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BOARD OF ISLAND COUNTY COMMISSIONERS MINUTES OF MEETING

MAY 19, 2009 – SPECIAL SESSION

The Board of Island County Commissioners met in Special Session on May 19, 2009 beginning at 6:00 p.m. at the Camano Senior and Community Center, 606 Arrowhead Road, Camano Island, Washington.  The purpose of the Special Session was to consider adoption of a new zoning classification called the Camano Gateway Village Zone and development regulations applicable within the new classification, Ordinance C-57-09 [PLG-004-09].   Commissioners John Dean, Chairman, Helen Price Johnson, Member, and Angie Homola, Member attended.  

Attendance:  Approximately 26 members of the public, press, and County staff

[Attendance sheets on file with the Clerk of the Board – GMA No. 10268]

[Special Session Notice on file with the Clerk of the Board – GMA No. 10269]

Hand-out: Ordinance C-57-09 [PLG-004-09] Adopting a New Zoning Classification Called the Camano Gateway Village Zone Amending the Island County Comprehensive Plan and Development Regulations for Commercial Zoned Properties Adjacent to State Route 532
Chairman Dean convened the Special Session of the Board to consider proposed Ordinance C-57-09 [PLG-004-09] Adoption of a New Zoning Classification Called the Camano Gateway Village Zone Amending the Island County Comprehensive Plan and Development Regulations for Commercial Zoned Properties Adjacent to State Route 532.  He said the public hearing is a culmination of many staff and volunteer hours generously given to help propose commercial elements to the State Highway 532 Camano Gateway.  The effort began last year with the work of a citizens’ group comprised of 20 Camano Island residents, business owners, landowners, architects, and representatives from the Chamber of Commerce and Camano Action for a Rural Environment who worked to arrive at a consensus on design standards, building size, landscaping, density, minimum lot size, setbacks, signs and building height.  Thereafter public hearings occurred before the Island County Planning Commission.  Chairman Dean thanked former Planning Director Jeff Tate and Planner Bobak Talebi for their facilitation and management of the endeavor.  He also thanked the Planning Commission for forwarding its Findings of Fact and recommendations to the Board.
To place the hearing in perspective Chairman Dean said the majority of the citizen-based working group favored overnight lodging and all but one member opposed gas stations and convenience stores.  The Island County Planning Commission recommended approval of both lodging and convenience stores with gas stations; County planners had concerns.  Because of the importance of the issue to Camano residents and because the working group, County planners, and Planning Commission all presented differing opinions on two key questions, the Board decided to hold its own public hearing to receive comments before finalizing the creation of a Camano Gateway Village Zone.

Staff Presentation – Bobak Talebi and Jeff Tate
Mr. Talebi first thanked and recognized the community members who participated in the citizens’ working group.  He then provided for the assembly an overview of the process.

On June 16, 2008 the first interim ordinance was adopted to look at specific regulations of the Gateway to determine what was and was not appropriate for the area.  A citizens’ working group then met on seven different occasions to review the land use standards including building sites, landscaping, minimum lot size, signage, fire stations, density, and more specifically, uses appropriate to the area.  The citizens’ working group then transmitted their recommendation to the Planning Commission.  The Planning Commission held hearings on December 2, 2008 and January 27, 2009 arriving at a recommendation on February 24, 2009 following deliberation.  The recommendation of the Planning Commission was then transmitted to the Board of County Commissioners. After receiving the Planning Commission’s proposal and after listening to comments of the citizens’ working group the Board decided to hold its own public hearing.
Mr. Talebi said the Board had two options: 1) adopt the Planning Commission’s recommendation (a public hearing to re-affirm or change Interim Ordinance C-36-09 [PLG-005-09] would then not be necessary) or 2) advise staff of necessary revisions and hold another public hearing (Board action would be necessary via public hearing to re-affirm or change Interim Ordinance C-36-09 [PLG-005-09]).

Mr. Tate explained that the public hearing is to hear comment on Ordinance C-57-09 [PLG-004-09] to consider adoption of permanent regulations for development standards on SR 532 at the Terry’s Corner Rural Area of Intensive Development (RAID) (where SR 532 ends and North Camano and East Camano Drives start at the “Y”) and the Camano Gateway Rural Area of Intensive Development (RAID) (Good Road and SR 532 intersection).  There are no proposed changes to any zoning boundaries; the proposed changes are more specific to the development standards within the RAID boundaries.  He remarked that comments received by the Board and County staff related to primarily overnight lodging and the appropriateness of gas stations and convenience stores.  
Chairman Dean opened the floor to public comment.

Mary O’Farrell, 4858 S. Camano Drive, Camano.   Ms. O’Farrell has been a property owner since 1982, enjoys the rural character of Camano, and is opposed to the idea because of the way it will affect rural character and agricultural lands abutting next to the proposed intensive use.  Now more than ever Island County and other governmental agencies must exercise their authority to protect its citizens from excessive speculation.  Proposals such as that recommended would exacerbate the situation for the following reasons:

· Hotels, gas stations, and business parks are types of urban development that are properly sited in urban areas; the proper urban growth area is Stanwood.  

· A hotel should be built near a freeway or within the Stanwood urban growth area where it can be serviced with local municipal services.

· A business park is not suitable for a rural setting as high vacancy rates exist. 
Chairman Dean, for clarification, indicated for the assembly that the proposed ordinance is not a rezone, but instead, is one of design standards for the Camano Gateway.

Gary Mickelsen, 792 Ell Road, Camano.  Mr. Mickelsen is the secretary/treasurer of the G&G Water Association who expressed a concern about water and where it will come from to support services.  He received correspondence from the Island County Health Department, in response to an inquiry, that said the water association well is considered at high risk of saltwater intrusion.  (GMA No. 10270)  
Robert Cole is one of the principals of developer TR Camano.  TR Camano purchased property to develop five years ago and since then has experienced a different set of County rules each time it attempts to move forward.  The property in Mr. Cole’s opinion, therefore, cannot be marketed due to the current uncertainty of its use.  Millions of dollars were been put into the property based upon the idea that the land is Rural Village, a Rural Area of Intensive Development (RAID), and its purpose to provide commercial services for the convenience of people in the area.  Along with the property being unmarketable Mr. Cole believes the considerable delay costs expended thus far cannot now be recovered and the contemplated restrictions will make development impossible.  He spoke to the increase in taxes to the County once the property is developed and the lack of same in five years due to no economic activity.  TR Camano’s project is one, he feels, that would help the economy by putting people to work.  Mr. Cole would like to see incentives provided to developers so the benefits outweigh costs, something the proposed ordinance does not afford.  The Rural Village zone is appropriate for the property in question.

Chairman Dean commented that the proposed ordinance is the one recommended by the Planning Commission.

Joan Schrammeck, Tammy Finn, and Allison Warner all spoke on behalf of CARE, P.O. Box 1742, Stanwood.  CARE submitted a letter for the record, from which they read, and each provided comments (for complete content see letter on file with the Clerk of the Board – GMA No. 10271).  
CARE supports commercial activity along the corridor in the two areas impacted by the ordinance.  It wants to make sure, however, that the commercial activity is likely to be successful, is needed by and supported by residents, and is consistent with rural character.

· CARE participated in the Camano community working group.  At the end of the process there was near-unanimous agreement that gas stations and convenience stores should not be allowed in the new Camano Gateway Zone.

· 80-90% of attendees at the Planning Commission public hearing said “NO” to gas stations/convenience stores. Camano residents pro-actively contacted the Planning Commission and Board of County Commissioners, opposing gas stations and convenience stores in the new Camano Gateway zone primarily because of the impact on traffic.
· The Planning Department also recommended against gas stations and convenience stores.  Despite the Planning Department’s strong recommendation against gas stations and convenience stores, and overwhelming public opinion, the Planning Commission took the opposite view and sent a different recommendation to the Board of County Commissioners.

· The Planning Commission gave no sound logic or reasoning as to why gas stations and convenience stores should be allowed.  None of the Planning Commission members addressed the issues presented by experts in the Planning Department regarding traffic concerns.  The Planning Commission’s comments and recommendations showed total disregard for the planning process.
· Adding cars turning left and/or adding a new signal light would dramatically slow traffic and increase hazards and the possibility of accidents.
· TR Camano has an approved land use permit and the only hold to developing the property is an application that TR Camano must first complete.  The delay of its project is not attributable to the Gateway process.  
· A low intensive development was never the vision of TR Camano.

· A gas station/convenience store would in no way enhance the beauty, appearance, or character of the Gateway to Camano.

· Developers take risks; there are no guarantees when purchasing property for future use.  There is no legal reason why the Board cannot adopt a Camano Gateway zone that disallows gas stations, convenience stores, and hotels.
· Nothing as extensive as hotels, motels or apartments should be allowed until there is evidence that the impact on the local aquifer has been carefully evaluated.  Seawater intrusion must be addressed and evaluated and also the availability of water.  CARE supports section #7(c) regarding sea water intrusion requirements.
· Country Inns are already allowed in Rural zoning on Camano, with the number of rooms limited by the size of the parcel.  Concerns have always existed relative to the intensity and density of a standard hotel or motel.  A Country Inn scale of development (20 rooms) is suitable per 5 acres.

· A feasibility assessment is necessary.
Joshua Flickner, 1992 S. Elger Bay Road, Camano, is the manager of Elger Bay Grocery and Gifts (family operated) and also is the President of Camano Island’s Chamber of Commerce.  He spoke on behalf of both.  The Chamber’s stance is “yes” to hotels, “no” to convenience stores and gas stations due to traffic, and landscaping should have a similar feel, natural and uniform, when approaching the Island.  The undisputed concerns of citizens should be acknowledged.  While Mr. Flickner is concerned about a possible negative impact on his family’s business should convenience stores and gas stations be allowed, and while he appreciates the community’s concern as well, he and his family believe in free enterprise.  He asked that people not use the store as an example to say no to gas stations and convenience stores.  Mr. Flickner stressed there should be more overnight lodging of a different sort than just that offered by B & Bs.

David Platter, 75 Lindsay Road, Camano.  Mr. Platter (TR Camano) stated that the repeated issues of water and sewer are no longer yet he keeps hearing about them.  He continues to learn of inaccurate information circulating in the community about the project and encouraged concerned citizens to e-mail him so he can attempt to sort out those misconceptions.  He talked about hotels and the importance of having hotels designed by people who are tied to and familiar with the industry, using Best Western as an example.  Mr. Platter believes the community should focus on what is convenient for the corridor: banks, convenience stores, gas stations, and overnight lodging.  Common sense should rule, politics should not. 
Chairman Dean reminded the assembly that the purpose of the public hearing is to testify on the ordinance and nothing discussed should be site specific.

Jane Cassidy, 986 Terry Heights Drive, Camano.  Ms. Cassidy read from a letter she provided for the record and offered additional comments (for complete content see letter on file with the Clerk of the Board – GMA No. 10272).  
While Ms. Cassidy appreciates the goals of determining a Gateway plan she thinks it necessary to take a step back.  She strongly voiced her opposition to allow hotels and gas stations.  Rather than talking about what to allow, the discussion should focus on whether the Island’s limited resources can sustain such intense development. 
· At a minimum Ms. Cassidy believes that off-site drain fields must be treated as commercial property with expected routine maintenance and landscaping equal to the lots being developed.  
· She voiced a concern about TR Camano’s project and how the one 5-acre proposed development will double the water extracted from the Juniper Beach aquifer.  Because of poor drainage in the Gateway area the 5 million gallons of water pumped out of Juniper Beach per year will be exported to another watershed over three miles away.  
· No SEPA has been completed to evaluate the impact of effectively “mining” water from one watershed and moving it to another.  
· Infrastructure should be considered before pushing through development at the expense of the public.
Steven Jones, 1116 Juniper Beach, Camano.   Mr. Jones asked about a back-up plan to taxpayers should the development not succeed.  He does not see how a development of the magnitude proposed will enhance the Gateway.  Stanwood, less than two miles away, would be a better site having abundant water and the availability of sewers.  Stanwood, however, conducted a feasibility study on large overnight facilities and found them not to be economically feasible. 

Carolyn Ehret, 903 High Road, Camano.  An independent survey was conducted asking the question should the new Camano Gateway zone allow gas stations, convenience stores, small country inn or country inn of 20 or fewer rooms, or a hotel of any size.  Of the 21 people interviewed, 19 said no to gas stations and convenience stores and 2 were in favor; 6 were in favor of a small country inn and 14 said no; for a hotel of any size 3 people said yes and 18 said no.  Citizens felt there were sufficient gas stations and concerns were expressed about water and traffic.
Chairman Dean closed the public comment portion of the hearing.
Commissioner Questions and Deliberations

Chairman Dean 

· It is not the role of the Board to judge whether a particular proposal will or will not succeed and yet on page 8 of the ordinance under Policies, section B: “The intensity, scale and appropriateness of uses are based on the needs of the community,…”   Chairman Dean questioned whether that statement provided the Board the ability to determine need. 
Mr. Tate said the policy opens the door for the Board to engage in a discussion.  He also does not believe the Board is precluded from that type of discussion traditionally.  The Board is challenged as everyone is, he said, because there has not been an assessment conducted to identify the specific list of services and uses the community needs or desires.  Whether a use is financially viable is left open to the market.   

· Chairman Dean wondered about water for proposed future development and convenience stores.
Mr. Tate answered that the list of uses proposed at pages 11 and 12 of the ordinance identify permitted, conditional permitted, and prohibited uses. On balance the list of uses and the intensity of development that would be allowed in the zone is decreased.  In the Rural Village zone gas stations and convenience stores are allowed, as are retail sales and services, but the zoning does not narrow down the types of retail sales and services.  The only new element in terms of use is the addition of overnight lodging.  Mr. Tate said the process was careful in attempting to arrive at a way to address intensity of that type of use (See Findings of Fact No. 21).  A requirement was added that on-site laundry facilities are prohibited, a significant use of water for hotels.  That service must be provided off-site.  
Mr. Tate continued by saying that the Health Department was consulted about water and the aquifers by way of transmittal to that department of an Environmental checklist.  Public Health was asked if there were issues it wished to address, did the department have an opinion about the proposal as it related to water usage and the impact to aquifers.  Public Health responded there was no issue to currently address; there is a seawater intrusion policy, there are standards for water usage and aquifer protection, and the department will evaluate those issues at the time of the development proposal.  

· The Chairman recalled that the Planning Department’s recommendation to the Planning Commission was to deny convenience stores and gas stations because of concerns over traffic, he wondered if that belief was accurate.  He also questioned if the Department of Transportation had weighed in with its thinking. 
Mr. Tate responded that the opinion of the Planning Department to the Planning Commission concerning denial of convenience stores/gas stations was that the corridor was already challenged by traffic issues primarily at peak hours.  It would be difficult if not impossible to address the transportation impacts that would occur as a result of those types of uses on a project-by-project basis.  That type of evaluation and needed solutions for the corridor are corridor-wide which get into capacity and safety issues.  The Department of Transportation did conduct a review saying that close coordination is needed between the County and the State for any future development on a site-specific basis in any sort of corridor planning.  The Department of Transportation did not, however, narrow its opinion on what should or should not be part of the corridor.
Commissioner Price Johnson
· Is on-site sewage treatment prohibited throughout the Gateway?  If a parcel perks would septic be allowed?
There is a prohibited use of a major utility such as a sewer treatment plant.  If a parcel perks septic would be allowed.  The idea, according to Mr. Tate, is that there is a very finite amount of commercial land available in Island County, less than 1% of the land area is zoned for commercial.  The department has traditionally taken the position that institutional types of uses, and non-commercial types of uses, should try to be located in other areas to preserve what limited land there is for commercial use.  Drain fields or septic are not prohibited.

· Commissioner Price Johnson asked about State money for an economic feasibility study.
The audience comment about State money for a feasibility study, Mr. Tate said, concerned the Island County Economic Development Council and money it received to help fund a part-time person to focus on Camano.  That person attended at least one or two of the meetings as did Sharon Hart at the citizen committee level who expressed a willingness to be actively involved in such a study.

Commissioner Homola

Commissioner Homola considers it the Board’s responsibility to adopt a policy for the growth, health, welfare, and safety of citizens.  When the conversation moves to a discussion about land use and the permitting of commercial usage in certain areas, or how to prevent urban sprawl, she believes it incumbent upon the Board to make sure that blightened communities are not created.  On the other hand, the Board cannot analyze every individual business to see whether it will be successful.  The Board should adopt with scrutiny its land use policy and zoning ordinances.
Expressed were concerns with areas in the ordinance that seem to conflict with the desires of the community and those that the Board may not be able to accomplish given the constraints on the corridor.  She questioned the language at page 13, section G – Storm Water: 

1.
The following storm water standards shall be met:

a) All storm water shall be collected and treated on site where it is possible, or must have an engineer demonstrate it is not possible.

The Commissioner does not believe the language provides for the issue of storm water.  If storm water is an issue for an individual then it should be incumbent upon that person to find suitable mitigation with respect to the low impact development standards.  Presently standards are being developed with grant assistance scheduled for completion this June.  The Commissioner recommended the LID standards be referenced in the new Camano Gateway Ordinance. Simply permitting the recommendation of an engineer as an out for not addressing storm water is not acceptable, anyone can buy an engineer’s report she said. She also mentioned that the ordinance is not consistent when talking about the number of units for overnight lodging.  
Mr. Tate referred the Board to page 11 of the proposed ordinance that speaks to Permitted and Conditional Uses.  He said that section A.7, “Overnight Lodging, not to exceed twenty (20) units per acre” is listed as a Permitted Use.  That statement establishes the density.  Section B.2 indicates that overnight lodging exceeding eight (8) units is a Type II Conditional Use; 21 to 40 units is a Type III Conditional Use.  A Type III means that the Hearing Examiner makes the decision not staff. The process would include public notice in the paper, yellow sign, individual notices by mail to everyone within 300 feet of the property, and a 14-day public comment period.  Overnight lodging, a Type II, 9-20 units, also requires public notice, yellow sign, advertising, and a 14-day comment period but staff makes the decision; an administrative decision that can be appealed to the Hearing Examiner.  If the number of units is 8 or less, the matter is reviewed as a building permit.  The language on page 11 attempts to categorize the review process.
Commissioner Homola feels that if lodging is allowed then laundry will want to be done on site.  It would be challenging in her opinion to not allow laundry.

 Referring to non-project versus the project action level of land review in the ordinance Commissioner Homola spoke about her concern that the public is not sufficiently notified of projects and that projects are not adequately identified.  The Commissioner feels that the goal at the end of the day should be to provide proper notification so that the public knows what is going on in their backyards.  

Concerning impacts it is the density and use of land, she said, that triggers the need for concurrency in traffic studies requiring an applicant to take appropriate measures for lights, road widening, and the like on a project.  Consideration for additional impacts in the future is necessary.  The Commissioner feels that going with a smaller permitted less density would not be as onerous because a developer would not create as much density on the property as an applicant might if the applicant were to develop to full capacity.  There appeared to be some argument about the hardship on the applicant based on the applicant’s need to provide the traffic impacts.  If the applicant, however, did not build as densely then those requirements would be less.
Mr. Tate said the mitigation fees and requirements are relative to project size and intensity of the project.

Commissioner Price Johnson remarked that whenever a state highway is impacted there is a high level of mitigation that must be made because of restrictions on ingress and egress, and subject to concurrency.

Mr. Tate added there are currency requirements and the Department of Transportation is the one agency that steps in and evaluates the proposals in terms of mitigation fees.  The County has little review in that process as the State takes the lead. 

Commissioner Homola asked about outdoor lighting and whether the standards in the proposed ordinance compare with the County’s lighting standards.  She seemed to notice conflicting language concerning lighting.
Mr. Tate responded that the distinction is lighting for signs versus lighting on other parts of the property. The regulations are similar to the County’s lighting ordinance but the signage standards in the proposed ordinance reduce signage from a square footage point of view per site, add a lot more standards in terms of architecturally integrating signage into a development, where signage should be placed on the property, and the height of signs.  Mr. Tate is hopeful that at some point the standards may be considered County-wide.

Commissioner Price Johnson wondered about subdivisions mentioned on page 12, and the standards for the Health Department in determining setbacks.  Does the department use State or local standards? 

According to Mr. Tate there is no minimum lot size.  The way the current Rural Village ordinance reads is that lot size will be based on septic requirements. Staff has been challenged by that over the years because of the assumption that a septic system is on the same piece of property.  While he believes State standards are considered when making a decision that question should more appropriately be directed to Public Health.

Chairman Dean commented that he wanted to honor the process conducted, and he also wanted to honor the ability of property owners to be able to work or develop their land over the next few decades.  The Board is not considering any one site specific but rather an entire area and looking to the future for the needs and aesthetics of Camano.  He sees a reflection throughout the community that people understand the need, want, or the future of the value of having some kind of lodging on the Island.  Most felt it a strange idea to have lodging on Camano in the sense of a motel or cottage, but at the same time something that most felt was a need.  Over time, he said, hotels in a Camano Island sort of way will be a valued asset and can be tastefully constructed.  Over time, however, convenience stores and gas stations are a concern. Chairman Dean’s recommendation would be to oppose the ordinance and send it back for re-writing to support lodging but to omit convenience stores and gas stations.  The ordinance has been vetted well by Camano Islanders and he believes the decision he is proposing will more closely coincide with what the working group had intended.
Commissioner Price Johnson asked for clarification about lodging and the number of units permitted per acre.  
Mr. Tate answered 20 units per acre.  The density stays the same but the cap would be a 40-room maximum on two acres of land, without laundry facilities.

Commissioner Homola expressed again her concern about sewage and water. She would like to see some lodging on Camano but believes whatever is done in the Gateway area, because it is not an urban growth area and is not a city or an incorporated area, that the vicinity needs its own special requirements for how to deal with its infrastructure.  A requirement should be incorporated that if a property will use water and produce effluent then those must be handled on-site and not taken from another resource.  If taken from another resource there must be assurance that adequate resources are available.  She also questioned the number of hotels permitted.  Numerous smaller scale hotels might serve the need but may not be lucrative.  Most importantly, infrastructure must be possible on the site.  Commissioner Homola was not in favor of gas stations or convenience stores.
Mr. Tate said that infrastructure in many ways is challenging. Ideally infrastructure would already be in place so one would know what it can accommodate. The challenge is, and in particular in this area, that there are a number of properties that cannot  support a septic system for lack of good soils so drain fields are forced off site. It is important to be careful not to create a situation where a lot has no development options whatsoever.    The Board could consider notice on all applicable properties for proposed off-site drain fields, such language could be added to the ordinance. Goals are in place for better management of individual wells and Mr. Tate agreed with the statement about working with storm water on site.  He also agreed with the comment to pay attention to what is done on a piece of property to make it compatible.      

Motion
Chairman Dean moved to reject Ordinance C-57-09 (PLG-004-09) and directed Planning staff to re-write the ordinance to support lodging with conditions and omit convenience stores and gas stations.  Seconded by Commissioner Price Johnson.

Discussion
In order for Commissioner Homola to be comfortable with the ordinance it must address water and sewage.  Considered should be a percentage of growth per year in the community so as to avoid building outside the actual growth rate.  She continues to struggle with the issue of lodging with no limits on growth. 

Commissioner Price Johnson voiced concern about the thoroughfare and traffic created by convenience stores and gas stations.  She does not believe it the Board’s duty to determine what is a viable business and what is not, the Board’s role is to have visionary leadership about where it wants the area to be for the next generation.  Creative ways must be found to support economic development as well as preserve the Island’s resources.   She added that limits are set by the ability to manage the water, septic, and utilities and agreed with and supports the idea of focusing on the need for infrastructure and making sure it can accommodate what the Board is trying to achieve.  She cautions the Board from focusing on one industry versus another.

Chairman Dean held that growth is handled by the free market.  What the Board is doing is setting regulations for the future as markets improve.  He does not believe it the Board’s role to limit how many motels can be in place years from now because no one knows how the Island will grow.  
Mr. Tate suggested focusing on how to address and notify people of the off-site infrastructure that may be proposed.  With respect to growing within the County’s means, the principle applies to both Islands for every type of development.  He struggles how to incorporate that into an area that is relatively small and not apply the same principle in other areas.  The goal is good to think about what there is so the limits are known.
Commissioner Homola believes there should be a cap to help the County stay in balance with what is being done in the community.  A cap also allows the County to create the land use piece for the vision the Board hopes to accomplish.  She wanted assurance that a study would be done regarding the water at Juniper Beach and any impact in that area.

Mr. Tate commented that Public Health is the proper department from which to request a study of Juniper Beach.  He struggles with how to provide that guarantee or assurance. 
Commissioner Homola wondered if it was possible to change the way the County deals with project versus non-project action, could those situations be considered now.

Mr. Tate responded there are a wide range of different types of uses that could be permitted and those uses have different types of usage requirements.   The County does rely upon site development requirements for a project proponent to provide that information for review. 

Commissioner Homola amended the Chairman’s motion to exclude gas stations and convenience stores, permit lodging with conditions, address storm water and any impact to adjacent properties, and what mitigation options are available to property owners.

Commissioner Price Johnson added a consideration to off-site septic issues.
Mr. Talebi requested a technical change to strike the words “light industrial” from Criteria B in the Comprehensive Plan, page 6.

Chairman Dean restated the revised motion and called for a vote:

Reject Ordinance C-57-09 [PLG-004-09] Adopting a New Zoning Classification Called the Camano Gateway Village Zone Amending the Island County Comprehensive Plan and Development Regulations for Commercial Zoned Properties Adjacent to State Route 532 (GMA No. 10273).  Planning staff is directed to submit a new ordinance that supports lodging with conditions and omits convenience stores and gas stations.  Commissioner Homola requests a directive to clarify storm water issues, conditions of lodging, infrastructure, potable water, and 
sewer.  Added is a technical change to strike the words “light industrial” from Criteria B in the Comprehensive Plan, page 6.  
Motion carried.
ORDINANCE C-36-09 [PLG-005-09] ADOPTING AN INTERIM OFFICIAL CONTROL THAT REGULATES COMMERCIAL DEVELOPMENT WITHIN THE TERRY’S CORNER AND CAMANO GATEWAY NON-RESIDENTIAL RURAL AREAS OF INTENSIVE DEVELOPMENT

At 8:20 p.m. Chairman Dean opened a second hearing to allow the Board to consider Ordinance C-36-09 [PLG-005-09] Adopting an Interim Official Control that Regulates Commercial Development within the Terry’s Corner and Camano Gateway Non-Residential Rural Areas of Intensive Development.  The Board adopted the ordinance on April 1, 2009 with 60 days in which to hold a public hearing on the interim control.
Mr. Tate said that State law provides that a Board may adopt interim regulations without first holding a public hearing but a hearing, nonetheless, must be held after the fact within 60 days for public input and decision whether to keep in effect the interim control.  The interim official control shall be in effect for a period of six months from April 1 when it was adopted, or as soon as permanent rules are adopted.  The ordinance is identical to the ordinance just deliberated on with one exception; it took overnight lodging on an interim basis and put it under the prohibited category while community dialogue occurs and a decision is made in the permanent rules as to whether it is an appropriate use.  All other standards are verbatim of what the citizen committee recommended.  In Mr. Tate’s opinion what the interim rules reflect are those areas where there was consensus.  

Chairman Dean opened the floor to public comment.

Robert Cole commented that if the Board is inclined to allow overnight lodging then TR Camano would like to market it as such.

Joan Schrammack asked about the expiration date of the interim control.

Mr. Tate responded that October 1, 2009 is the date the interim control would expire unless permanent rules are adopted beforehand, those would then trump the interim ordinance. 
Alison Warner wanted clarification that the interim control includes everything that will be adopted in the permanent regulations with the exception of hotels.
Mr. Tate responded that hotels, gas stations, and convenience stores are prohibited in the interim control, those areas where there remains some disagreement.  He explained that the interim ordinance adopted last year that ran for a period of six months was very different from this interim control.   This interim ordinance reflects many of the discussions that occurred with the citizen group; the prior interim ordinance did not reflect any community dialogue.  
Ms. Warner supports the interim control and believes that CARE would support it as well in concept. 
There being no further public comment Chairman Dean closed the public comment portion of the hearing.
A brief discussion ensued about a timeframe by which Planning staff can have a revised ordinance (permanent Gateway regulations) to the Board.  Commissioner Homola commented that there is a deadline in June for the low impact development ordinance.  She would like to see what that might do to the items being considered for the conditions in the permanent Gateway regulations so as to avoid any conflict to off-site sewage.  

By unanimous motion the Board re-affirmed Ordinance C-36-09 [PLG-005-09] Adopting an Interim Official Control that Regulates Commercial Development within the Terry’s Corner and Camano Gateway Non-Residential Rural Areas of Intensive Development (GMA No. 10274).  Staff will bring a revised Ordinance C-57-09 [PLG-004-09] (permanent regulations) to Work Session on June 17, 2009. 
Meeting adjourned at 8:35 p.m.
	BOARD OF COUNTY COMMISSIONERS

ISLAND COUNTY, WASHINGTON

____________________________________

John Dean, Chairman

____________________________________

Helen Price Johnson, Member

____________________________________

Angie Homola, Member




ATTEST:    

_________​​​​​___________________

Elaine Marlow, Clerk of the Board
 


Vol. 2009

