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Planning Commission Draft Minutes       

 

Town of Coupeville 

Planning Commission Meeting 

Commissioner’s Hearing Room 

Tuesday, September 16, 2014 

6:30 p.m. 

 

PRESENT: Acting Chair Molly McPherson, Commissioner Chet Baker, Commissioner Ricardo Reyes 

STAFF PRESENT: Town Planner Bridget Smith, Recording Secretary Shelly Maier 

CALL TO ORDER 

The meeting was called to order by Acting Chair McPherson at 6:30 p.m. 

APPROVAL OF MINUTES 

The minutes of the September 2, 2014 meeting were approved as submitted. 

PUBLIC HEARING 

SSDP-005-14, A Shoreline Substantial Development Permit for the Rehabilitation and reuse of the 

structure at 10 NW Front Street. 

Acting Chair McPherson opened the public hearing and asked the other board members if they had any 

conflicts of interest. Acting Chair McPherson informed the Commissioners that the address disclosed on 

page three of the Joint Aquatic form belongs to her parents and she may, also, be listed on the 

property’s title; however, she has no conflict of interest pertaining to the project. There were no other 

conflicts. 

Planner Smith presented her staff report. She added she would like to make an adjustment to Condition 

#5 by broadening it to include, “…or other documentation approved by the Town…,” following 

“easement.” 

The Applicant, Larry Kwarsick, stated he would like the Town to continue the plan check while the 

boundary resolution is being worked on.  

Commissioner Baker and Mr. Kwarsick discussed a letter written by Mr. John Rodriguey, President of 

Toby’s Suds, Inc. Mr. Rodriguey informed the Commissioners he was concerned about maintaining 

access to a stairway his business uses. Mr. Kwarsick stated the property owner realizes the importance 

of the access to Mr. Rodriguey and desires to work with him. 

Commissioner Reyes asked Planner Smith for clarification on the project’s transient commercial and 

residential use and it was determined the project meets code for said usages.  

Acting Chair McPherson closed the public comment period at 7:12 p.m. 

Council Action: A motion was made by Commissioner Baker, second by Commissioner Reyes, to adopt 

Findings of Fact #1-#15 and Conclusions of Law with 5 Conditions, including the change to Condition #5. 
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Findings of Fact: 

1 The Town of Coupeville received a complete application on April 15, 2014 for the restoration 
and adaptive reuse of the historic structure at 10 Front Street otherwise known as the J. 
Robertson Store. 

2 The subject property is located partially overwater and within the Historic Limited 
Commercial Zoning District and the Historic Urban (upland) and Urban Aquatic (overwater) 
Shoreline Environment Designations in the Town’s Shoreline Master Program.   

3 The subject property was previously used as a restaurant, but is currently vacant. 
4 The proposed land uses includes: 1 residential dwelling and 1 transient commercial units 

below street level (overwater), 2 retail (upland) and 2 retail/office (overwater) at street level, 
and a residence above street level (upland).  

5 No increase to the footprint of the existing building is proposed.  The amount of overwater 
structure is proposed to be reduced.   

6 The subject property is located with priority habitat conservation areas and within a 
designated floodplain special hazard area (V Zone). 

7      The subject property is exempt from the on-site parking requirements in accordance 
     with CTC 16.12.070(1). 

8 A transient Commercial use is allowed as a part of a mix of uses, and not at street level, in an 
existing overwater structure. 

9 One residential unit per floor, not at street level, is permitted in historic overwater structures 
in accordance with CTC 16.30.450(C)(11)c and d. 

10 The proposal includes a new ‘unused attic space’ in the urban aquatic environment. Per the 
SMP the only potential use for this space is for building safety, environmental restoration, 
historic preservation aspects, or adding shoreline access. Any use in the new attic space 
would also be required to be a water-dependent use per CTC 16.30.310(C)7.  

11 The project received a Certificate of Appropriateness (COA) for the building and deck portion 
of the project from the Ebey’s Landing National Historic Reserve Committee on May 8, 2014 
with the following conditions:  
a. The existing siding on the south façade, upper level, will be maintained and refurbished. 
b. The existing windows on the upper level of the south façade shall be kept and 

refurbished.  If the windows are deteriorated to a point that replacement is necessary, 
replacement windows should be of wood, if that is the existing 
material.  A replaced window sash shall closely resemble the original.  Obtain approval 
from the Town and Ebey’s Reserve for approval if the window requires replacement.   

12    The dock remnants associated with the historic pier are proposed to be removed for 
   compliance with CTC 16.30.230(B)2.  The removal of remnants requires working 
   with the archeologist and DAHP for documentation prior to work being done.  

13    A State Environmental Policy Act (SEPA) Determination of Non-Significance was 
    issued by the Planning Official on July 31, 2014. 

14     Following proper public notification in accordance with the requirements of CTC  
    Section 16.06.040(B) a public hearing was opened on September 2, 2014 with a 
    continuance and concluded on September 16, 2014 by the Coupeville Planning  
    Commission. 

15     A notice of application utilizing the optional DNS process was issued in accordance  
    with the requirements of CTC 16.06.050 on May 7, 2014 with a 30-day public 
    comment period.  
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a. One written comment was received from the property owner at 8 Front Street, 
which houses Toby’s Tavern.  The owner expressed a concern regarding how 
changes to the stairway will impact access to a storage area on the lower level of 
the structure at 8 Front Street.   

Conclusions of Law 

The project, as conditioned, meets the requirements of the Town Comprehensive Plan and the 

Town Municipal Code including the Shoreline Master Program, the Critical Areas Ordinance, 

Development Standards, Historic Preservation Guidelines, and Land Use. 

Condition of Approval #1:  The applicant shall provide pedestrian access along the intertidal 

ownership of the property through use of a dedicated public easement in accordance with CTC 

16.30.450(C)11.e.i.)  The easement shall be approved by the Town and recorded prior to the 

issuance of a building permit. 

Condition of Approval #2:  The applicant shall provide a one-time payment to the town for 

financial support for the community parking lot in accordance with CTC 16.30.450(C)11.e.ii.   

Condition of Approval #3:  The final design for the deck and stairs shall avoid and/or mitigate 

any impacts to cultural resources and shall be approved by town staff in consultation with the 

WA Department of Archaeology and Historic Preservation and affected tribes prior to the 

issuance of a building permit.       

Condition of Approval #4:  In accordance with CTC 16.030.330(F)(9) If, during excavation or site 

development, any area of potential archaeological significance is uncovered, all activity in the 

immediate area of the site shall be stopped and the shoreline administrator notified 

immediately. 

Condition of Approval #5: The applicant shall provide a Town approved and recorded easement, 

(or other documentation approved by the Town), to allow the use of the port property and the 

property at 12 NW Front Street prior to issuance of a building permit, or revise the plan to 

remove the use of the property in question. 

The motion passed unanimously. 

Acting Chair McPherson closed the public hearing at 7:13 p.m. 

ADJOURNMENT 

The meeting was adjourned at 7:18 p.m. by Acting Chair McPherson. 

Respectfully submitted:  

 

___________________________    ____________________________ 

Shelly Maier, Recording Secretary    Bridget Smith, Town Planner 

A complete audio recording of this meeting is available, upon request, from the Clerk-Treasurer. 


