[bookmark: _GoBack]EASTSOUND PLANNING REVIEW COMMITTEE Revised MINUTES
February 6, 2020
Fire Department Meeting Room
3:00 p.m. – 6:05 p.m. 
EPRC In attendance:  Charles Toxey, acting Chair, Vice Chair; Leith Templin; Brian Wiese; Terry Gillespie; JoAn Mann (taking minutes)
Public attendance:  eleven citizens, including from Planning Committee Tim Blanchard and SJC Housing Ryan Page.
Welcome and Introductions

Approval of Minutes from January 9, 2020 as amended was unanimous.  
Thank you’s to Brian Wiese for helping out the past meetings with Matthew’s resignation.

Agenda – Changes:  Public Works reported that Colin is ill and Jess is off-island, so, postponed for full report.  Leith will update on Prune Alley, as will Terry; and a text from Rick via Leith will be read at the end of the meeting.

Rick Hughes Council Update was postponed, as he was in Olympia today.

Election of Chair
Terry nominated Leith for Chair; it was seconded by JoAn; Brian nominated Charles for Chair, but with only 5 members, 2 vacancies, a discussion ensued, with Charles declining the nomination.  Leith was unanimously approved as Chair.

There was discussion about the equitable way to divide the tasks and communications with DCD and other departments.  Charles will continue to lead follow ups on permits, staff, LCA as well as others in his scope/expertise; Leith will run meetings, keeping tasks on track for meetings as well as committees and initiatives of EPRC for accountability and strategic organization.  Decision-communications to Council and senior staff will be reviewed by both Chair and Vice Chair for clarity and final checks after all members have reviewed communications.

All of EPRC (and many from Public) acknowledged the fine job Charles did in bringing EPRC through an intense, demanding fall sequence of events.

Leith and Charles will continue to work together for the EPRC’s strongest communications for Eastsound, Orcas and SJC, as they have, supported by other EPRC members over the past 5 months.

Public Comment
Toby Cooper—Noted the need to address trees, good that it was on the EPRC agenda.  He addressed the physical changes to Eastsound from a few years ago when completing the ES Vision, citing the now ‘no-canopy’ and clear-cut changes for the quintessential nature citizens desired in the (then) three canopied entrances to Eastsound.   
He noted April’s Grove development was balancing between the needs of the Vision’s affordable housing and Natural-rural aesthetics.  190 trees, including many madrone trees and canopy specified in the Vision were cut for the 40 OPAL affordable housing apartment units.  It was acknowledged by Charles that because of State and County Laws, the trees on private land were not considered for vision-protection.  Although, OPAL has tried to leave a small “canopy” of a few original trees --hopefully not be cut or damaged by construction. 

 Toby further noted a clarification recently from Rick Hughes that the face of the vision’s green belt will further disappear on Victory Hill, due to a new-owner permit approved by the State to take down 50 trees.  That permit never came through EPRC because of a State overriding regulation and process.

There has been no guarantee for protecting Maple trees on North Beach or the extended path along North Beach, due to the Transportation plans in the works currently.

It was also noted by Toby and other public members that during presentations of April’s Grove that more trees were shown as “left standing”.

Sadie Bailey—Also commented positively to seeing the Heritage Trees on the EPRC agenda.  She was encouraging conversation/s with the new owners to take place, sharing the ES Vision and the geological uniqueness of Victory Hill as part of Turtleback Mountain, one of the oldest landforms on the Island.  To date, no connection has succeeded.  Sadie offered her time and skills to be part of a task force, help, research, educate and incentivize the community, prospective buyers and new owners to “do the right thing”… beginning with understanding the community’s vision.  She thanked Charles and John Campbell for their help in EPRC over the LCA and fall transitions.

Jean Pierre Vondonal (sp?)—Mining Engineer, living on Buck Mountain also commented on the need to focus on trees, rising water table levels destabilizing after extended or intensive tree removal, such has occurred over the past year.

He further cautioned ES with the Vacation Rental disrupter role in changing neighborhoods and nature of community.  He moved here from Naples, (FL?)

Shelby Mathilda (Sp?)--White Horse Pub Owner addressed the EPRC to clarify if her property were on the docket for removal.  It was clarified that, no, it was not, never had been.  

Further, Charles pointed out that her property came up and was still cited in 2017 Vision brainstorming notes (still up on the county website).  Apparently a citizens committee, that never did present to EPRC, discussed the disappearing shoreline that two years ago was more open before the 4 units across from the Outlook Inn and was entered into those minutes.  As a way to “open up” more shoreline, the White Horse apparently came up as on-the-shoreline, but never came further than the discussion.  Charles also acknowledged that sometimes EPRC talks about roads and parking in a brainstorming fashion.  All owners would be consulted prior to bringing up to EPRC.  He was sorry for the distress from that note on the website and thanking Shelby for bringing it up so it could be clarified.   All acknowledged it was very disconcerting and something to be sensitive when addressing citizen brainstorming sessions.

Terry Turner—Electrical Wiring business and BnB owner with his wife, operated one of the first BnB’s on the island and currently operate a licensed Guest House on Orcas Landing.  The alarming number of Vacation Rentals may have been in response, in part, to the wish for full-year activity in Eastsound and Orcas, optimizing shoulder seasons, especially since 2008 when Orcas was economically and real estate-wise upside-down.  
His concerns were what he felt to be 
· aggressive practices promoting conversions of single residences to Vacation Rentals by some local real estate businesses.
· Reduction in workers’ abilities to find affordable rentals, and less ability to buy and establish long term roots.
· What used to be longer churn print/magazine ads are now social media (Air BnB) fast, broad and difficult for small communities and neighborhoods to control.
County Update was present by Leith briefly – County is opened bids and next week will announce the sidewalk completion to Mainstreet on Haven Road.

Prune Alley – Contractor has been awarded for the design phase, where all 3 phases will be included, even though rolled out one per year/phase.  The April EPRC meeting is dedicated to reviewing all three sections by Jess of Public Works:  #1 (Main Street to Fern; #2 Fern to Rose; #3 Rose to the High School.

Rick Hughes has held two public meetings reviewing Prune Alley and will have one more for public input.

Stars for Art and bench projects will depend upon the infrastructure.  The Power-Phone-Fiber construction will begin in Fall 2020 for all three phases.  The estimate to completion is TBD.

Comment by Toby—he and Yonaton worked on the electric car charging opportunities that were supported easy with the low level Ballard Lighting individually for EV charging, at little expense.  Public Works is open to installing infrastructure for all during this construction phase.

Coordinating all the lighting, charging, conduits, payment methods, if applicable via OPALCO was yet to be determined.  The metering costs cited by Colin at $10,000 each was not corroborated with the work done by Toby and Yonaton.  This needs to be revisited.

Parking, if done individually, cannot be just for electric cars.
Overall construction is scheduled to start January 2021.

Terry Gillespie also mentioned he was offering his electrical wiring services on the Prune Alley project.  There appears to be a change in the Ballard Lighting preference from the community to Overhead lighting at the intersections that alters the infrastructure process.  He and others in the room were not aware of the current status.  Terry will participate in the April meeting and will introduce himself to OPALCO, homeowners and those impacted for support in wiring.

Terry also mentioned that there were 50 old locally produced Kemple Brick that were available to be incorporated in the project – art or street designs.  An example of this historical Orcas Island Lime Kiln production can be seen at the well by Clever Cow.

Vacation Rental Recommendations from EPRC

Charles addressed the Final Vacation Rental Recommendations’ overall priorities from EPRC are centered specifically to address Eastsound issues for the following:
· Preserve/Restore Eastsound Neighbors from proliferation of Eastsound Vacation Rentals.
· Promote Islanders‘ living and owning in Eastsound, and Orcas Island
· Prevent off-island buyers, as well as on-island speculation eliminating more local affordable housing and opportunities for quell associated price inflation, pricing locals out of the ownership market
Specifically, the following are the  EPRC recommendations to Council for changing the Vacation Rental Codes and Regulations:

1.        Define two tiers of Vacation Rentals: 
·  “Homestay” or “Homeshare”. Homestay or Homeshare rentals where the actual property owner (not a representative or relative) lives on site and would be allowed outright on a residential property.
NOTE Comment by Ryan (SJC Housing rep):  The term being used in the San Juan Island Resource Center pilot project is “Homeshare”.  He asked that terms for Vacation Rentals use “Homestay” to distinguish between these potentially confusing terms in separate applications.
· Vacation Rental permit where the owner does not live on the property and would be granted only if less than 7% active vacation rentals (of both tiers) are currently permitted in that land use designation.  Non-homestay vacation rental permits would be denied in land use designations where the current total vacation rental percentage is higher than the 7% limit. This will prevent vacation rentals from becoming a dominant use and characteristic in any neighborhood/land use designation.
2.       New construction, including houses barged in, should not be made eligible for a vacation rental permit for ten (10) years after the building permit is issued.  This will prevent speculative building aimed at the vacation rental market and makes new residential construction serve the year-round population for several years before being converted to vacation rentals.
3.       Allow only one vacation rental per residential parcel.  For ADUs built before 2007, permit a vacation rental in the main residence or the ADU, but not both.  Continue to disallow ADUs built after 2007 to be vacation rentals, allow only the primary residence.
4.       Require VR permits in all land use districts, including Village Commercial and Marina. Require commercial properties with short term rentals to apply for and be regulated by the same vacation rental regulations as non-commercial land use designations unless they are regulated as resorts, B&Bs or hotels.
5.       Disallow non-San Juan County residents from operating more than one vacation rental.  This is to accommodate someone who is renting out an island property with the intention of retiring here or to keep it as their vacation home.  Two or more properties are obviously being used as investment properties by remote landlords.
6.       All vacation rental permits should expire upon the sale of the property.  An exception would be for direct family heirs where no money was paid for the transfer of the property or where the property goes into a family trust or an LLC provided the vacation rental permit is in good standing and continued use complies with all applicable Vacation Rental regulations and annual renewal requirements.
7.       Reserve ground floor units in Eastsound Village Commercial for commercial or long-term residential uses, allowing vacation rental units only on the second floor or above.  This promotes mixed-use buildings that continue to serve commercial and long-term residential needs year around.
8.       Request that Staff develop a system for evaluating whether a permit should be revoked or renewed based on verified infractions of vacation rental regulations such as police reports, failed inspections, etc., not just unverified complaints.
9.       Disallow house parties/events (reunions-weddings) at non-commercial properties.  Allow only the permitted number of renting guests and the renting guests’ cars on residential properties.  Allow events with non-staying guests at commercial properties provided that they meet all of the other guidelines applicable to all vacation rentals regarding parking, noise, etc.
10.   In the Vacation Rental permit application and regulations specifically exclude; spaces for open air camping, tents, trailers, camper vans, RVs, sheds, teepees and any other enclosures unless they have been issued an occupancy permit as habitable space from the county.  Such facilities not permitted as habitable space should be classified as resort/commercial campground/outdoor recreational facilities if they are allowed in their land use designation and be prohibited where not allowed.  Where they are allowed, there must be proof of adequate septic/sewer capacity to meet all guests' and residents' needs on the parcel.
Charles noted that Rick Hughes, in the Orcas hosted Council meeting on the 4th of February, did not commit to any on EPRC’s list.

Additional general Public Comment on Vacation Rentals included:

Terry Turner (or was this our Terry?!??) – requested that add on-parking, not allowing tenants to use County Parking on roads, which should be a compliance issue, as Leith noted.  She will follow up to reference accessing County’s legal compliance documentation for public record.

Sadie Bailey – Asked for more clarification regarding commercial designation versus a zone.  

Charles clarified that County wants Land Use designation, zoning and allowable density to guide commercial/Vacation Rental codes and regulation.  Charles and Leith put up maps and commented that the County is disinclined –at this time-- to require commercial business licenses for Vacation Rentals, citing applicability fairness for all small home-based businesses then requiring a commercial business license from the County.

Additional informal Question-Answer open to public comment followed, dealing with Vacation Rental requirements including potentially insurance liability and exclusion of Vacation Rentals on private roads.

The question for how to locate and access the Anonymous Complaint Website (irony was not lost on either the Committee or the Public) was not known.  Adding the DCD tip, here is the link:???  I could not find anywhere on DCD 

Land Capacity Analysis
Brian Wiese presented an overview of corrections to the County’s analysis and modeling, based on four special meetings, analysis parcel by parcel with guidance from John Campbell, a semi-retired professional in the Planning and Development field.  There has been only partial response from DCD Planning.

John Campbell – Observing incongruity between the Housing residential capacity numbers used in the Comp Plan and the LCA calculations based on the county’s model.  He expressed concern that our small islands-based situation creates a case for differentiating the standard, state-wide LCA calculations.  The actual numbers in Eastsound allow this type of deviation from the standard model.  To date, DCD Planners have be disinclined to incorporate the EPRC and his data into what he feels is a much more representative formula for calculating LCA with the 400% greater second- and recreational use of new and converted homes, instead of the County’s 35% methodological deducted factor for available housing units..  His biggest concern remains that there simply is not enough land capacity in UGA of Eastsound.  Restricted land availability means higher land and housing prices.  

One major difficulty in sorting this all out is that Eastsound is unincorporated, meaning generalized County arbitrary allocations are used.  There is no segregation of County data that solely applies for methodology for Eastsound—or Orcas Island—data collected.  All of this had instigated the parcel by parcel analysis that the EPRC conducted July-December (?) 2019.

All of this underscores what John, Brian and Charles were pointing out in this section of the meeting:  the GMA assumption of intense (in the case of SJC, 50%) housing needs to happen inside the Urban Growth Boundary.  The shoreline (in the case of Eastsound, double shoreline boundaries) “urban” communities in SJC are not easy to adapt to the standardized approach to planning that works more effectively on the Mainland.

Ryan Page (SJC Housing Coordinator for the County and wrote the first Housing Needs Assessment for SJC) commented and answered questions from the Committee and public on the process of GMA.  He noted that 2000 to 2010 census comparisons being a five-year rolling figures for residents, which does not necessarily coordinate well with County calculations.  For instance, the number of homes (3561) built in SJC 2000-2010, there were 838 families (approx 1700 individuals being housed).  Clearly, plenty of homes for that number of families.  However, the category of second, recreational and Vacation-rental investments that describes the vast majority of homes built, is not included in the Comp Plan calculations.  Hence, discrepancies are really important to mitigate for the unique case of SJC.

A further example he cited was a Community survey for SJC (2010-2017), where we lost residential capacity:  1200 new units were built.  There were 1304 new recreational or conversions during this same time period, 104 more than built homes.

Overall, for Comp Plan purposes, County and County Council do not integrate the LCA data used with Housing Assessment Needs.

Tim Blanchard of the SJC Planning Commission commented and clarified, answered questions on the GMA perspective of allocations of growth and the resulting data uncertainty.

He suggested a departure from the GMA that is allowable and encouraged:  Be consistent with the Eastsound Community Vision and the Comp Plan Vision.  Further, he recommended using 3-dimensional visioning of Eastsound (example, having 3 story buildings to accommodate the infill the GMA recommends for “Urban” areas, in our Rural designated island county).

He emphasized that Planning is simply aggregate and theoretical.  For Eastsound to evolve, it needs to back up findings to support a conclusion to change a zone because the zoning has not worked.  Raising the discrepancies (unreasonable capacities in 3 story buildings all over Eastsound), the terrain, special features (open spaces, wetlands, parks, etc) could suggest a different UGA to maintain a more rural character, of which SJC has been designated.

Also necessary to heed are the Transportation areas of the Comp Plan that will pressure against rural character by impacting circulation, construction, roads that are using Mainland standards that do not match the unique land features of Orcas/and San Juan County.

He recommended that EPRC join forces with the Planning Department and take Policy positions to guide the community in ways to keep a rural character.  Keep it as simple and to the point as possible and advance the Eastsound Community Vision statement adopted… it came from the community, hence is defensible for exceptions from the GMA.  This can be done by stating the Aggregate did not take into consideration “X,Y,Z” Vision Elements and how to provide housing for year round affordable housing.  Then, develop and provide incentives to citizens and residents to accomplish the Vision.  This helps to “pass GMA muster.”

Ryan (SJC Housing) concurred and stated that the Housing Element for Planning has been OK’d and significantly changed the former housing element goals.  There  are ways for EPRC to better work with Planning to address and implement the Eastsound Village Vision more fully.

Both Ryan and Tim echoed that solving the housing availability for full time residents now and in the future comes back to:

· Focus on what we can impact, not what we cannot (ie, Second homes will be built on Orcas legally as a whole and in Eastsound)
· Incentivize what we want to do:  examples offered up in the discussion were around taxation – exemptions for full time residents, second homes do not have option.
· Use Statistics from the Census trendlines over the past 20 years as being more indicative than changes since the boom in the 1990’s.
· Negative land capacity results by using State LCA methodology for GMA Comp Plans when non residential growth is left out of the equation for establishing available housing.
· Work with the Planning Commission and direct joint initiatives and statements for County Council, not just from EPRC
· Clarify and continue to specify the Vision for Eastsound – workforce, open space, social services, medical – using a rural, not urban—approach.
There was further discussion about where and how people who are without sufficient housing security and/or affordability would want to live, approaching the Hamlets to help solve this incongruity for “UGA” designations and rural character.

County Council - Leith read a text from Rick briefly updating on the County Council meeting.

Work Plan Update

The council reviewed the EPRC 2019 Work Plan, task by task.  Noting that most had been completed.  Remaining to carry-over for 2020 are:

· Parking (Paul had been working on this)
· Lighting Plan for the Subarea
· Prune Alley 
· Organize trails committee
Briefly, the Tree Plan new business may likely be incorporated into the 2019 Work Plan to-be-reworked Open spaces Vision development – adding Heritage Trees to this and other natural features to support the Climate Change initiative.  JoAn Mann proposed scoping this, based on initial research through Tree City USA that Anacortes has incorporated and Heritage Trees designations that cities, like Seattle have been implementing for incentives to maintain canopy, the natural beauty described in the Eastsound Community Vision, as well as SJC Comp Plan Vision.  Sadie Bailey volunteered to be a community participant in this committee/initiative.

Permit Review – none available for review.

Adjourned 6:05pm
NEXT MEETING –March 6, 2020. 

