
 

 
TOWN OF COUPEVILLE 

PLANNING COMMISSION MEETING 
AGENDA  

Remote: Go-To-Meeting 
January 4, 2022 

6:00 pm 

 

CALL TO ORDER 

CHANGES AND APPROVAL OF AGENDA 

APPROVAL OF MINUTES 

 Approval of minutes from the September 7, 2021 Meeting 
 Approval of minutes from the November 9, 2021 special joint meeting 

PUBLIC HEARINGS  

NEW BUSINESS ITEMS 

 Comprehensive Plan Amendment: Reconsideration of a 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”. 

o Planning Commission members will be asked to make a recommendation to the Town Council 
on whether the item should be considered for the current periodic review docket.  

DISCUSSION ITEMS 

 Draft vision statement for the Comprehensive Plan Update 
 Update on the SMP Periodic Review  
 Department of Ecology grant award – sea level rise vulnerability assessment 

 

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  

 
 



 

 

TOWN OF COUPEVILLE 

PLANNING COMMISSION MEETING 

MINUTES 

September 7, 2021 

6:01 p.m. 

 

PRESENT 

Chair Michelle Cook, Commissioners Ralph Gamble, Dana Luvera, Von Summers. 

 

STAFF PRESENT 

Planning Director Donna Keeler, Recording Secretary Claudia Golden.  

 

APPROVAL OF AGENDA 

The agenda for the regular Planning Commission meeting of September 7, 2021, was approved 

as presented. 

 

APPROVAL OF MINUTES  

The minutes for the Planning Commission meeting of June 1, 2021, and August 3, 2021, were 

approved as presented. 

 

PUBLIC HEARING 

Chair Cook 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. Chair Cook announced that public 

comments with regard to the SMP will be accepted as part of the record, only; discussion with 

regard to all public comments will proceed once the public comment period process has 

concluded. Cook opened the floor to Staff.  

 

1) Planner Keeler discussed proposed revisions, to Title 6 of the Coupeville Town Code 

pertaining to horses and large animals. Clarifying questions were asked and answered. 

 

 

COMMISSION ACTION 

Commissioner Summers moved to make a recommendation to the Town Council to approve the 

proposed revisions as presented to Title 6 of the Coupeville Town Code pertaining to large 

animals and livestock. Motion seconded. Motion passed unanimously. 

 

Chair Cook 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. 

 

2) Alex Capron The Watershed Company, provided a description and review of the 

Shoreline Master Program: Periodic Review – Code Amendments to Chapter 16.30 CTC, 

under RCW 90.58.080(4), for the Commission. Mr. Capron discussed the Public 

Participation Plan. Chair Cook asked Staff to share any public comments with the 

commission. 

 

Planning Director Keeler shared public comments, comments were accepted for the record.  



 

 

DISCUSSION ITEMS  

 

Planning Director Keeler discussed updates to the Comprehensive Plan and amendments 

considerations. 

 

Commission discussed the public meeting format for the remainder of 2021, meeting inperson 

will not be planned before the end of the year. 

  

NEW BUSINESS 

None. 

AUDIENCE INPUT 

None. 

 

ADJORNMENT 6:39P.M. 

Respectfully submitted, 

 

__________________________________   _____________________________ 

Claudia Golden, Recording Secretary   Donna Keeler, Planning Director 

 

 

 



Draft Town Council/ Planning Commission Meeting Minutes November 9, 2021 

TOWN OF COUPEVILLE 
JOINT TOWN COUNCIL AND PLANNING COMMISSION SPECIAL MEETING 

MINUTES 
November 9, 2021  

4:30 p.m. 
 
PRESENT 
Mayor Molly Hughes, Council members Jackie Henderson, Rick Walti, Jenny Bright, Mike 
Moore, Pat Powell. 
Planning Commission Chair Michelle Cook, Commissioners Ralph Gamble, Dana Luvera, Von 
Summers. 
 
STAFF PRESENT 
Clerk Treasurer Kelly Beech, Planning Director Donna Keeler, Assistant Planner Patty Shults.   
 
APPROVAL OF AGENDA 
The agenda for the Special Joint Town Council and Planning Commission meeting of November 
9, 2021, was approved as presented. 
 
PRESENTATION AND DISCUSSION  
Town consultant team members from MAKERS Architecture and Urban Design gave a 
presentation on the Comprehensive Plan Update process. Following the presentation the 
consultant team led a visioning exercise with the Council and Commission members.  
 
ADJOURNMENT  

The meeting adjourned at 4:52 PM  

 

Respectfully submitted, 

 

__________________________________   
Donna Keeler, Planning Director 
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STAFF REPORT 

DATE:  December 23, 2021 

TO:  Planning Commission 

FROM:  Donna Keeler, Planning Director 

RE:  Comprehensive Plan Proposed Annual Amendments 
 

You may recall that on April 6, 2021 the Planning Commission discussed a privately initiated Comprehensive 
Plan amendment request to transfer development credits within the MOA Zoning District (see attached map). 
The Planning Commission recommended to the Town Council to have staff prepare a 2021 review docket to 
consider the amendment.   

On April 27, 2021 the Town Council discussed the above item and decided to delay consideration of the 
privately initiated Comprehensive amendment request, and instead include it as part of the upcoming 
Comprehensive Plan Update in 2022.  However, upon advice from Town Attorneys, the Town Council 
reconsidered its earlier decision and directed staff to advertise an “open period” for privately initiated 
Comprehensive Plan requests for consideration.  Therefore, an open period for amendment requests was 
initiated on November 1, 2021 and closed on December 6, 2021. During that timeframe one request was 
received on November 8, 2021 from Cecil Stuurmans for re-consideration of his previous request.    

The purpose of this agenda item is to discuss whether the proposed Comprehensive Plan amendment request 
described below should be considered and become part of “docket” adopted by the Town Council.  A decision 
to include an application in the docket is procedural only and does not constitute a decision by the Town 
Council as to whether the proposed amendment will be ultimately approved.  If the Town Council decides to 
exclude an application from the docket, it terminates the application without prejudice to the applicant or the 
proposal and the applicant may reapply in the future and the applicant may request a refund of the unused 
portion of an application fees. Deferred applications will be excluded in the current year adopted annual 
docket, but will be considered at a later docket cycle.  

Comprehensive Plan Amendment Proposal:  

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

On November 8, 2021 an application was received by Cecil Stuurmans 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 undeveloped Parcel No. S7302-03-0005. This is the same 
request submitted by Mr. Stuurmans in 2021.  

Staff recommends forwarding the request to the Town Council to be included in a docket for 2022.  For 
additional background information, below is a narrative from the staff report to the Planning Commission in 
May of 2021:  
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Narrative from May 23, 2021 Staff Report:  

In 2004, the Memorandum of Agreement “district” 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.   

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.  

 

 

Staff Recommendation: 

Motion to recommend to the Town Council to include the Comprehensive Plan amendment proposal as 
described in the staff report dated December 23, 2021, in the current docket cycle for consideration.  

 

Attachments:  Memorandum of Agreement 
  Draft Updated MOA Map 
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First – What’s Most Important?
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Note: This slide summarizes 

the verbal feedback from 

the Town Council and 

Planning Commission 

provided at the November 9, 

2021 meeting



Discussion
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What do you love most about Coupeville?
• Coupeville is full of kind, respectful, and supportive people and community (exceptionally so!)

• Friendliness of the town. It has a lot of character and a lot of “characters” who love this place.

• Everyone is friendly, and it’s a beautiful small town.

• The small-town vibe and feeling and the town feels manageable.

• Natural beauty, forests, beaches – and the potential to be a boating/cruising destination to 
celebrate this nature and our maritime history.

• Vibrant small-town character of Coupeville.

• Environmental aspects, getting lost on trails.

• Small town waterfront with a diverse population – this is also a draw for people who want to 
retire and vacation in Coupeville.

• Commitment to the arts and history make it a great, small town to live in.

• Wonderful homey feeling. Love being by the water. Love being able to walk everywhere.

• Small town feeling. Tourists visit for the same reason people live in Coupeville. Friendly and 
talkative neighbors.

• Quick access to the water and boating

• Natural environment and natural beauty – trees, wildlife, mountains. Walkability. Diversity of 
people, jobs, incomes. Compare this to some other small towns that are unaffordable.

Note: This slide summarizes 

the verbal feedback from the 

Town Council and Planning 

Commission provided at the 

November 9, 2021 meeting



Discussion
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What are you most concerned about for Coupeville?
• Sustainability of public services, including the long-term enhancement and replacement of water/sewer 

infrastructure, and the cost for ratepayers.

• Housing affordability and accessibility is a top concern for all types of people, including both younger 

families and older folks. This is also critical to support businesses and housing for employees (it’s a 

problem in Langley, for example). It is very difficult for young people to get into the housing market.

• Overly large single-family homes and multifamily housing that are out of scale with the town ‘s character 

(examples being McMansions and a 400-unit complex planned on the Anacortes waterfront).

• Tourism is wonderful overall but its impacts create difficulty for local residents to patronize local 

businesses. There may not be room in town for adding businesses.

• Projecting natural resources and preparing for climate change, including energy policy.

• Maintain a level of preservation and disaster preparedness.

• Protecting downtown, the wharf, and Coupeville’s unique local businesses. Balance business 

opportunities with residential growth. Maintain and grow the tax base.

• Traffic, parking, and pedestrian safety – particularly in Downtown and for children’s safety.

• Electric vehicle parking/stations.

• Transportation resiliency outside of town – ferry service and Deception Pass Bridge are both suffering.

Note: This slide summarizes 

the verbal feedback from the 

Town Council and Planning 

Commission provided at the 

November 9, 2021 meeting



Discussion
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What do you hope happens over the next 20 years in Coupeville?

• The water and sewer plants are in good shape, have capacity for town growth.

• Taxes/utility rates have not priced citizens out of town.

• Increased density and smaller lot sizes to encourage smaller/more affordable homes. More 
affordable housing and racial/economic/age diversity. 

• The small town, cute, clean, and rural character of Coupeville has been retained.

• Right-turn lane at the stoplight to alleviate afternoon congestion.

• There is adequate parking within town.

• More sidewalks and trails within Coupeville and connected to outside town.

• We have planted and retained more trees for carbon storage and wildlife habitat

• We have a clean and healthy environment and dealt with climate change as best we can.

• Historic structures and the wharf are rehabilitated/preserved, none are gone. The wharf and 
downtown properties are enhanced

• Facilities like the hospital and schools continue to add to Coupeville’s appeal/amenities.

• More park amenities for a variety of people and activities. Young/old recreation options.

• Coupeville has a very engaged community

Note: This slide summarizes 

the verbal feedback from the 

Town Council and Planning 

Commission provided at the 

November 9, 2021 meeting



Vision Statement Components?
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What words & terms should be in the vision statement?

• _________• Coupeville is full of kind, respectful, and 

supportive people and community (exceptionally 

so!) – makes me proud to be a member of the 

community

• Friendliness of town, it has a lot of character and 

a lot of “characters” who love this place

• Everyone is friendly, and it’s a beautiful small 

town

• Small town vibe and feeling, town feels 

manageable, qualities that makes Coupeville feel 

special

• Natural beauty, forests, beaches – and potential 

to be a boating/cruising destination to celebrate 

this and our maritime history

• Vibrant small-town character of Coupeville

Note: This slide is a working 

list of key terms from the 

November 9, 2021

workshop.



Vision Statement Components?
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What words & terms should be in the vision statement?

• Resiliency

• Accommodate diversity

• Heart of Ebey’s Reserve

• Environmental aspects, getting lost on trails

• Small town waterfront with a diverse population, it’s a 

draw for people who want to retire and vacation in 

Coupeville

• Commitment to the arts and history, great small town 

to live in

• Wonderful homey feeling, love being by the water, love 

being able to walk everywhere

• Small town feeling, tourists visit for the same reason 

people live in Coupeville, friendly and talkative 

neighbors

• Quick access to the water and boating

• Natural environment and natural beauty – trees, 

wildlife, mountains. Walkability. Diversity of people, 

jobs, incomes. Compared to some other small towns 

that are unaffordable.

Note: This slide is a working 

list of key terms from the 

November 9, 2021 

workshop.



Key Areas of Town

•
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Note: This slide summarizes feedback from the 

Town Council and Planning Commission when 

viewing a Google Earth image of Coupeville at 

the November 9, 2021 workshop.



December 17, 2021 

Donna Keeler 
Planning Director 
P.O. Box 725 
4 NE 7th Street 
Coupeville, Washington 98239-0725 

RE: 2021-2023 Shoreline Master Program (SMP) - Competitive Grant 
Coupeville Sea Level Rise Vulnerability Assessment Project 
Agreement No. SEASMPC-2123-CoupTo-00015 

Dear Donna Keeler: 

The Washington State Department of Ecology (Ecology) has completed the evaluation and 
scoring process, and finalized the funded project list for the SMP Competitive Grant Pilot 
Program. I am pleased to inform you that the Coupeville Sea Level Rise Vulnerability 
Assessment has been selected for funding. Ecology is offering a grant award of $47,735 
for the completion of this project. 

The following Ecology Project Team is assigned to your project: 

• Sydney Fishman, Project Manager, Headquarters Office (Lacey),
sydney.fishman@ecy.wa.gov or 360-480-2209.

• Layne Slone, Financial Manager, HQ Office (Lacey), layne.slone@ecy.wa.gov or 360-867-
8171.

The Ecology Project Manager will contact you to begin negotiating the grant agreement. If you 
have any questions regarding this offer letter, please contact your Project Manager.  

Grant start and end date 
The grant effective start date and end date of the project will be negotiated with your Ecology 
Project Team. The anticipated start date is no sooner than January 1, 2022 and will end before or 
by June 30, 2023. The grant cannot be extended past June 30, 2023. Eligible project costs 
incurred within the effective dates are reimbursable.  

mailto:sydney.fishman@ecy.wa.gov
mailto:layne.slone@ecy.wa.gov


Donna Keeler, Planning Director 
Dec. 17, 2021 
Page 2 

Background 
The Washington State budget included funding for local governments to keep SMPs up to date; 
allotted according to a set schedule (see RCW 90.58.080). After funding the required periodic 
review updates in the 2021-2023 biennium, approximately $827,000 remained available to issue 
to eligible grant applicants to fund locally driven shoreline planning initiatives. The purpose of 
SMP Competitive Grant Program is to support shoreline planning and planning related efforts 
that advance local shoreline planning priorities, improve the implementation of SMPs through 
monitoring and adaptive management efforts, and progress sea level rise planning.  

• For more information about the 21-23 Shoreline Master Program – Competitive grant
program, please see the 2021-23 SMP Competitive Grants Funding Guidelines.1

• For general requirements of Ecology’s grant and loan Recipients, please see the
Administrative Requirements for Recipients of Ecology Grants and Loans (2017 Yellow
Book, Pub. No. 17-01-004).2

We look forward to working with you on this project. 

Sincerely,  

Joenne McGerr 
Program Manager 
Shorelands and Environmental Assistance Program 

cc: Railin Santiago, Ecology Shoreline Planner 
Sydney Fishman, PM 
Layne Slone, HQ, Ecology 

1 https://apps.ecology.wa.gov/publications/SummaryPages/2106020.html 
2 https://apps.ecology.wa.gov/publications/SummaryPages/1701004.html 

https://apps.ecology.wa.gov/publications/SummaryPages/2106020.html
https://apps.ecology.wa.gov/publications/SummaryPages/1701004.html
https://apps.ecology.wa.gov/publications/SummaryPages/1701004.html



