELECTION OF OFFICERS FOR 2021 

APPROVAL OF MINUTES 

 Approval of minutes from the September 17, 2019 special meeting 

DISCUSSION ITEMS   

• Planning Commission Rules and Procedures 

• Privately initiated Comprehensive Plan Amendment request to revise the 2004 Memorandum of 

Agreement (MOA) Special Planning Area to transfer three dwelling unit credits from MOA “Area 

B” to “Area A”.   

• Status of the Comprehensive Plan Update 

NEW BUSINESS 

AUDIENCE INPUT – See Note 

ADJOURNMENT 

 

NOTE:  Under our Declaration of Emergency, due to the COVID 19 pandemic, the Town of Coupeville will be holding Planning Commission meeting 

remotely. The public will be able to access the meetings in real time, by phone or by video (see below).  Audience members wishing to be heard during the 

Audience Input portion of the meeting are asked to join the remote meeting at least five minutes before the meeting is scheduled to start.  

Please join the meeting from your computer, tablet or smartphone. 

https://global.gotomeeting.com/join/345302013 

 

You can also dial in using your phone. 

United States: +1 (571) 317-3122 

 

Access Code: 345-302-013 

 

New to GoToMeeting? Get the app now and be ready when your first meeting 

starts: https://global.gotomeeting.com/install/345302013  

 

 

https://global.gotomeeting.com/join/345302013
tel:+15713173122,,345302013
https://global.gotomeeting.com/install/345302013
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TOWN OF COUPEVILLE 

PLANNING COMMISSION MEETING 

MINUTES 

September 17, 2019 

6:00 p.m. 

 

PRESENT 

Chair Carol Moliter, Commissioners Michelle Cook, Ricardo Reyes, Andrew Warford and Gary 

Armstrong. 

 

STAFF PRESENT 

Planning Director Owen Dennison, Recording Secretary Claudia Golden  

 

CHANGES AND APPROVAL OF AGENDA 

The agenda for the regular Planning Commission meeting of September 17, 2019, was approved 

with staff recommended change; move the deliberation on the Shoreline Master Program 

amendments to precede the discussion item. 

 

APPROVAL OF MINUTES  

The minutes for the regular Planning Commission meeting of August 6, 2019, were approved as 

amended. 

 

PUBLIC HEARING  

Chair Moliter provided a description of the role of the Commission, its legal basis and process, 

and the standards and guidelines on which its decisions are based.  She asked commissioners to 

declare any conflicts of interest or bias regarding the discussion item on the agenda. Hearing 

none she opened the floor to Staff. 

Planner Dennison discussed zoning maps hand-outs, referring to specific zoning areas in relation 

to the lot at NE Haller and NE Front. Planner Dennison described the proposed amendments to 

the Shoreline Master Program (SMP) and its inconsistencies with areas of Town Code. Planner 

Dennison explained the 4 shoreline environments and the reasons for initiating the amendments 

with respect to the aforementioned lot within the Historic Urban shoreline environment and 

Historic/Limited Commercial land use designation. Staff proposed amendments to the 

regulations for commercial use (CTC 16.30.370), supported by Attachments A & B. 

 

Questions were asked and answered. Issues of the inconsistencies between Town Code and SMP 

were discussed. 

 

Chair Moliter opened the floor for public comment, hearing none, Chair Moliter closed the 

public comment portion of the hearing and opened Commissioner discussion.  

 

No comments or questions from the Commission, Chair Moliter asked for a motion  

 

MOTION  

Commissioner Warford moved to approve the SMP amendments as presented., motion was 

seconded. Motion passed unanimously. 
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DISCUSSION ITEMS  

Proposed amendments to Chapter 16.13, Ebey’s Landing National Historic Reserve Design 

Review and Community Development Standards. 

Planner Dennison described the proposed potential amendments to Chapter 16.13 of the 

Coupeville Town Code (CTC). Planner Dennison explained distinguishes in the process elements 

within Chapter 16.13 CTC and the Ebey’s Landing Historical Reserve Design Guidelines as well 

as the U.S. Secretary of the Interior’s standards.  

 

Planner Dennison provided a description of a Certificate of Appropriateness and its exemptions, 

then explained the review levels when it is determined that a Certificate of Appropriateness is 

not required. Planner Dennison presented the Draft Amendments to Chapter 16.13 to the 

Commission, for discussion. 

 

Commissioners discussed, clustering, types of farming, radius and percentages for building, and 

definitions.  

 

Questions were asked and answered. 

 

 

ADJOURNMENT  

The meeting was adjourned at 8:02 p.m. 

 

Respectfully submitted, 

 

 

 

_____________________________   _____________________________ 

Claudia Golden, Recording Secretary  Owen Dennison, Planning Director  
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TOWN OF COUPEVILLE PLANNING COMMISSION  

RULES OF PROCEDURE 

 

 
WE, THE MEMBERS of the Planning Commission of the Town of Coupeville, 
State of Washington, pursuant to RCW 35.63.040, do hereby adopt, publish and declare 
the following Rules of Procedure. 
 
I.   NAME AND FUNCTIONS 

The official name shall be "The Town of Coupeville Planning Commission”.  The primary 
functions of the Planning Commission (hereinafter “Commission”) are to research, obtain 
public input, debate, and give counsel to the Town Council in the preparation and revision 
of the Comprehensive Plan and land use regulations, and to perform other duties set forth in 
RCW 35.63 as directed by the Town Council. 
 
II.   MEETINGS 

A. All meetings of the Commission and its committees shall be held in accordance 
with the Open Public Meeting Act, Chapter 42.30 RCW. 

B. All meetings shall be held at the Island County Annex Hearing Room, unless otherwise 
directed by the Chair of the Commission.  Regular meetings shall be held on the first 
Tuesday of each month beginning at 6:00 P.M. and shall be open to the public. Special 
meetings shall be at the call of the Chair or a majority of the Commission members in 
accordance with the provisions of RCW 42.30.80. 

C. Commissioner participation in all regular and special meetings of the full Commission 
is expected.   When a Commissioner must miss a meeting of the full Commission, the 
member should notify the Chair and/or the Town Planner as soon as possible prior to 
the meeting.  In the event a Commissioner misses three consecutive regular meetings, 
or when a Commissioner's conduct adversely affects the business of the Commission, 
the Chair may request the Town Council review that Commissioner's value to the 
planning effort.  Commissioners may be removed from office by the Town Council for 
neglect of duty, inefficiency or malfeasance in office. 

D. Individual citizens, representatives of organized groups, and neighboring 
jurisdictions are encouraged to present issues of concern.  The public shall be 
provided an opportunity to speak or comment at some time during every regular 
and special meeting. 

E.  When a regular meeting day falls on a legal holiday, the Commission will convene at 
the call of the Chair in accordance with the special meeting provisions of RCW 
42.30.080. 

F. If no matters over which the Commission has jurisdiction are pending on its calendar, a 
meeting may be canceled at the call of the Chair after consultation with the Town 
Planner. 
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III.  ELECTION OF OFFICERS 

A. The officers of the Commission shall consist of a Chair and a Vice-Chair elected from 
and by the appointed members of the Commission and such other officers as the 
Commission  may, by majority vote, approve and appoint. 

B. The election of officers shall take place once each year on the occasion of the first 
meeting in April of each calendar year.  The term of each officer shall run until the 
subsequent election, provided, however, that any officer may be removed at any time 
for cause by a vote of the majority of the Commission entered on record. 

 
IV.  CHAIRPERSON, COMMITTEES, CONDUCT OF MEETINGS 

A. The Chair shall preside over the meetings of the full Commission and exercise the 
powers usually incident to the office, retaining, however, to herself/himself as a member 
of the Commission, the full right to have his own vote recorded in deliberations of the 
Commission. 

B. The Chair, with permission of the Commission, shall have the power to create standing 
or temporary committees of one or more members, charged with such duties, 
examinations, investigations and inquiries relative to one or more subjects of interest to 
the Commission.  No standing or temporary committee shall make any recommendation 
except to the full Commission.  Committees shall report on their meetings to the 
Commission at its next regular or special meeting. 

C. The Chair shall take appropriate action to ensure that meetings are conducted in an 
equitable, orderly, and expeditious manner. 

D. The Vice-Chair shall, in the absence of the Chair, perform the duties incumbent 
upon the Chair.  The Chair and the Vice-Chair both being absent, the members 
present shall elect for the meeting a temporary Chair who shall have full powers of 
the Chair if there is a quorum. 

E. The format for public hearings conducted by the Commission should be as follows: 

1. The Chair or a staff member shall read or paraphrase the purpose of the hearing and, 
if applicable, advise the Commission and the public of the criteria that they must 
consider in the course of their review.   

2. The Chair shall ask the Commission if any member has a conflict of interest between 
the public trust and private interests in the matter at issue.  Any Commissioner who 
discloses such must excuse themselves from the meeting and leave the hearing room 
until the matter has been decided. 

3. The Chair shall identify any documents received by the Commission prior to the 
public hearing and ask staff whether any additional public or agency correspondence 
bearing on the matter has been received. 

4. The Chair shall ask for the staff report to the Commission, which may include staff's 
recommendation. 

5. The Commission may request clarification from staff on the proposal or staff’s analysis 
or recommendation. 

6. The Chair shall open the public comment period and ask for the first speaker.  A 
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sign up list may be posted or circulated before the meeting to determine the 
number of persons desiring to speak, which may be weighed against the amount 
of time available for the public meeting.  A stated amount of time may be 
allocated to the hearing, and each person who has requested to comment shall be 
given an equal amount of time to speak.  If the time allocated for the hearing is 
exhausted without all present having an opportunity to speak, the hearing shall be 
continued to a date certain by action of the Commission.  

7. Each person providing comment shall speak from the podium to ensure comments are 
on the record.  The Chair shall request that all speakers state their full name and 
mailing address.  All comments should be directed to the Commission.  
Commissioners may request clarifications from staff. 

8. Each person providing comment shall speak from the podium to ensure comments are 
on the record.  The Chair shall request that all speakers state their full name and 
mailing address.  All comments should be directed to the Commission.  The Chair 
may request clarifications from staff. 

9. When everyone who wishes to speak has had an opportunity, at the discretion of the 
Chair, all persons who have already spoken may provide additional comment.   

10. Any questions by Commission members to any member of the audience or the 
applicant should be asked prior to the closing of the hearing.  Once the hearing is 
closed, no additional public comment shall be taken, and the Commission shall direct 
questions to the staff only. 

11. Commission members should be recognized by the Chair before asking questions 
or providing comment.  This allows for the Chair to specifically recognize the 
Commission member by name who is about to speak, so that the record accurately 
reflects who has spoken. 

12. Commission members shall avoid whispered conversations during the course of 
the hearing.  In addition to being discourteous to the current speaker, these 
conversations may not be audible on the audio recording and may jeopardize the 
record of the hearing if they cannot be interpreted. 

13. Commission members shall not engage in electronic communication during 
meetings. 

14. Following the close of public comment and the conclusion of Commissioners’ 
clarifying questions to staff, the Commission may bring a motion.  Any motion for 
action should include a statement of findings, which may be adoption by reference 
if a statement of findings has been published.  If new or revised findings are 
proposed, it is helpful to draft these in advance of making a motion.  If the motion 
is seconded, the Chair shall repeat or summarize the motion and name the 
Commissioners who made and seconded the motion for the record.  Discussion of 
the motion should follow.  The Chair may call upon each member to state their 
reasons for or against the particular motion.  At the conclusion of the discussion, 
the Chair shall call for a verbal vote upon the motion.   

15. At the conclusion of the vote the Chair shall announce the final vote for the 
record.  For example “motion passes unanimously” or “motion passes 4 to 3”.   

16. It is preferable that deliberations on an application be completed during the same 
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meeting as public comment; however, it is not mandatory and the deliberation may 
be continued to a date certain in the future.  If additional information is deemed 
necessary or productive to reach a conclusion on compliance with applicable 
criteria, the item may be tabled and the Chair may hold open the written record to a 
date certain.  When the Commission does not intend to make a decision on the 
proposal immediately following closure of public comment and no additional 
information is necessary to augment the record, the Chair shall announce that no 
further written or oral information will be considered prior to Commission action. 

17. At the conclusion of the vote and the announcement of the decision, the Chair 
should advise the audience that the recommendation will be forwarded to the Town 
Council, and further public comment, either written or oral, will be governed by the 
Town Council’s rules and procedures.  

 
F. The format for discussion items on the Commission’s agenda are typically less 

structured than for public hearings.   

1. Public comment on a discussion item may be allowed during the Commission’s 
discussion or at a specified time on the agenda, as determined by the Chair.  Time 
limitations on public comment may also be established by the Chair to provide time 
for all speakers and to facilitate the Commission’s discussion.  Members of the 
public may only speak if acknowledged by the Chair.  If audience dialogue becomes 
disruptive, the Chair may recess the meeting or request the meeting be adjourned. 

2. The Commission shall not take formal action on items published as discussion items 
on the agenda for special meetings.  The Commission may take action on items 
published as discussion items at regular meetings, provided that the agenda is 
amended prior to its approval by a majority of the Commission during approval of 
the agenda.  Direction to staff, indications of preference, straw polls, and similar 
informal actions are not considered formal actions by the Commission.   

 
V.  QUORUM AND VOTING 

A. A simple majority of the total members of the Commission shall constitute a quorum 
for the transaction of business.  Any action taken by a majority of those present, when 
those present constitute a quorum, at any regular or special meeting, shall be deemed 
and taken as the action of the Commission, subject to the exception set forth in 
Paragraph B. below.  

B. No action by the Commission may be taken of the Comprehensive Plan and zone 
changes and official controls, i.e. legislative actions, without the affirmative vote of a 
majority of the total members of the Commission. 

C. Voting will be by "ayes" and "nays", except where State Law, these Rules, or the 
Commission may require a ballot or roll call vote.  The Chair shall announce the final 
vote for the record.  A roll call vote shall be required on the call of any member.  A 
member abstaining from voting must so announce his or her abstention and the 
reasons therefore; and these shall be part of the record of the proceedings.  Any time a 
member present does not record his or her vote, it automatically is recorded as a vote 
with the majority. 
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VI.  JOINT MEETINGS AND RECOMMENDATIONS TO THE TOWN COUNCIL 

A. Joint meetings with the Town Council may be scheduled by the Mayor. 

B. The Commission shall conduct such meetings and hearings as are required by 
Coupeville Town Code and may make findings and conclusions therefrom.  The 
Commission is solely responsible for formulation of the findings and conclusions that 
support their recommendations.  The Commission shall adopt, or modify and adopt, 
Findings and Conclusions proposed by Town staff or shall direct the Town staff to 
prepare other Findings based on the record to support the recommendation.   

C. The right of a Commissioner to speak to or address members of the Town Council 
shall not be restricted.  The Town Planner shall transmit the Findings and Conclusions 
to the Town Council with such comments and recommendations as deemed necessary. 

 
VII.  BEHAVIOR AND ETHICS GUIDELINES 

A.  Members will conduct themselves at meetings in a manner as courteous and respectful 
manner.  Members will be considerate of all individuals, attitudes, and differences of 
opinion.  

B.  Members of the Commission shall be governed by the provisions of Chapter 42.23 
RCW in the ethical performance of their duties.  

C.  Any member of the Commission who in his or her opinion has an interest in any 
matter before the Commission that would prejudice his or her actions shall so 
publicly indicate and shall step down and refrain from voting and any manner of 
participation with respect to the matter in question to avoid any possible conflict 
of interest. 

 
VIII.  AGENDAS 

As staff resources allow, an agenda shall be prepared by the Town Planner, in consultation 
with the Chair for each regular and special meeting and shall be mailed to all 
Commissioners and the local press not later than four days prior to a meeting, provided 
that, when deemed necessary, the agenda for a special meeting and notice thereof may be 
provided with as little as 24 hours written notice to the members and local press. 
 
IX.  STAFF, SECRETARY, AND RECORDS 

A. The Town Planner shall serve as staff to the Commission. 

B. The Secretary of the Commission shall be a member of the Town of Coupeville staff, 
appointed by the Mayor. 

C. The Secretary shall keep a record of the attendance and proceedings of all meetings of 
the Commission and, when requested, its committees.  The record of the proceedings 
shall include all oral and written comments and exhibits received at the regular and 
special meetings.  These records shall remain in the custody of the Town and shall be 
retained in the office of the Town Clerk-Treasurer. 

D. The proceedings of all regular and special meetings shall be recorded and such 
record shall be retained according to statutory retention schedules. 
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E. Summary minutes shall be prepared for all regular and special meetings and approved, 
subject to additions and corrections, at the next regular meeting. 

 
X. RULES OF ORDER 

The latest edition of Robert’s Rules of Order is to be followed in all matters not 
addressed herein. 
 
XI. AMENDMENT 

The Rules of Procedure may be amended or temporarily suspended at any regular meeting 
of the Commission by a majority vote of the entire membership. 
 
 

APPROVED AND ADOPTED THIS ____ DAY OF ___________ 2019 
 

TOWN OF COUPEVILLE 
PLANNING COMMISSION 

 
 
 
 
                                                                                                                                     Chair 
 
 
 
                                                                                                                                      Vice-Chair 
 
 
 
                                                                                                                                       Member 
 
 
 
                                                                                                                                       Member 
 
 
 
                                                                                                                                        Member 
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STAFF REPORT 

DATE:  April 1, 2021 (Updated) 

TO:  Planning Commission 

FROM:  Donna Keeler, Planning Director 

RE:  Discussion: Comprehensive Plan Update Status and Proposed Amendments 

 

The purpose of this agenda item is to discuss the status of the Town of Coupeville’s Comprehensive Plan 
Update and pending proposals to amend the Town’s Comprehensive Plan. The Town is planning under the 
State Growth Management Act which provides two mechanisms for updating comprehensive plans and 
development regulations:   

 Mandatory “periodic updates” every eight years.  Cities and counties must complete periodic review 
and necessary updates for their entire comprehensive plan and development regulations, including 
those related to critical areas and natural resource lands.  

 Optional annual amendments – Optional amendments allow cities and counties, if desired, to adopt a 
package of changes to the comprehensive plan and development regulations no more than once per  
year.   

Periodic Update Status 

The Town of Coupeville’s current Comprehensive Plan was revised in 2011 and formally adopted in 2012.  
The next major update was scheduled to occur in 2016, however due to unforeseen circumstances, the update 
was delayed and has not occurred. To that end, staff is developing a work plan for the Comprehensive Plan 
Update. Over the next year the Planning Commission and Town staff will work closely on this effort, 
including initiating a public outreach program and proposing revisions to elements of the Comprehensive Plan 
for approval by the Town Council. Elements that will be reviewed and potentially updated include the 
following: 

 Land Use Element (Required) 

 Housing Element (Required) 

 Capital Facilities Plan (Required) 
 Utilities Element (Required) 

 Transportation Element (Required) 

 Shoreline Master Program (Required) 

 Historic Preservation Element (Optional) 

 Economic Stability Element (Optional) 
 Natural Systems Element (Optional)  

 Government Economy and Services (Optional) 
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Optional Annual Amendments 

In June of 2019 Town staff discussed the potential for optional Comprehensive Plan amendments with the 
Planning Commission and the Town Council. One such proposed amendment included the privately initiated 
amendment listed below.  At that time, Town Staff’s preference was to incorporate any private amendments 
into the overall Comprehensive Plan update scheduled to be completed in 2020.  Shortly thereafter, based on 
the recommendation of the Planning Commission, the Town Council voted to delay considering annual and/or 
private amendments requests, in anticipation of an upcoming Comprehensive Plan update. However, given 
further delays to the Comprehensive Plan update due to the outbreak of the Coronavirus (Covid-1) Pandemic 
and personnel changes, staff believes it is reasonable to allow consideration of privately initiated and other 
amendments this year.   

Under State law, the adoption of comprehensive plan amendments can only occur once a year and must be 
part of a “docket” adopted by the Town Council. Docketing is a legislative action, and as such, is at the 
discretion of the Town Council.  Prior to creating a docket, the Town is required to establish a public 
participation plan to provide interested parties an opportunity to submit proposed amendments and participate 
in the amendment review process. Once an amendment is received, the Town may determine if a proposal 
should receive further review and consideration as part of the Comprehensive Plan amendment process.  

As Comprehensive Plan amendments can only occur once per year, a docket approved by the Town Council 
needs to include all comprehensive plan amendments for consideration in a given year.  RCW 36.70A.47(2) 
requires that comprehensive plan amendment procedures allow interested persons, including applicants, 
citizens, agencies and others to suggest amendments of comprehensive plans and development regulations. 
These suggestions must be docketed.   

Pending Comprehensive Plan Amendment Proposals to date include:  

1. Privately initiated request for the re-allocation of development rights within the Memorandum of 
Agreement (MOA) land use and zoning district.  

In 2004, the Memorandum of Agreement “district” (attached) was incorporated into the Town’s Land Use 
Map and Zoning Map.  The approximately 33-acre area is generally located between NW Sixth Street and 
State Route 20 west of N. Main Street.  Land use regulation within the district is controlled by a 
memorandum of understanding (attached) between the Town and Cecil and Cheryl Stuurmans.  The MOA 
designation and zone is divided into nine subareas, each with a fixed residential allocation of residential units 
and a range of allowed land uses with a total build-out of 108 dwelling units.  Four subareas are currently 
owned by the Town and in use as public open space. Land uses for the remaining five subareas were 
identified for various combinations of single-family, cottage housing, multifamily, and commercial uses in the 
MOA. The only subarea with commercial potential was sold to Island County in 2018 for future use as a 
satellite campus for administrative County functions.  Of the subareas remaining under the ownership of Cecil 
and Cheryl Stuurmans, only two have remaining development capacity under the current MOA. These are 
Subareas B and F.  Subarea A is built-out under the development units of the MOA. However, there is 
remaining platted lot of about 18,000 square feet within Subarea A that is currently vacant.   

According to Section 1.3.5 of the MOA, the number of dwelling units allowed in any particular subarea is not 
transferrable to any other subarea. MOA Section 1.8 states that amendments to the MOA shall only be 
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considered as a Comprehensive Plan amendment, subject to approval of the owner and the Town. This 
provision clearly envisions the possibility the MOA can be legislatively amended, which in staff’s view, may 
include increasing the development potential and land use mix of any subarea.  

In February of 2015 Mr. Stuurmans submitted an email to Town Staff requesting a Comprehensive Plan 
amendment to transfer three development credits, each equivalent to one residential unit, from MOA Area B 
to MOA Area A to construct three dwelling units on the above mentioned vacant parcel. Documentation 
provided by Mr. Stuurmans indicated the Town was willing to consider a request at that time, however to my 
knowledge there was no formal submission with necessary information for the Town Council to consider. 
Since then Mr. Stuurmans has periodically approached Town staff about the possibility of amending the 
Comprehensive Plan, but again, there is no indication of formal document submittal.  As noted above, in 2019 
the Town Council discussed the potential for Comprehensive Plan amendments, however the Council voted to 
delay consideration of such until the Update of the Plan.  

On November 4, 2020 staff received an email request from Mr. Stuurmans requesting a Comprehensive Plan 
Amendment to revise the MOA as noted above.  Subsequently, staff requested formal submittal of a 
Comprehensive Plan Amendment Application and accompanying documents which were submitted on 
December 28, 2020. Given the delay with the Comprehensive Plan update, Staff believes it is appropriate to 
consider this request at this time.  

2. Revisions to the Shoreline Master Program following a periodic review (currently underway).  

In 2020 the Town was awarded a grant from the Department of Ecology in the amount of $12,500 to conduct 
a periodic update of the Shoreline Master Program (SMP), an element of the Comprehensive Plan. Fully 
aware the grant amount was not enough to carry out the task, the Town Council authorized an additional 
$7,500 in the 2021 budget for a total of $20,000 to solicit professional services to assist with this effort.   

Following the grant award, the Town entered into a formal agreement with the Department of Ecology and 
signed a contract with a consulting firm, The Watershed Company, to assist the Town with the periodic 
review update. Over the next few months the Planning Commission will play a key role in the SMP periodic 
review by soliciting public input and providing recommended amendments to the Town Council for potential 
adoption before the end of the year. 

 

 

Given past delays with the Comprehensive Plan Update, staff requests direction from the Planning 
Commission as to whether it is appropriate to prepare a public participation plan and 2021 annual review 
docket for comprehensive plan amendments. The docket, to be reviewed by the Planning Commission and 
approved by the Town Council, will include a timeline for public notification to allow interested persons, 
staff, agencies and others to suggest other amendments to the comprehensive plan or development 
regulations.   
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