Appendix A
San Juan Discovery PUD; LUP22-028 and LUP22-029

October 27, 2025 Hearing Testimony

Note: This is a computer generated transcript provided for informational purposes only. The reader should not take
this document as 100% accurate or take offense at errors created by the limitations of the programming in
transcribing speech. A recording of the hearing is available from the planning department should anyone need an
accurate rendition of the hearing testimony.

Examiner Olbrechts: (00:00:00):

I think we're official. You want to start recording on your side?

Speaker 2 (00:00:09):

Recording in progress.

Examiner Olbrechts: (00:00:11):

All right, perfect. Okay. Good morning everybody. Welcome to land use hearing this morning on a
planned residential development and preliminary plat for what's called the San Juan Discovery Project.
I'm Phil Albrecht, hearing examiner for the city of Port Townsend. And | see we got a few people out
there today and | apologize I'm not there in person. When | scheduled this a while ago, | didn't realize
this was going to be such a ... Draw some public interest. 90% of our hearings don't. And | try to be there
whenever there's more than a couple people in the audience, but it looks like | missed the mark on this
one, but I'm certainly going to be hearing all your comments. I've read all your comments and of course
we'll be taking everything under very detailed and strong consideration. But the file numbers for this
case are LUP 22-028 and LUP22-029.

(00:01:03):

The hearing format is we'll have a presentation from staff. And is that going to be Mr. Gates? Are you
going to be giving us the overview today?

(00:01:11):

Yes. Okay. All right. So Mr. Gates will give us a summary of the project, what it's all about. He wrote a
very good and detailed staff report that identifies how the project meets the city's development
standards. Once he's finished, then we'll move on to the applicant, give them a chance to speak in favor
of their project, presumably in favor. After that, then we'll move on to public comments. That'll be the
chance for the public to make their comments hear first from people in the meeting room. And then
after that from people online, all testimony will be sworn in and that's about as complicated as it gets
for you. Well, we'll explain how you can participate when we get to that portion of the hearing. Once all
the public comments are done, we go back to Mr. Gates to give him a chance to answer questions that
people had and any rebuttal evidence he finds necessary.

(00:02:01):

Then as a matter of constitutional due process, the applicant, since they have the burden of proof, gets
the final word, final opportunity, present rebuttal evidence. And if the record is closed today, | then
have 10 business days, a couple of weeks to issue a final decision. So the process isn't too complicated.
Hopefully, you'll all understand how to participate once we're all done here today. Now, by state law,
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I'm not allowed to talk to the applicants or staff about the project. All the information | get has to be
based on the evidence that's put in the record today. That way, everyone knows what information is
being considered for that final decision. Mr. Gates, as | mentioned, did put together a pretty detailed
staff report, and that's based on a lot of documentation. All sorts of studies are done to ensure that this
project meets the city's development standards and minimizes impacts to surrounding properties.

(00:02:57):

And let's see, I'm just trying to get the exhibit list here. Am | able to share my screen? | probably am,
right? Let me give that a shot. Oh, no, I'm disabled. Well, okay. So I'll just kind of go over very briefly. Mr.
Gates' staff report identifies exhibits A through P and that includes the preliminary plat applications, the
staff report, the traffic study. There's a geotechnical report done, a stormwater report done, a bunch of
public notices, the environmental review that was done. That's the decision whether or not to do an
environmental impact statement. And let's see. And those are the bulk of it. A couple dozen comment
letters, like | said, that I've read them all. So at this point, | just want to ask if anyone has any objections
to entry of those documents into the record. If you do, if you're participating virtually, just click on the
virtual hand at the bottom of your screen.

(00:03:53):

Or if you're in the meeting room, waive your hand. So just the standard documents that were done to
assess the project. Not seeing any takers. That's pretty standard too. So I'll go ahead and admit the staff
report along with exhibits A through P, | believe is the complete record. So with that, Mr. Gates, let me
swear you in. Just raise your right hand and I'll swear you in. Just do you swear or affirm to tell the truth,
nothing but the truth in this proceeding?

Speaker 3 (00:04:18):

Sure.

Examiner Olbrechts: (00:04:18):
Okay, great. Go ahead.

Mr. Gates: (00:04:22):
Great.

Speaker 3 (00:05:55):

Sharing screen. Everyone can see my screen?

Examiner Olbrechts: (00:06:53):

Yes.

Mr. Gates: (00:06:54):

Yeah. So we're here to discuss the discovery PD officially, but both informally be known as PCP. On the
left, you see a basic primary of what the UD is going to look like. On the right, you see bird's eye. This
screenshot. The agenda for this power plant in general is going to put an introduction and background
on the PD, proposal details from current conditions, conceptual design layout, street patents,
landscaping farm plan, proposed uses phases and responses. I'm also going to touch on one aspect of
the staff report that we ask the hearing examiner to have decided.
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Speaker 2 (00:07:55):

Recording in progress.

Mr. Gates: (00:08:03):

Initial application from March 25th, 2022, although | believe preliminary discussions actually predate
this was issued the 28th day after that, April 22nd, 2022. There's a long period there recommendations.
The major revision date was on March 11th of 2024. And for purposes of investing for the UDS date for
this interpreted to be May 1st, 2020. This application was mailed June 5th, 2024. 25th, 2024. See the
threshold determination was issued on March 5th of 2025. And then as the progression determination
commentary ended on March 4th. Hearing was failed initially on October 15th, 2025. And the
preliminary platform hearing is today, October 27th. | could go into much greater detail history. Current
conditions.

(00:09:42):

Zoning for this area that is a mixture of mixed use density multifamily and R2. Conditions outside of the
site's currently being used as raising land. There's a single family home present and there is small scale
agricultural uses as well. This is the zoning map. The uses proposed include cottage on the southern
side, an urban farm. We'll notice retail, multi-generational repair and housing, retail housing and work
units on the north side, codges, and multiple parking as well. And all of it is unlimited, noted in different
steps. Everything blue/steel is residential. Pink is commercially residential above, yellow spark, green is
public and green space, and dark blue is residential parking. Public access easements on.

(00:11:09):

Accessibility purposes, and the landscape of, for example. Street path difficult. This is from any green
details as far as what the streets nine feet of. As well, most of the areas to drive street will have larger
lanes well on each side, as well as. Five feet wide, and there will be improvements on the west side of
parking as well as maintaining the existing pipeline and sidewalk. Landscaping urban farm plant work
down to strongly agricultural sustainability and landscape soil. This is taken directly from. Phase one,
which is to maintain the existing farm, build road entrances and ground connection, and houses will be
accessed from northwest to drive and cost adjacent to. Second phase will be more extensive.

(00:13:05):

They'll move the existing structures that are. As well as building structure. And then the vast majority is
more widely extended on the rest of the phases. So phase three will be after that. The rest of the work
town home units will be phase four. Phase five will include buildings and plaza, which | highlighted
there. And this is a good overview of lights. Phases are going to look like. Phase two is a green right
there. And then it becomes. Phase three include the road stretching out there. And then you'll see phase
four. Phase five. Phase six.

(00:14:48):

Some of the proposals include reducing the setbacks for. Street and parking lot will be five feet. Garage
door front setbacks with no sidewalk in will be 10 feet. Parking will allow residential street parking and
site parking. Reduce parking for elder housing to 0.5 spaces three minutes instead of. Be clear, they're
actively required parking is given. Landscaping landscaping in addition to the city of towns, which is
approval, landscape buffer and drive will be located. Lot size. Single family residential lines will be 4,000
square feet, complex lots residence and duplex and cottage lots will be able to reduce.

(00:16:03):
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Lot coverage will be. This is under standards for. It will be 12 feet sidewalk. It should be noted that due
to the dangers of the state law that require all roads to be open to pedestrians and all bike lanes or
sidewalks and things like that, folks can walk. For discussion, this is the conditions that. For conditions
30, 31, 32, there's potential contradiction in the between seven, 17, 32, 16, and 18, 16, 14. Final plans be
applied for in five or seven years. So the preliminary plat code, | believe, says that seven years, | believe
for the PUD code, it says within five years. So we're going to ask as far as what is the guiding law.
Comments open to discussion for Samar Alberts as well as the community.

Examiner Olbrechts: (00:18:06):

Okay. Thanks, Mr. Gates. Just a few questions. First, is the phasing numbering, is that kind of depicting
the order of construction? | noticed phase three, it said that some of that infrastructure was going to be
built first. Then | know there's a condition that says each phase should be independent. So | can imagine
that if you have a phase devoted to infrastructure, it probably would have to be in the beginning, but |
mean, is there any requirement or expectation that this goes through development in a numerical order
for the phases?

Mr. Gates: (00:18:39):

Yes. So the first three phases are going to be in the numerical order, one, two, and three. And then
phases after that will have some flexibility and the developer can choose to build phase four, five, and
siX, seven environment.

Examiner Olbrechts: (00:19:00):

And | guess | probably just need to look at the staff report more closely, but | was a little confused about
the parking. | thought | read in there that the interim parking regulations provide that no parking is
required for this project. And at the same time that the applicants have applied for parking
modifications. Is that because maybe parking isn't required in some of the zones of this project, but not
all?

Mr. Gates: (00:19:25):

I think that kind of language may be a holdover from the initial negotiations of the project before.
Obviously before 3333 was implemented, we did have parking mandates here in Port Townsend, but
after that period, and shortly after vesting occurred, there was no requirements for parking.

Examiner Olbrechts: (00:19:51):
And that happened after vesting, is that right, that the interim ordinance was adopted? It

Mr. Gates: (00:19:55):
Actually happened before.

Examiner Olbrechts: (00:19:58):

Oh, okay. So then the parking modification wasn't really necessary then, was it?

Speaker 3 (00:20:03):

No, not at this time.
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Examiner Olbrechts: (00:20:05):

Okay. All right. | wanted to clear that in my mind. And then also for just kind of more clarification for the
public from reading the comment letters, there are a lot of concerns about construction noise and dust.
And | think staff and the applicant did a really good job of responding to a lot of those comments. But |
mean, could you just go into a little detail about how the city standards regulate construction noise,
what the constructions are, hours are in general, and also if there are any best management practices
required for dust control?

Mr. Gates: (00:20:38):

That's a great question and that's something definitely expand on additions to require. To my
knowledge, we require construction to be before 6:00 PM, including before 6:00 PM every day. And as
far as maintenance in terms of using tests. There's actually a noise ordinance that allows for time and
construction. They're just refreshing my memory. It's a lot of information. We seem to lose track of

Examiner Olbrechts: (00:21:29):
It. Oh yeah, yeah, definitely. There is

Mr. Gates: (00:21:32):

Things in place upon dust and noise and working all hours.

Examiner Olbrechts: (00:21:37):

Okay. Yeah, sounds good. And then also it was a little unclear. | think | seem to recall one of the staff
responses about lighting or somewhere | thought | saw that the city didn't have any lighting standards
and then | thought somewhere else that it did. | mean, do you know what kind of standards the city
does have? | know it's pretty typical for a lot of municipalities to say you have to have cutoff lighting that
directs lighting downwards and minimizes lighting trespass, that kind of thing. | mean, does Port
Townsend require lighting plans or have any detailed lighting standards of that nature?

Mr. Gates: (00:22:11):

So we have the lighting ordinance and the app is actually simulated to dark sky approved standards for
lighting, directing downward possible And set some standards.

Mr. Doran: (00:22:35):
Okay.

Mr. Gates: (00:22:37):

The lighting orders for highway, but | believe for the entire project we stipulate to start sounding
throughout the entire computer. Is that correct? Yes. Yes.

Examiner Olbrechts: (00:22:52):

Okay. All right. Sounds good. And then also that you cut, there are concerns raised about water and
sewer capacity. And | think there's just a general comment just said we have capacity. | mean, are there
capacity issues with the city utilities? Because obviously this project could go on for several years. |
mean, when staff is saying there's adequate capacity, are you looking five or seven years into the future
and seeing that that's going to be available?

Appendix A -- 10 (Completed 12/26/25) Page 5 of 46
Transcript by Rev.com


https://www.rev.com/
https://www.rev.com/transcript-editor/shared/JohEcY-qjCF8MtR4Qc9K62eDYyfocoppBXIeCBRgRLaOE-y3X9Qa18Y77vlTeDlVXnGBZD2NmSdmDa70SXmd4TSGV3E?loadFrom=DocumentDeeplink&ts=1205.63
https://www.rev.com/transcript-editor/shared/RXpZW18dkctGh3ZAVgKrod3BWeRGYjpHd2NfbW6-AbiG9qJaOkgG4FgW0m9yru9JxSKj_tvwMfYCJRYcf4e1fAqZvN0?loadFrom=DocumentDeeplink&ts=1238.65
https://www.rev.com/transcript-editor/shared/e5tP5ZCVY1ZOvUKpRSskeBhaGbNyTeZzgXQuuWUDAlkJSLzpc48cKn656DAM2y5ncvdxAoOuJYCKLyXLn48lyNHLu_8?loadFrom=DocumentDeeplink&ts=1289.19
https://www.rev.com/transcript-editor/shared/rG8vkg8wKXMX7RxqfKVMDKndbyu4BYgU5_3GAZf-1GoH2TSWi1K63C9DJW1LU7U6sqgXlXdtyPFpZAw6UP08F2Z0uUc?loadFrom=DocumentDeeplink&ts=1292.33
https://www.rev.com/transcript-editor/shared/AZv-Uzo0WZ1MlwUT5LExxaNDm3ME46NMR-tL1bXkqoTKA5NCA8GwtnSshGWhwm1qXAvbML5dHb1A3S6HV2YcsvOeOrI?loadFrom=DocumentDeeplink&ts=1297.95
https://www.rev.com/transcript-editor/shared/y4CE6OSspRl5jMvGuj5D81aRCKZyHCm5uG68sSo7HcJP0xOjMXn0ohKCsah9kJGO-i_s0dNVKNEjC8zICxjiUU0yuMo?loadFrom=DocumentDeeplink&ts=1331.99
https://www.rev.com/transcript-editor/shared/6QWVm6GQSvVMXKc9UYF6r3NXFJHTSNXr-3pJ2OYhrvaJU3pUJr9GygXkWvOnwhFrJnds6UQ8aWwbwIVbO2ras5eJ-sY?loadFrom=DocumentDeeplink&ts=1355.37
https://www.rev.com/transcript-editor/shared/oIoLRVYJnnQY__oYtqQv_nD6x5Fj1uBui8lmWiPRDy-1ZgjYd2IZAzjKZHEQX2x02ZChhMYFltlztpHo-EJszrEqsA0?loadFrom=DocumentDeeplink&ts=1357.07
https://www.rev.com/transcript-editor/shared/V5OB3AReofaM6zP4dYWuXaaWOhBgwIOMY38kvWCCr3Vf2PMQ2OYue9pQKIhZVQYu1QkKWbW10a8NtqcG_LWaiUdJ_SQ?loadFrom=DocumentDeeplink&ts=1372.67

Mr. Gates: (00:23:28):
We have capacity, but Steve.

Examiner Olbrechts: (00:23:34):

Okay. Mr. King, let me swear you in real quick. Just raise your right hand. Do you swear or affirm to tell
the truth, nothing but the truth in this proceeding?

Mr. King: (00:23:41):
| do.

Examiner Olbrechts: (00:23:42):
Okay, great. Go ahead.

Mr. King: (00:23:47):

Yeah, so the water and sewer system has more than adequate capacity with the exception. There's one
small section of fight that the applicant will need to do in the downstream analysis to make sure that it
has enough capacity for the development, but that's not affecting the general system. That's just for
mobilized issue. So overall, water and sewer is in good shape.

Examiner Olbrechts: (00:24:13):

Okay. Have letters of water and sewer availability been issued already or when will they be? What's the
plan on that?

Mr. King: (00:24:21):

That's actually, it's incorporated in the public works memo and the staff announces all the water sewer
economies are included in that public works now.

Examiner Olbrechts: (00:24:30):

Okay, great. Fantastic. Thanks, Mr. King. All right then. | guess now we're ready to move on to the
applicants and anyone want to speak on behalf of the applicants today?

Mr. Ehrlichman: (00:24:44):

Good morning, Senator Obert.

Examiner Olbrechts: (00:24:48):
Morning. My

Mr. Ehrlichman: (00:24:49):

Name is Tom representing Adam today. Oh, now we've got the button on correctly. Can you hear us?

Examiner Olbrechts: (00:25:01):

Yeah, much better actually. Yeah. Yeah. The reason | had my face close to the screen as you think that
would help me hear better, probably not. So anyway, go ahead.
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Mr. Ehrlichman: (00:25:12):

Great. Well, thank you. We'd actually like to take up a bit of your time this morning with some
background on how this project came to be here today at Hearing. We think it's important to go back
over a little bit of the planning history because it gives a context for everyone in the room as to what the
live issues are today and what issues have already been decided by the city. And we're confident that
you may have done this a few times, so you may not benefit from some of that presentation and our
apologies, but we wanted to take a little bit of time, if that's okay with you.

Examiner Olbrechts: (00:25:56):

Oh, definitely. No, this is a hearing for the people after all, so | think it's a good idea to inform them as
much as possible. So please do. Thank you.

Mr. Ehrlichman: (00:26:06):

Thank you very much. I'd like to first start out by checking with the clerk to see if she got my email with
the documents.

Speaker 8 (00:26:15):
Yes, | did. And | had forwarded them over to you, Phil.

Examiner Olbrechts: (00:26:19):
Okay. Sounds good.

Mr. Ehrlichman: (00:26:20):

Okay. Mr. Jaminer, if you wouldn't mind taking a look at the ... I've got them numbered one through
seven. If you look at document number one and scoot to the back to the appendix, we actually did do
some work to try to make your job a little easier as you wind through this record. First off, we want to
thank the staff for doing an excellent job of going through all of the detail. And for Mr. Gay's
presentation this morning was highly detailed, highly accurate, and | don't know how he did it in that
short period of time.

Examiner Olbrechts: (00:27:01):

My document one is just, it's a zoning map. | think maybe I've got a couple emails. Maybe it's in the
other one.

Mr. Ehrlichman: (00:27:08):
Oh.

Examiner Olbrechts: (00:27:08):

Let's see.

Mr. Ehrlichman: (00:27:11):

| sent seven documents in an email for the clerk and they're numbered one through seven.

Examiner Olbrechts: (00:27:17):
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Oh, okay. The applicant memo document maybe?

Mr. Ehrlichman: (00:27:21):

But that was done probably, well, right before Jacob started. Yeah.

Speaker 3 (00:27:27):

Yes, you

Speaker 8 (00:27:27):

Could have received two emails from me, one from Tom, and then one from Richard Berg.

Examiner Olbrechts: (00:27:35):
Okay.

Mr. Ehrlichman: (00:27:37):

So if you want to ignore Richard for a minute, he's going to testify in a moment.

Examiner Olbrechts: (00:27:43):

Okay. Yeah. Okay. So yeah, got yours. All right, | got it here. Like | said, it's the applicant memos
document one, right?

Mr. Ehrlichman: (00:27:50):

Yes.

Examiner Olbrechts: (00:27:51):
Yeah. Okay. | have it up.

Mr. Ehrlichman: (00:27:53):

So my job today, Mr. Xander, is not to provide you with expertise on this design. We have people who
are going to talk to you about that, but I'm playing the role of the MC or the facilitator for our team. And
| thought it might make sense to start out by showing you our list of exhibits that we think are important
to have in the record. And the staff, as | said, did an excellent job in the staff report of gathering
everything together. | mean, this project has been winding its way through for eight years, and | don't
know how many staff people have had careers working on it, but as | said, the staff have done a
tremendous job of pulling it together. There are a few things that | wanted to walk you through using
this Appendix A, because we'll want to work with the hearing examiner and the staff on the best way to
present some of these bulkier documents so that they are part of the record.

(00:28:58):
But if | could just take a minute and quickly go through this Appendix A

Speaker 3 (00:29:02):
And

Mr. Ehrlichman: (00:29:02):

Appendix A -- 10 (Completed 12/26/25) Page 8 of 46
Transcript by Rev.com


https://www.rev.com/
https://www.rev.com/transcript-editor/shared/-PNQakK4eT-56qCqcacKHr-TiAXrkBiyuuhd5lHX9soR5xRmD3ldrhDDtc8KebAkZPFiCL3Pom2yFWHzEheocyH1KGk?loadFrom=DocumentDeeplink&ts=1641.25
https://www.rev.com/transcript-editor/shared/POBK2CZqqIDTcqIflD4Nr_terE3k7ntA9MtJjHyZNzeDWnq-46GpwjpqrMArnnCdyGlRR5l8_ihqUyzniLePF1E3WjM?loadFrom=DocumentDeeplink&ts=1647.23
https://www.rev.com/transcript-editor/shared/Qlp-2iXnsYUZNRWLO-_SWwvOYhTItO_Xomr3jlgDzf3brQfj7d985uMbdnSmPF0iizNR1B_Ye4zbI5Wx2_m4LWNPgc8?loadFrom=DocumentDeeplink&ts=1647.85
https://www.rev.com/transcript-editor/shared/YmpmEeNCJFt8UyWHQVhyv5ges3KJXPKPlE-G3zLMfAW-R0nMpT0UWNLOg-PLK1ufqd-YOROh8uMV8lF5u4jZRi86ZOM?loadFrom=DocumentDeeplink&ts=1655.05
https://www.rev.com/transcript-editor/shared/n1GzzCdve7VSDwghtSpPe3rOWF3IKezbIQgb_nOx3LwmxgFfzhRY8z4-saBIroiOHIrVNxIc1YJkDXUCCD0jJWGYGc0?loadFrom=DocumentDeeplink&ts=1657.71
https://www.rev.com/transcript-editor/shared/0ltLaJcTlvIFqk2Jwf7JyDoAtiHbxid4HCZmDR4gpEAkSI561DiCaIKloE8vVefScbWJ1b7IEhYWW1Uqj4p_2vE2Luw?loadFrom=DocumentDeeplink&ts=1663.15
https://www.rev.com/transcript-editor/shared/Rby8Q9OVYNXxJ1IaMEEFEG4Sn2DSyyZKPnTyZAsLY-8t71ZjyMD4i7mZcJRcvsafCNhOg-ED_S6_Ldso8DV60Ehb1eA?loadFrom=DocumentDeeplink&ts=1670.59
https://www.rev.com/transcript-editor/shared/_bjKO9YW5RZln-Aur-wZGzTAFqzJS7gTmN5H8lIPL2w1zvlZ9iI8FN_n5nxHVGXL3jkTP4SCQZKwVsqk5vq8DYN0Z6U?loadFrom=DocumentDeeplink&ts=1671.03
https://www.rev.com/transcript-editor/shared/yO9LUgq1odPw25BkO4HkjjhUk17lTOMp-ZTul0_zt4QNpXpc8BgrE1t9l-t5bW0tKVWu-GIaVkynM8IGTZ8JZMp4XGI?loadFrom=DocumentDeeplink&ts=1673.13
https://www.rev.com/transcript-editor/shared/BT6deRz7QnGhQpzjW6U8m84jJTgB_B71KcsdeekE7v7ffD9k53wodOqeEbK2LAP195QniSOcCiXsDBi48448mwQMkG0?loadFrom=DocumentDeeplink&ts=1738.17
https://www.rev.com/transcript-editor/shared/lnBW9cA1yCp551g3jzFsSiSJmwoBDzmfh8p8FeA2qg67b8_37g33yk2nCEx9_ZGajfTkB3tEub8IEUl88xsM2hiNyZw?loadFrom=DocumentDeeplink&ts=1742.01
https://www.rev.com/transcript-editor/shared/HGjeOu3cLHwaJV899Ihi20qEjQiZG7nPX96yUgYOqvbbiLdefamtzWgGAM97RvtvIvSaZkZ2A0FwMRxo_UgSf9PsrkE?loadFrom=DocumentDeeplink&ts=1742.41

Orient you to what you're seeing there. In the far right column where it says none, we haven't yet found
those in the staff report exhibit list, and so we want to make sure those get entered into the record.

Examiner Olbrechts: (00:29:18):

So | mean, | have your applicant memo. That's just seven pages long. It doesn't have an appendix on it.
Just trying to ... I'm assuming that's a separate document then maybe. And then it's a total of seven
documents on this email. Number two is the chronology. | guess | don't find an appendix though.

Mr. Ehrlichman: (00:29:40):

Well, thank you for alerting me to that. It could be that | sent the clerk the version of the memo before
the appendix got attached, and | apologize for that. So let me, if you would permit me, just take a
second and get that straightened out. Okay. Oh,

Examiner Olbrechts: (00:29:58):

Wait a minute. Here it is. | | found it. Okay. | see it. | see it. Oh, okay. | got it. Thank you. My fault. Got it.
Okay.

Speaker 9 (00:30:08):

You do have access to share your screen too, if you would

Mr. Ehrlichman: (00:30:11):
Like to. Okay. Are you talking to me?

Speaker 9 (00:30:15):

Yes.

Mr. Ehrlichman: (00:30:17):

If | wasn't so old, I'd take you up on that challenge. But so far I'm a Zoom talker, nothing more.

Speaker 2 (00:30:27):

Just let me know if you need any help.

Mr. Ehrlichman: (00:30:29):

Well, if you don't mind to put that Appendix A up on the screen, then the public can see it as well. Thank
you. A little small up there. But Mr. Janner, I'm going to try and quickly walk you through what you're
seeing there, if that's okay. The first grouping of documents are the key project application documents.
And as Mr. Gates pointed out, the vesting date is March 2024. March seven is when the application was
submitted and the completeness date was set at May 1st. But what you're seeing there is we want to
make sure the record has the complete submittal on the March seven PUD plan sheets as well as the
plan sheets. Those are the anchor for the decision that you have to make. We did update those, as I'll
talk about in a minute, but that's the starting point, | think. And we are before you today goes without
saying, | guess, that we're seeking preliminary plat approval and preliminary PUD approval.

(00:31:40):
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So there are two separate sets of plans for each of those approvals. The plat is a skeletal, if you will,
layout of the property. It reconfigures the lots to conform to the PUD site plan, but it doesn't put the
detail on there as to the community design. That is all found in the PUD plan sheets and there are 15
sheets there. So we'd like to have those entered into the record. And again, we will work with staff to
make sure that's done in an efficient manner.

Examiner Olbrechts: (00:32:21):

Okay. Well, why don't we go through the whole list and then just I'll admit them all at once. Would that
work with you?

Mr. Ehrlichman: (00:32:27):
Well, that'd be tremendous.

Examiner Olbrechts: (00:32:29):
Yeah.

Mr. Ehrlichman: (00:32:29):

And then would it be okay, would you like to sign exhibit numbers or do you want the staff to do that or
we work with the staff on that?

Examiner Olbrechts: (00:32:40):

Well, | guess since we don't have exhibit numbers, | suppose maybe we should do them individually
then. Let me just bring up the exhibits | had. We worked through Exhibit P, so this would be Exhibit Q, |
guess then would be the first there. Those are the PUD plan sheets and plat plan sheets of March 7th,
2024. Any objections to entry of that as Exhibit Q? All right, hearing none, then we'll get that in the
record as Exhibit Q.

Mr. Ehrlichman: (00:33:06):

Thank you, Mr. Examiner. The next key project document Mr. Gates mentioned is the notice of
application. That's Exhibit G for the staff report. And the next document is the CEPA Determination of
Non-Significance, March five, 2025. And that is Exhibit I. Then we also would like to enter into the record
the signed SEPA Environmental Checklist, just so that it's there amongst all the other CEPA documents.

Examiner Olbrechts: (00:33:40):

Okay. Any objections over the checklist as Exhibit R? And again, if anyone has an objection, just press on
the raise hand button at the bottom of your screen or if you're in the meeting room, just say you object.
Not hearing seeing any takers. Exhibit R is admitted.

Mr. Ehrlichman: (00:33:57):

Thank you, Mr. Examiner. Then as | mentioned, in August of this year, in response to staff comments on
the substantial revision that took place on March seven, 2024, the applicant then submitted updated
plan sheets for both the PUD and the plat, and those, | believe, or what was intended with exhibits A
and B in the staff report. And those came in under my cover letter where | listed the attachments and
talked a bit about the background of the project. And that appears in the record already as Exhibit K.
However, the letter referenced an attachment, which was a June 3rd letter | sent to the city. And so we
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are offering that as part of Exhibit K, whether you want to give it a new exhibit number or just make it
part of K.

Examiner Olbrechts: (00:35:01):

| guess let's be clean about it. I'll call that Exhibit S, the attachment letter to Exhibit K. Any objections?
Okay, that's entered as well.

Mr. Ehrlichman: (00:35:11):

Thank you, Mr. Examiner. The next key document, the last one, it's the original 2022 PUD plat
application. Mr. Gates spoke of briefly. It had earlier outdated project narratives, and the date on that
was March 25th, 2022. That also has been called Exhibit A. So | think one way to look at Exhibit A as
you're deliberating is to think of it as the package for the PUD plan sheets and the plat plan sheets you'll
have in there the original 2022 set. And then you see our substantial revision, which is Exhibit Q on
March seven, 2024. Are we doing okay so far?

Examiner Olbrechts: (00:36:09):
Yep.

Mr. Ehrlichman: (00:36:10):

Thank you, sir. The next set of documents we've prepared for hearing. Once we heard from the staff
that there was a hearing date that was going to be set, we put together some summaries of what's going
on with this project. We did a revised updated project narrative, October 10, 2025, and that's Exhibit A.
1. Mr. Gates, if | cite to an exhibit that's incorrect, | hope you'll straighten me out. The last thing | want
to dois end up with a record in front of you that it doesn't make sense. And if | can indulge just for a
moment, I've been an attorney involved in that Skagit County case that has gone on for three years,
mostly over mistakes of record. And so forgive me if I'm a little particular or overboard on the exhibits,
but here we go. So the revised project narrative is Exhibit Al.

(00:37:19):

And then Richard Berg, who you'll hear from in a moment, put together modifications to the
development standards bullet list, and we'd like to have that entered in the

Examiner Olbrechts: (00:37:29):

Record. Okay. Any objections over the modifications to development standards? Again, just click your
raise hand or say, "l object." Okay. Hearing seeing no takers Exhibit T then is admitted as modifications
to development standards.

Mr. Ehrlichman: (00:37:43):

Thank you, Mr. Examiner. If | were in a situation like you're in, Mr. Examiner, with respect looking at this
record, | wish there was one document to look at that would make sense of the whole thing. And based
on my experience this year with this project, it would be this next exhibit, K2, which is the density and
parking table. Richard has done a fantastic job of synthesizing the three different zones that are on this
property, laying out what the allowed density is under each zone, also with a column of what we're
proposing. And at the end of the day, what that chart helps us to see is that the allowed density is quite
a bit more than what's being proposed here. It also has a parking table that goes through the analysis
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that you talked about before with Mr. Gates. The next document is the comparison of development
standards table, and | don't believe that's been entered into the record.

Examiner Olbrechts: (00:39:05):

Okay. That'll be Exhibit U. Any objections of that entry in the record? Hearing seeing none, it's admitted
as Exhibit U. Thank

Mr. Ehrlichman: (00:39:12):

You, Mr. Examiner. Mr. Beard tells me that that has the same information as Exhibit T. Oh,

Examiner Olbrechts: (00:39:25):
Okay. That's

Mr. Ehrlichman: (00:39:25):
The

Examiner Olbrechts: (00:39:27):

Narrative

Mr. Ehrlichman: (00:39:28):
Of that.

Examiner Olbrechts: (00:39:28):

We'll save Exhibit U for the next one then.

Mr. Ehrlichman: (00:39:32):

Okay. Thank you. Next document was the updated PUD technical memorandum that is in the staff
report at Exhibit K1. And then one more document is one of the great summaries of a particular aspect
of this, and this involves the plant list with the trees. And it has a listing of some edible plants, which is a
unique feature of this project and will come up during some of the conditions. Again, | think we need an
exhibit number for that to enter that into record.

Examiner Olbrechts: (00:40:09):

Okay. That'd be Exhibit U. Any objections or anybody need to see it? Okay. Hearing seeing none, that's
admitted as well, the master plant list as Exhibit U.

Mr. Ehrlichman: (00:40:22):

A considerable amount of neighborhood outreach has taken place over the years for this project. The
applicant has spent a fair amount of time going through all the public comments over the years and
responding to them. The first document under that heading is our recent October 18 response to the
public comments received after issuance of the CPA DNS, and that's Exhibit J2. Next, we have a
chronology of the neighborhood meetings for the project, and we'd like to have that entered into the
record,
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Examiner Olbrechts: (00:41:06):

Please. No, | mean, | did see in the applicant response to public comments that you included, it was kind
of an appendix or something that had that chronology. | mean, is this a more updated list or do you
know?

Mr. Ehrlichman: (00:41:20):

| saw that this morning as well. The same list. Okay. We can do it without that exhibit then, Ms.
Examiner.

Examiner Olbrechts: (00:41:25):

Yeah, just looking to minimize documents when we can. All right, go ahead.

Mr. Ehrlichman: (00:41:30):

Thank you so much. Same with the next exhibit, same result.

Examiner Olbrechts: (00:41:37):
Okay.

Mr. Ehrlichman: (00:41:37):

So we'll skip that. | would like entered in the record an easement. | don't know if the issue comes up or
not, but it is from the prior owner of the property, the to a neighbor, a Ms. Kostler. And we would
appreciate that being entered into the

Examiner Olbrechts: (00:41:56):

Record. Okay. That would be marked as Exhibit V, the easement from Nemoura to Kosler. Any
objections? Anyone need to see it? Okay. Hearing seeing none, that's admitted as Exhibit V.

Mr. Ehrlichman: (00:42:08):

Thank you, Mr. Examiner. I'd like to quickly go through the technical reports. | think they're all in the
staff report except for one or two. And again, Mr. Gates, if | mischaracterize that, please let me know
and we'll straighten that out. The first traffic analysis, traffic impact analysis, | believe, was dated
September 5th, 2018, and we'd like to enter that in the record.

Examiner Olbrechts: (00:42:36):
Okay. Any objections? Hearing seeing none, that's exhibit W admitted.

Mr. Ehrlichman: (00:42:41):
Thank you. Next was an update of that September 3rd, 2019. I'd like it entered in the record, please.

Examiner Olbrechts: (00:42:50):

Okay. Any objections over that one? Hearing seeing none that's admitted as Exhibit X.

Mr. Ehrlichman: (00:42:56):
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Thank you. And then the next two installments of the updated traffic analysis are Exhibit C and D to the
staff report. The next technical report is already in the record. It's the stormwater management report
as Exhibit E. The next one, there is a geology hazard assessment that's included as Exhibit E.1. And then
there is a limited phase two environmental site assessment by DLH Environmental dated March seven,
2017. We'd like to enter that in the record, Mr.

Examiner Olbrechts: (00:43:37):
King. Okay. Any objections? Hearing seeing none, that's admitted as Exhibit Y.

Mr. Ehrlichman: (00:43:44):

Thank you very much. The last two exhibits that we have are related to irrigation water for the farm
complex, and the applicant obtained both a report of examination and a water rate permit confirmation
from the Department of Ecology on May 12 and July seven, 2025. We'd like those entered as exhibits,

Examiner Olbrechts: (00:44:10):

Please. Okay. The first one will be the May 12th document will be Exhibit Z. The July 7th document will
be Exhibit AA. Any objections over entry of those? Hearing seeing none, those are both admitted as
Exhibit Z and AA. All right, we're done with the list, looks like.

Mr. Ehrlichman: (00:44:28):

Thank you very much for indulging us there. We hope that it will help as you work on this case, sorting
out where the various exhibits are or during the testimony as it comes up. Sure. | have some comments
that are, some of them are in this memorandum of a sort of technical nature, but I'd like to hold off on
those and introduce our first witness if | could.

Examiner Olbrechts: (00:44:54):
All right.

Mr. Ehrlichman: (00:44:57):

The first witness is Celine Santiago.

Examiner Olbrechts: (00:44:59):

Okay. Ms. Santiago, let me swear you in. Oh, let me swear her in real quick. Just Ms. Santiago, just raise
your right hand. Do you swear or affirm to tell the truth, nothing but the truth in this proceeding?

Examiner Olbrechts:0 (00:45:09):
| do. Okay,

Examiner Olbrechts: (00:45:10):
Great. All right, go ahead, Mr. Earlman.

Ms. Santiago:0 (00:45:14):

My name's Celine Fontiago. I'm the managing member of Port Townsend Preservation Alliance and
owner of Chiagra Farm and resident of Port Townsend for 10 years. I've stemmed from generations of
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rooted in agriculture and farming as core to family, community, and developing food security. It's been
over eight years of visioning, research, review, vision, and countless professionals and towns folk have
guided this plan for development over those years. And with that guidance, Port Townsend Preservation
Alliance is proposing a plan that not only addresses low cost housing models, but affordable living and
brings fullness to community. We hope to cultivate a diverse community that embraces
intergenerational living and includes people from all income. Mr. Examiner, | wanted to share with you
how | came to pursue the vision that's informing this project today. It began quite a time ago when my
parents were aging and they were struggling and | witnessed the loss in their lives and they moved from
their home to care facility after care facility.

(00:46:16):

And if there would have been a day service program, | would have been able to keep them at home.
There, they could have been having the daily interactions with their children and grandchildren and
great-grandchildren. And this project seeks to preserve those family connections and provide the
services needed so that people may age gracefully and usefully in place. The Peaceful Development
considers all aspects of life and our environment. It seeks to strike a balance between the two. While the
project conserves 22% of land and open space and farmland, it does propose increased density at low
cost housing to achieve that goal. We're offering various housing models to meet the needs of a diverse
population, and it has a commercial center that consists of intergenerational day service, an art and
culinary residency at corner coffee shop with coworking and other retail services that will support the
residents and the surrounding community.

(00:47:15):

Port Townsend Preservation Alliance is already addressing key components of the environmental plan.
It's secured a water rights permit with the Department of Ecology and all open space will be irrigated
with well water rather than city water, which will provide a cost savings. We're applying for a clean
energy grant so that everyone in the development may financially benefit from solar power. We're using
permeable surfaces for our roads and propose a stormwater system with 100% infiltration.

(00:47:50):

We are also incorporating an edible landscape and 50% more trees than are currently existing. The farm
has also initiated a community composting project. The intent of the development is to use the best of
the sustainable practices and materials to live more gently on the land. Port Townsend Preservation
Alliance has received grant funding from the WSDA to support installation of three greenhouses. The
Washington State Department of Commerce has also contributed to the work of childcare as a
component of our intergenerational day service program. And with years of work behind us and
continued state, county and city support, we look forward to bringing forth a community centered
development that honors people and culture of Port Townsend. The design is a product of years of
community input from the early stages of zoning conversation to the specifics of development. We held
over 15 community meetings, not counting individual meetings with neighbors to hear their concerns
and address them to at the extent possible.

(00:48:56):

Traffic has always been at the forefront of our concern and the neighborhoods. We've addressed it
through a series of professional studies and review by public works, as discussed in the staff report. We
feel compared to what the zoning would allow otherwise, we've put forth the best plan possible for a
multimodal neighborhood. City neighborhood centers are designed to provide local services in the right
location to reduce dependence on cars. It's one of the reasons that | picked this location for a mixed
income housing project with farm and retail services. The result is a project that keeps the community
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benefit at the forefront of the design. Next, you'll hear from our architect, Richard Berg of Terrapin
Architecture, and he has a depth of practice in this field and was involved in planning of the site all these
years. And thank you for your attention to our application.

Examiner Olbrechts: (00:49:49):

Okay. Thank you for your testimony. All right, Mr. Bird, let me swear you in. Just raise your right hand.
Do you swear or affirm to tell the truth, nothing but the truth in this proceeding?

Examiner Olbrechts:1 (00:49:59):
| do.

Examiner Olbrechts: (00:49:59):
Okay, great. Go ahead.

Examiner Olbrechts:1 (00:50:03):

Jacob Ocets.

Examiner Olbrechts:2 (00:50:18):

Oh, Alyssa, could you put up slides for me?

Speaker 9 (00:50:23):

No, | can't follow up.

Examiner Olbrechts:1 (00:50:31):

In an email film. Should have seven slides. Yeah. So I'm going to talk for a second and then have you go.

Mr. Berg:2 (00:50:56):

All right. Good morning, Mr. Hearing Examiner. Morning. | just want to start by saying that as the
applicants, our request to you through this hearing is to provide preliminary approval of this integrated
PUD and plat, which has been designed to do several things, including carrying out the goals and
objectives of the Port Townsend Comprehensive Plan, conform to the city's owning codes, including the
PUD chapter, stay within the density limits of the underlying zoning, provide needed small scale housing,
needed care facilities, and public open space, and provide a city neighborhood that uses innovative
urban design strategies. Can you put up slide one, Jacob?

(00:52:10):

So slide one is the city zoning map, and the purpose of this slide, which Jacob pretty much already did,
was just to say that this piece of property includes three different types of zoning, the CIMU at the
corner of Discovery Road in San Juan, which is a mixed use zone, R3, which is a higher density housing
zone and R2, which is primarily single family zoning under which cottages, duplexes, triplexes, et cetera,
are allowed. Can you go onto the next slide? This is the density table that Tom referred to a few
moments ago. This table shows that what is allowed in 209,000 square feet of R2 is at eight single family
residence per 40,000 square feet is 41 houses and the zoning allows two ADUs per house, so 41 houses
and 82 ADUs. That's just allowed by the zoning as it exists. And our proposal is eight detached single
family residences with eight ADUs, four cottages in phase one.
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(00:53:41):

And then in phase two, four detached single family residences, 16 zero lot lines, single family residences,
21 ADUs all together with those houses, and then four cottages.

(00:53:57):

So the total is 36 single family residences and 298Us, which is quite a bit lower than what is allowed.
Allowed under the 191,000 square feet of R3 zoning would be 76 single family residences, and you can
see the list of what we're proposing, but it ends up being 73 units, which is close to what's allowed. This
includes the multi-generational care center, which is included as a conditional use under R3 zoning. So
eventually there will be a conditionally use permit process, application and process for that building.
And then allowed under this mixed use zoning is 87 residences and 130,000 square feet of commercial
space. We're proposing 70 units of residential units and 117,000 square feet of commercial space.

(00:55:13):

So just to see what's allowed and what we're proposing. Can you go to the next slide? This is our master
plan, the same slide that Jacob already showed, and he kind of went through what's there. All of the
turquoise colored lots are basically cottages and single family houses. Down at the southern end of the
property, there's a little cottage condo community with 16 units. The pink building in the middle is the
intergeneration care center, which includes 45 units of elder housing. And then the pink buildings at the
corner of San Juan and Discovery and along San Juan are commercial buildings with housing above,
including an arts center and a culinary arts center.

(00:56:34):

The green spaces are all public open space. There's a kind of residential park towards the lower left, and
then the commons in front of the care center and the plaza at the corner of San Juan and Discovery. And
then the yellow is the urban fond. Can you go to the next slide? Some questions have come up about
site distance from the intersection of Standing Stone Road and Discovery Road, and this slide shows that
from Standing Stone Road, the site lines are in compliance with state guidelines in both directions, but in
order to achieve that, there's a rockery, an existing rock wall along Discovery Road that will need to be
rebuilt and moved back further from the street to allow that site distance. Yeah, there's a planned view
above and then a section view below showing the black shows the rock wall that is there and will be
removed in order to achieve the site lines from the intersection.

Speaker 3 (00:58:21):
Next slide.

Examiner Olbrechts:2 (00:58:31):

Again, this shows the phases in the residential phases is houses and cottages. Then there's the care
center, which is phase three, care center, the public commons, and the commercial street, easily
common, and phases four through seven, which are the mixed use building, the live work units in phase
four and mixed use buildings phases fives and seven, which may be built in any order. | do want to
mention one thing here before we move on, which is that although there are no specific requirements in
the zoning or the PUD rules for this development that mandate affordable housing as defined by grant
funding and so forth, there's sort of two desires. One is throughout the development as a whole, our
aim was to provide smaller housing units on smaller lots so that even at market rates we'll be aiming
towards the lower end of average housing prices by virtue of smaller size and smaller lots.

(01:00:25):
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But also the applicants have applied and do plan to apply more for grant funding to provide housing that
does meet the definition of affordable if the grants are successful. And in phase one, we have a total of
12 units. If grants are successful, three cottages out of the 12 units would be affordable to people
meeting 80% of the area median income. That would be 25% of those of the 12 units. In phase two,
there's a total of 44 units, and if grant funding is successful, 16 of those units could be affordable
according to that definition, which would be 36% of those units.

(01:01:38):

And in phases four through seven, if grant funding is successful, 30 units out of a total of 70 could end
up being affordable. So affordable housing while not being guaranteed is an authorization. One of the
things that | did want to say also, | just wanted to reiterate one of the things that Tom said about some
of the conditions, but for the most part, the conditions have to do with making sure that it's clear that
multimodal streets that are open cars and pedestrians are allowed because that's a big part of the way
that the development was thought out. But since they're allowed by state law, | don't know that we
need to necessarily address that.

(01:02:51):

And you can go on to the next slide. This is our cover
sheet. We just wanted to reiterate that the residential part of the project is adjacent to the existing
residential neighborhoods. The care center is in the center of the project and it is central to the project.
The public plaza at Discovery in San Juan, the idea is to have a rural style to those buildings and to
include the peace sign ran garden and the mixed use, the higher density buildings are along San Juan
Avenue across from the golf course, pretty much as envisioned in the city's comprehensive plan. Thank
you very much.

Examiner Olbrechts: (01:04:27):

Mr. Berger, | heard you address condition 51. What was the first condition that you had some concerns
about?

Examiner Olbrechts:2 (01:04:39):

_. Basically say that bikes have to be in bike lanes and

pedestrians have to be on sidewalks. And we just wanted to make clear that we designed multimodal
streets that were available to all forms of transportation, including pedestrians.

Examiner Olbrechts: (01:05:10):

Okay. Okay. Got it. Yeah, staff could just address those, especially the one on 51, that would be helpful
once we get back to staff comments. All right. So Mr. Ehrlichman, did you have any other witnesses
today?

Mr. Ehrlichman: (01:05:24):

We do, Mr. Examiner. Thank you. I'd like to call Malcolm Dorn, who was a project manager for the
original property owner before it was sold to Celine and her group, and then served briefly as a project
manager for Celine for a time.

Examiner Olbrechts: (01:05:49):
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Okay. Mr. Dorn, let me swear you in. Just raise your right hand. Do you swear or affirm to tell the truth,
nothing but the truth in this proceeding?

Speaker 3 (01:05:57):
| do.

Examiner Olbrechts: (01:05:57):
Great. Go ahead.

Mr. Doran: (01:06:00):

Good morning.

Examiner Olbrechts: (01:06:01):

Good morning.

Mr. Doran: (01:06:03):

My name is Malcolm Doran. My address is 1037 Lawrence Street in Port Townsend, and | am a local
building contractor. 30 years ago, | built an ADU garage and poker room for Carl and Louise Namura on
this property. As an addition to their house, their daughter, Terry Nomura, drew the design. And a few
years later in 1997, | was hired by the board, Carl and the board of the Quiver Unitarian Universalist
Fellowship to be the contract and project manager to build their first church buildings. Besides my crew,
we worked with main church volunteers with only a few blocks down San Juan from the subject
property that we are considering today. In 2005, | was hired again to build a new larger sanctuary in
Parish Hall as they had outgrown the first home. Again, with many church volunteers. | worked closely
with Richard Berg, the architect.

(01:07:09):

It was a very satisfying experience. We did have a lot of fun. After the elder Nomuras had passed, Terry
asked me to assist her in sketching out a thumbnail of what might be possible on the property, given the
excellent mixed use zoning the city had placed on it. This sketch would be a tool for enticing and
evaluating potential buyers. From all the possible buyers Terry could have chosen, Selene has proven to
be an excellent fit. These past few years, | have built a number of buildings with Celine on the property,
a timber frame pavilion, two large greenhouses on Chai Acre Farm, so I'm quite familiar with the place. |
do love this piece of property. | support Celine and the whole team's vision and plans to wisely and
sensitively develop the property to serve the needs of our community. | urge you to approve this
project.

(01:08:04):

It has been an honor to work with this team to get to this point. Thank you.

Examiner Olbrechts: (01:08:09):
All right. Thank you, Mr. Dorn. Okay. Mr. Erlichman, next witness.

Mr. Ehrlichman: (01:08:15):

Thank you, Mr. Examiner. We'd like to call Terry Nomura.
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Examiner Olbrechts:3 (01:08:23):

Morning, Terry. Good morning.

Examiner Olbrechts: (01:08:25):

All right, Ms. Namura, let me swear you- Sure. Oh, let me swear you in. Do you swear or affirm to tell
the truth, nothing but the truth in this proceeding?

Examiner Olbrechts:3 (01:08:33):
| do.

Examiner Olbrechts: (01:08:34):
Okay, great. Go ahead.

Examiner Olbrechts:3 (01:08:37):

I'm Terry Mora. | live at 1375 20th Street in Fort Townsend. I'm a real estate agent and have been for 30
years. | was the listing agent on this property as well as one of the owners with my siblings when we
finally did put it up for sale after the death of my father. So my mother and father bought the property
in 1987. They bought the adjacent four parcels a year later. My mother died in 97 and my father
continued to live on the property and | was quite close to him. | lived with him at his house for the last
six and a half years of his life. He lived until 2015. And then we prepared the property for market and |
put it up for sale. My siblings could hardly believe | sold it, but | did. And | am still a real estate agent,
and | hope to list some of the lots when they come available, but just like any other realtor.

(01:09:43):

So my interest in this case comes from being involved in real estate in Fort Townsend for all these years.
| built seven homes and remodeled three. | have five rental streams, and | really do care about this
community and that it thrives. | recognize the need for affordable housing. | think it's an oxymoron. It's
hard to achieve because housing is very expensive to build. And | also see the need for middle income
housing because even if you make a reasonable income, it's very hard to find house either to buy or to
rent. So when | put together this listing, | recognize that we've been talking about it for years, my dad
and me and Malcolm and you name it. And the property is very unique in Port Townsend because with
the five different original parcels, it included three different zonings, but they didn't buy it like that.
(01:10:57):

They bought it with R3 zoning and R2 zoning. And in 2007, the city of Port Townsend came to my father.
This is well before Celine bought the property in 2017, and asked my father if he would consider having
commercial mixed use, one acre parcel on the corner. And we talked about it. We went to the public
hearings, we agreed, and that zoning was enacted by city council. So other people will talk about the
commercial mixed use zoning, but as far as | know, this is the first commercial mixed use zoning that is
actually going to happen in a commercial mixed use way. And that it's part of a PUD is also interesting
because the PUD allows the commercial mixed use to be used in different areas other than the original
one acre portion, and the zoning R3 and R2 could be moved around. So this in itself is a very, very
unique situation.

(01:12:19):

Typically, | mean, 30 years of experience in real estate, I've seen many properties come up for sale and
typically they only have one zoning. So to have three on a large parcel in the middle of town with these
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three different zonings is not only unique, but really an opportunity. It's an opportunity for the city to
prosper for the downtown to not be so adjusted for the neighborhood to get actual use out of that
corner in a way that they haven't had. So years ago, Malcolm mentioned that we submitted, what is it
called, an application to the city to investigate what could be done with this property. | had hired a
surveyor. He made a topo map that was very detailed, showed every building and every large rock, there
were giant rocks like Stonehenge, and the whole topography of the property. Now it's a hillside, and at
one point in time, | think when Fort Worden was, | don't know, doing something where they dug out the
hillside and actually made more of an exaggerated indent into the hill and halt dirt off the property.

(01:13:45):

And so there's this fairly dramatic topo grade, which really inclines it to separate usage where that
multi-use building is that's going to have the daycare with entrance and exits from that building on two
different levels. So in that experiment where we went to the city and asked them questions, we made
up this thing and it was on the topo map. | actually put sticky notes. | mean, it was so crude, but | said,
okay, these are residential buildings, these are commercial buildings, different colored sticky notes on
the topo map and said, okay, this is not a realistic plant, obviously. It is a crude idea, but what | want to
know from you is where do you want ingress and egress? Where is the utility hookup and what kind of
diversity can we expect? What are the problems that you see with this property? Just tell us what you
think.

(01:15:01):

And it took a while, but we did get a written report, which | cannot find, but we did get a written report
back from the city where they told us that basically it was possible. We had a meeting with the city, and
at that time it was John who was leading that. And it was interesting. They didn't want us to use Haynes
Street at all. They said that neighborhood would be blocked off and we wouldn't want to disturb that
neighborhood. They said that we would have to pump up to use the sewer on McNeil Street, and they
were concerned about traffic on discovery, which is still a concern. But the whole thing, being able to
use these different kinds of zones within one development is actually kind of a miracle because it
doesn't just happen. It was actually asked for by the city. So | really commend Celine for taking
advantage of this and putting together a very thoughtful plan.

(01:16:21):

And | really hope that it succeeds and flourishes Portons that could really use this kind of development.
So thank you for your attention to this and | hope it.

Examiner Olbrechts: (01:16:35):

Okay. Thank you for your testimony. Mr. Erlchman, anyone else?

Mr. Ehrlichman: (01:16:42):

Yes, sir. We have another witness, and that'll conclude our witness testimony. And then | have a few
brief remarks I'd like to address if you're making me.

Examiner Olbrechts: (01:16:56):

Yeah. And just for the audience's knowledge, once we're done with the applicant presentation today,
we'll take a 10-minute break. So just so you know, to clear our heads and then we'll jump into the public
testimony. So all right, ma'am, welcome to the hearing. Let me swear you in. Just raise your right hand.
Do you swear or affirm to tell the truth, nothing but the truth in this proceeding?
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Examiner Olbrechts:4 (01:17:15):
|

Examiner Olbrechts: (01:17:15):
Do. Okay, great. Go ahead.

Examiner Olbrechts:4 (01:17:18):

Good afternoon morning still. I'm Samantha- Still morning. And | am a professional planner and work at
my own consulting firm across the country on walkable bikeable communities. I'm also a 14-year
resident of Port Townsend and had the privilege of being involved in Port Townsend in a few different
ways from being a board member of Port Townsend Main Street to the Advisor Founding Advisory Board
for Washington Main Street, and then locally was on the Port Townsend School District Co-Salish
Elelementary School Facilities Design Committee, and have worked with a lot of our local residents like
Richard and Elcum on various projects and was asked to support with some advisorship to the three
parks and trails layout for this development, as well as supporting Celine in a Department of Commerce
grant to look at how to create the intergenerational childcare elder care anchor building of this site.
Interrupt you for a second.

Mr. Ehrlichman: (01:18:29):

Okay. You mentioned serving on an advisory board for Washington State. Could you just say a quick
word about

Examiner Olbrechts:4 (01:18:37):
What

Mr. Ehrlichman: (01:18:37):

That was?

Examiner Olbrechts:4 (01:18:38):

Yeah, the Washington State Maintree Advisory Board is a part of our state program to support
Washington Main Street communities across the country that are accredited through a national Main
Street program. And our state's Main Street program is run by the Washington Trust, which is a program
of the Department of Archeology and Preservation. And there's, | think, over 40 accredited communities
like Port Townsend is an accredited mainstream. Thanks, Matt. And what | wanted to share was that in
the early conception of the design for this, building off of what Celine shared in her remarks and what
Terry has just shared that ... Oh yeah, | think we were going to share the trails that mixed up
neighborhood developments inherently, if well designed like this, should be walkable and thus bikable
and thus multimodal. And what | think is really striking about the design here is not only does it create a
strong network within the development, but we intentionally looked at how does this development
support the connectivity and walkability of the city and of the adjacent neighborhoods.

(01:20:15):

So you'll see that we prioritized a people first approach by really emphasizing key connections to Haynes
Street. For example, Hanes across discovery, you'll see in the highlighted blue is an important pedestrian
bike connector.
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Mr. Ehrlichman: (01:20:35):

Mr. Kaminer, | just wanted to point out that this exhibit is up on the screen is part of the PUD plan set.
And | think there's one other sheet either before it or after it that also has some information. | don't
know if you want that.

Examiner Olbrechts:4 (01:20:50):

Yes.

Examiner Olbrechts: (01:20:51):
Okay. Thank you.

Examiner Olbrechts:4 (01:20:51):

Thank you. | think this one emphasizes it well. Okay,

Speaker 3 (01:20:54):
Great. Thank you.

Examiner Olbrechts:4 (01:20:55):

Yeah. And then you'll see that you can controverse north to south across the development connecting to
the other section of Haines, for example, all bikewood or with your bicycle and not a vehicle. And there's
other examples we could point out with the connections to Hastings to San Juan as another example.
But what this does is it rewards the short trip. And with my ability to work across the country, I've been
able to learn and support other communities in this type of design that in turn does help minimize the
impact of car dependency. And it really puts us forward for the future that we're aiming for around
affordable living, which includes how we get around our communities, a cleaner environment, and of
course increases our social connectivity. And then the one other thing to point out is the kind of
intention for, | don't want to butcher our names, but the primary residential streets that are highlighted
in pink that are the T9 code style are intended to be what are called living streets, foo earths, or home
streets, where they truly do celebrate by design slow speeds, no more than 10 miles per hour, so that
people can walk, bike, even play in the street.

(01:22:35):

And this type of street has been designed across the world. And in fact, many of our Port Thompson
streets operate this way today. And with the intention of a chicane effect with the alternation of how
the parking is on those streets, it reinforces that speed by design so that it truly is a livable street and is
celebrated as a home street. So folks that live on the street know they've arrived. If they have visitors,
they go slow, they know they've arrived. And in closing, | first just want to applaud Celine. It takes really
strong vision, foresight, and care and wisdom to bring forward a complex project that honors the needs
of our community and retains the character of our place that we all care so much about. And I'm really
excited by the future of this project and know that it will only continue to create a model locally,
statewide and nationally around what true, walkable, infill neighborhood design looks like and can act
like on the job.

(01:24:01):
So thank you. Thank

Mr. Ehrlichman: (01:24:03):
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You, Samantha.

Examiner Olbrechts: (01:24:03):
All right. Thanks for your testimony.

Mr. Ehrlichman: (01:24:05):

Any questions before Samantha?

Examiner Olbrechts: (01:24:07):

No. No. Great presentation though.

Mr. Ehrlichman: (01:24:10):

Thank you so much. Appreciate your testimony. Mr. Examiner, we're able to wrap up in a couple of
minutes, but you mentioned taking a break. Is it your desire to break now or-

Examiner Olbrechts: (01:24:21):

Oh, I guess I'll leave that up to you, Mr. Erlichman. If you want to finish off now, that's fine. Or if you
need the break maybe to pull your comments together, that's fine

Mr. Ehrlichman: (01:24:31):

Too.That would be fine. I'd take a few minutes.

Examiner Olbrechts: (01:24:33):
Okay.

Mr. Ehrlichman: (01:24:34):

All right. And then I'll wrap up when we come back.Thank you. Sounds

Examiner Olbrechts: (01:24:36):
Great. Okay. We'll see you at 10:35 then.

Speaker 3 (01:25:02):
Recording stopped.

Speaker 8 (01:35:34):

Start the recording again.

Examiner Olbrechts: (01:35:37):

We ready to get started again? Applicant team, you ready to go? All right. Okay, let's get that recorder
going. All right. So we're going to get the recorder going?

Speaker 2 (01:36:00):

One second.
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Examiner Olbrechts: (01:36:03):

Okay. I'll wait for the message.

Speaker 2 (01:36:05):

Recording in progress.

Examiner Olbrechts: (01:36:06):

There it is. All right. Welcome back everybody. For the record, we're back on the LUP22-028, 22-029
Peace Hill PRD applications. It's 10:36 AM. The applicant was just about done making ... They were to
the point they're making concluding comments, and after that, we'll move on to public. So Mr. Erkeman,
go ahead.

Mr. Ehrlichman: (01:36:32):

Thank you, Examiner Albright. | think I'd like to just spend a few minutes on some technical items and
then close with the remark about that context again, where we tried to through our witnesses to get the
picture of where this idea came from and why we're here today with this project. So thank you for the
opportunity to speak for a moment. | think my memo really that you got today really is sort of our
roadmap for the things that we are thinking about today and Finn would ask that you consider. If | could
walk you through, starting on page two of that memo, maybe just make a few remarks. And | guess I'm
not clear. Did we give the memo its own exhibit number?

Examiner Olbrechts: (01:37:30):

No, | don't think we did actually. Just to be safe, | can call that Exhibit BB. Any objections over Mr.
Erluchman's October 27th, 2025 memo as Exhibit BB? Not hearing, seeing any, that's admitted. Go
ahead, sir.

Mr. Ehrlichman: (01:37:47):

Thank you, Mr. Examiner. In paragraph four there on page two, just wanted to footnote that we entered
Exhibit S into the record, which is the attachment to Exhibit K. So to the extent that you do spend any
time on this paragraph and the history of the permitting review, just would ask that you keep in mind
that Exhibit S, which has the complete letter with this attachment. On paragraph five, we did spend a
fair amount of time on our project narrative and tried to create a table there that succinctly lays out the
different uses that we're proposing and how it all fits together.

(01:38:47):

And that was Exhibit K, | believe. Sorry. The updated project narrative for hearing actually was typed in
under A. 1. Skipping over to the next page on item seven, the Ruth short plat. That's not a typo. It's
Ruth's short plat. Okay. And it just took me a minute when | was first called into this project to sort out
what was going on with that, because lot one in that short plat is just not going to be a part of this PE. So
in essence, the plat involves three of the four lots in that short plat and the short plat basically goes
away in the same way that vacating a platwood. | just wanted to point that out. And if there's any
guestion about that, our client has ownership and control of all four lots in that short plat, so we have a
consent there.

(01:40:09):

Richard Berg talked about our thoughts on the staff conditions, which we have very little that we are
suggesting different wording on. | think that in talking to the city during the break, but | won't speak for
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the city, but we would appreciate an opportunity maybe after the closing hearing because we did
something in writing to kind of clarifyes what our proposed conditions are. And in that same vote, | think
when it comes to the phasing issue and the law on that, | need to give that some more thought. I've
taken three tries at getting a memo done today to give you. And each time | look at it and read through
it, | think there's got to be a better way of sorting this out. So we would consider it not right at this
moment, but at some point before the close today, if you would consider keeping the record open for
setting.

Examiner Olbrechts: (01:41:14):

Sure.

Mr. Ehrlichman: (01:41:22):

At the top of page four, one of those conditions is on short-term rentals. | think we do need to think
through that one and come up with some language that's going to work. So we'll get back to you on that
if we have the opportunity. Same thing with that item 10 on the CC&Rs. We're asking that in this memo
that the CC&Rs applied to the PUD that not be assigned to the plat. The plan isn't dealing with the
density or the height of buildings or any of that, and it seems appropriate to deal with those issues as
part of the PED from our standpoint.

(01:42:08):

And maybe just to put a little finer point on that, | think as you heard from Richard, we have not
proposed a project that maxes out the available density under the zoning. For example, as a PUD, we
could come in and ask for use of the density bonus, and we have not done that. We have not used the
full height of the mixed use buildings that's allowed under the code. So in terms of trying to keep
flexibility in this model, EUD, to create some mix of income housing, we're hoping to find a solution that
creates maximum flexibility while still staying within the boundaries of the code and the statute. So
we're going to, | think, propose some language on the CC&Rs that would allow future developer,
because the later phases along San Juan will probably be developed by someone other than Saline, |
would imagine, and further down the road.

(01:43:23):

And so that will be driven by the market to a large extent or the grants. And | don't think any of our
witnesses mentioned that the property owner has been working for a long time with Olympic Housing
Trust, who is a very well-known, successful nonprofit providing affordable housing in this community
and are well versed in applying for grants. And so we are partnering with them to try to get to that place
where there would be state or federal grant money coming in to create two affordable housing. In those
later phases along San Juan, there is an opportunity using the zoning capacity to add another 66 units if
the buildings go higher. So it's a question of how do you keep that opportunity for affordable housing,
move in with this DUD, or does it get locked in stone today? And that's it. That's what we're working
with, and | just want to bring that to you.

(01:44:40):

So that | think concludes the technical side of it. | just wanted to close by thanking you for the
opportunity to present our witnesses. The story here is that the basic planning issues as to how much
density, how much traffic the intersection on the roads can bear, were all issues that the city grappled
with when it chose this intersection for a neighborhood center with mixed use zoning along the street
phases leading to that intersection. Those decisions were made with full environmental review.
Obviously, | believe back in 2016, when the city adopted the policies and the city staff can speak to this
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better than | can, I'm about a three-year-old in this community. But the point is that when those
decisions are made at the planning level, we know under our regulatory reform statutes that statutes
that those issues about density and infill development are not available to reopen in the project permit
phase.

(01:46:04):

And that was kind of the point of some of that witness testimony is, okay, that was done. Now, how do
we bring this alive where it actually is going to happen in the market while still reaching for those goals
of a unique port towns of flavor, mixed use of development? So thank you for allowing us to talk about
that and present our view on this.

Examiner Olbrechts: (01:46:33):
Okay.

Mr. Ehrlichman: (01:46:33):

That includes our remarks. All

Examiner Olbrechts: (01:46:35):

Right. Thank you, Mr. Arlichman. Really great presentation there. All right, so now we finally get to the
public comments. And Mr. Gates, do you have a sign-in sheet for people who wanted to comment in the
hearing room there?

Mr. Gates: (01:46:48):

| don't believe we have a sign sheet available right now, but-

Examiner Olbrechts: (01:46:55):

Oh, okay. Well, that's fine. Every community is different. Let's see. I'll just have Mr. Geister, some city
staff maybe designate people because | don't have a view of the entire meeting room. | just have the
benches behind the applicant team there. So maybe you can just tell who can come up to the podium
and testify at this point.

Mr. Gates: (01:47:14):

Yeah. Chair. Yeah. Pretend like there was in the chair. Yes. For anyone that wants to make a public
comment, could you please go ahead and line up along that ridge right there?

Examiner Olbrechts:0 (01:47:31):

Do you want them to sign?

Mr. Gates: (01:47:33):

Yeah, signing in would be great just in case | put your first name.

Examiner Olbrechts: (01:47:37):

Yeah. And | will say too, if you want to get a copy of my decision, which is appealable to court and part
of that, be sure to put it in your email address and write Mr. Gates then city staff will send out a copy of
the decision. Yeah. Yeah. And if you prefer not to have it sent by email, that would be the city
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preference, but if you want to get a hard copy in the mail that, put in your physical address and note
that you want a hard copy mail to you.

Mr. Gates: (01:48:05):
Absolutely.

Examiner Olbrechts: (01:48:06):
Yeah. Okay. I'll let people sign in first and then we'll just go through the list, | guess.

Mr. King: (01:48:14):

For everybody, it's going to be weird, but if you want to look at Phil, you kind of need to pretend like you
sit in the chair. He's here in spirit.

Speaker 3 (01:48:24):
Yeah. Yeah.

Examiner Olbrechts: (01:48:34):

And as | said before, once we're done with the people-

Speaker 8 (01:48:37):

Sign up. Yeah. So | know you're going back to sit down. Just stay there in line and give your comment
and then just sign up when ...

Speaker 3 (01:49:00):
Sign

Examiner Olbrechts:5 (01:49:01):

After- Go up, wait. So line up, say your thing, sign your sheet, next person. Okay.

Examiner Olbrechts: (01:49:07):

If that makes sense. Sounds good.

Examiner Olbrechts:6 (01:49:12):
Everybody's just signing up. Everybody's just signing up. As long as it's.

Speaker 8 (01:49:20):

I'll just read off the names.

Examiner Olbrechts: (01:49:22):

Yeah. Okay. We'll do it. Yeah. Whatever is easiest for people. We'll have them sign in and then we'll go
through the list of people who want to talk. And if you signed in, if you just want to copy the decision
and you don't want to say anything, of course, that's perfectly fine. When you're called to testify, just
say, no, you don't want to. You'll still get a copy of the decision.
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Speaker 9 (01:49:46):

And so we have quite a few people online as well.

Examiner Olbrechts: (01:49:50):

Oh yeah. As | said, once we're done with the in hearing, we'll do the people online.

Speaker 8 (01:49:58):

Also, sorry, | haven't done very many of these hearings. Is there a time limit on public comment oris ...

Examiner Olbrechts: (01:50:05):

Usually, | mean, appreciate it. Try to keep your comments under five minutes. If you go over at some
point, I'll probably have to stop you just so that we can get to the next speaker because we do have
quite a few people waiting to talk. And also, of course, emphasize that I've read all your letters and | will
be paying close attention to them when | write the decision so you don't need to repeat what you've
already written. And if you just agree with what everyone else has said, you can just say, "l agree with
what all the project supporters said, or | agree with all the project opponents said." And that's good
enough too. Your position will be noted at that point. Okay. So does someone have the sign-in sheet
now so we can start calling off names?

Speaker 8 (01:50:46):

Yes, | agree with Alita Greenway.

Examiner Olbrechts: (01:50:48):
Okay. Ms. Greenwell. Good

Speaker 8 (01:50:49):

Morning.

Examiner Olbrechts: (01:50:50):

Good morning. And Alex, | have to swear everybody in. And Ms.

Examiner Olbrechts:7 (01:50:54):

Greenwig- Can you hear me okay?

Examiner Olbrechts: (01:50:57):

Oh yeah, really well. Okay. Ms. Greenway, do you swear or affirm to tell the truth, nothing but the truth
in this proceeding?

Examiner Olbrechts:7 (01:51:03):
| do.

Examiner Olbrechts: (01:51:04):
Okay, great. Go ahead.
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Examiner Olbrechts:7 (01:51:07):

Sorry, | can't face you guys. I'd rather face that now. Okay.

Speaker 8 (01:51:15):

Look at this screen. Okay.

Examiner Olbrechts:7 (01:51:20):
My profile.

Examiner Olbrechts: (01:51:21):
Yeah, that's good. That works.

Examiner Olbrechts:7 (01:51:24):

I'm here because | care deeply both about land use in this town and the housing crisis. | have at least a
dozen, maybe more friends that have absolutely nowhere to live in Port Townsend, and it's a huge issue.
However, I'm going to try to give a balanced opinion about this project. With that being said, after
seeing the developer's plans, | can say that | am opposed to this proposal for a number of reasons. The
main reason is that though this development looks like it addresses low cost housing, it proposes only
20% at this time to be low cost housing, about 40 houses out of 200. This translates to more housing at
average price, which appears to be too expensive for many in the workforce. While this happens, the
chance to do something else is obliterated and we lose open space that could be used for more urban
farming, more food bank gardens, public park, wildlife corridor.

(01:52:39):

The list could go on. It also obliterates a development of a smaller scale with a larger space for urban
agriculture rather than less.

(01:52:51):

Development, especially of a Gargantuan scale, seems to be a desirable objection here. Meanwhile,
what we lose is simply cast off as the price of growth, the product of folks desiring to move here. It is
also disappointing not to see perhaps a more modest proposal submitted, which would lessen the
impact and shock to everyone who shares a love of this historic place. And yes, | share a love of this
historic place. Living here for 35 years, | cannot, not see Peace Hill every day. The irony here is that the
very reason we are desirable is how much natural space and undeveloped land we incorporate into our
community and also how we value modest things rather than doing things pedal to the metal until we
look like a congested city. It brings to mind the question then of who we are as a community and what
we value.

(01:53:53):

| am personally not seeing enough value placed on open space, a slowing of the growth pattern and
resources of land versus just the dollars they bring in. | just want to end by saying the fact that this
property has a commercial zoning is completely news to me and quite a shock. Who knew if it was
zoned commercially? And thank you all.

Examiner Olbrechts: (01:54:21):

Thank you, Ms. Greenway. All right. Who's next on our list?
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Examiner Olbrechts:7 (01:54:24):
Pete Gillis.

Examiner Olbrechts: (01:54:25):
Okay. Mr. Gillis. Hi,

Speaker 3 (01:54:26):
Pete.

Examiner Olbrechts: (01:54:27):

Let me swear you in. Just raise your right hand there if you could, sir. Do you swear or affirm to tell the
truth, nothing but the truth in this proceeding?

Mr. Ehrlichman: (01:54:35):
|

Examiner Olbrechts: (01:54:35):

Do. Okay. And how do you spell your last name for the transcripts?

Mr. Ehrlichman: (01:54:40):
G-I-L-L-I-S like Bobi.

Examiner Olbrechts: (01:54:43):

Okay, fantastic. Great. Go ahead, sir. Go ahead. You're ready to go.

Mr. Ehrlichman: (01:54:52):

Okay. | usually do better. I'm a Shakespeare guy. One of the people that started Shakespeare in the park
in Port Townsend, Tesmoka. | usually do better when | have a script, so bear with me. A little off kilter.
Wow, this is a really kind of stark reality it is. I'm a builder. I've worked with Malcolm, I've worked with
Terry, and | never in my entire adult life have been more than three or four paychecks away from
potential homelessness. And that's because of choices | made in my own life, but it's also because when
| turned 18, everything doubled and has doubled and tripled and quadrupled beyond what | could even
imagine. And there's myriad reasons why. And it's really exciting to see that people are actually trying to
do something to make it more affordable for people to live here. | appreciate that.

(01:55:57):

Over the years, I've seen how the city has responded to growth. And I'm remembering some years ago
before we got rid of the strong mayor, when the city required the, we call them the PT Lumber, they
come up with $842,000 to put in a new ... They were required to leave their place because they were
going to lose that lease. And it required that small business of that amount of money to move within the
city limits. They just said, "Screw it. We're not going to do it. " And the well-meaning people on the city
council caused a human being that wants a two by four to have to drive a headlock for a long time. And
they redid, not too long after that, they redid our city and made it to where the people can't vote for the
mayor anymore. That really doesn't have anything to do with this, but | guess | just kind of want to know
how much is going to cost the city.

Appendix A -- 10 (Completed 12/26/25) Page 31 of 46
Transcript by Rev.com


https://www.rev.com/
https://www.rev.com/transcript-editor/shared/8EUi78nvprCPSNPSU7GHQPGYjwvsIvJCq3rZ68b5i_HPBFSTZI72qAKXXut55v7LeL6BnEdtXg5rldXsfSZDijY-Z2A?loadFrom=DocumentDeeplink&ts=6864.54
https://www.rev.com/transcript-editor/shared/_KmpSDJmR0GCS2MvoI29ygoscnqs4D8C5QcLlNtEuKg7no2QtwUKC0AVzrpzg4xlCumFwXvwejWWpfeyp5CfeRJgcqs?loadFrom=DocumentDeeplink&ts=6865.88
https://www.rev.com/transcript-editor/shared/Xn6C4zdmfJoINXkCjd242vuM5Ffbl15Q2Jh4DZeYBdpQVfPnjEopB5MG21zQwAXDdKVr4pYRhjUtqp6Wuky-8V9YnKY?loadFrom=DocumentDeeplink&ts=6866.78
https://www.rev.com/transcript-editor/shared/SEgpaGz-J7ImVSUo1MY1Iq4Cg7PF6aVjQLkw4TAnuGpSx7-5uSlPk5zJKK0jw6iTjl3I3VecmjHavZM3gpf-d8ApnOQ?loadFrom=DocumentDeeplink&ts=6867.5
https://www.rev.com/transcript-editor/shared/-nexHKmdhZlz88E3r2iQSgTvwimfzuvdMl5iMnsfdzDuwh_KqDciTm3Hgs67PJLYCdWiOwlt_modDHfntjuvCCgTonY?loadFrom=DocumentDeeplink&ts=6875.14
https://www.rev.com/transcript-editor/shared/QZYGP-eFdPOlU3Oef8cJ_TfNPVbNaS0j2QHQqyyg0GoeBMak8d8G7IH4cQgkCgTf1ZDLKiwhjwv7d1sffyMf_6FPAEw?loadFrom=DocumentDeeplink&ts=6875.5
https://www.rev.com/transcript-editor/shared/cDVLAGFGHzfwOYfA-l5gaq9obmEfDEf3aZ4q1y_9XTG_uiOxxAcAcshXT6YHGjhdxygS7EJq_tpfk9vsXyKGpl5MtOE?loadFrom=DocumentDeeplink&ts=6880.1
https://www.rev.com/transcript-editor/shared/HZnsUtPxkSCBhmnugDyud4lb3wG-BU6Kyu-11aXYXw853rklL1KDHlhOt9TQYtId1sYhoZN-LU9Vk7Ijf0QDx1JwD3g?loadFrom=DocumentDeeplink&ts=6883.12
https://www.rev.com/transcript-editor/shared/OJzMdFKSkbKzPSaSLx5NZ3x_q-Z9hHgC8WaGslhzW84UqHVXW_pA_IxPQ98pFf2j7aURIgB0WVfeIxK-mjtejYY-fFQ?loadFrom=DocumentDeeplink&ts=6892
https://www.rev.com/transcript-editor/shared/OBJNDMIQ5KI60ElFg56KFUtpnAds56mmAZA_zQG-ly1BZOYx8i_rGMhTO4MhJqNbe_KvxO_YiZhH-9IP8DgAJF3ocy8?loadFrom=DocumentDeeplink&ts=6957.86

(01:57:05):

And | wonder if the city, without hiring a consultant, can tell the citizens what that real price is. Okay. I'm
not citing culturally. I'm just talking about what it's going to cost the city. | know across the street there's
a leaking tank where the San Mongroy used to be. We don't have enough. I'm glad that's going to be
public, private. That's great. But we don't have enough commercial, viable commercial property. So boy,
would it be ridiculous to ask for that to be taken care of before this gets allowed? | understand that's a
different property, but things that make me go, "Hmm, really? " Because we can't have a mixed use
there until that tank gets taken care of. | react to some of the things about this. It's like we all knew
there was a peace sign there, and every time | see that peace sign that's just going to be like a
consolation, it seems kind of cute.

(01:58:12):

And it makes me want to puke in my mouth a little bit when | see that constellation piece. And | knew
Ruth Short. Ruth Short, | dated her, her granddaughter was my first girlfriend in high school. | see this
Ruth's short blot. | just go, "Well, | wish she was here to comment on the true impact this is going to
have. | know

Mr. Doran: (01:58:36):

We're changing. | know we're growing. | hope that we make the right ... | hope |

Mr. Ehrlichman: (01:58:41):

Want to know what the buy-in is. If | buy in, do | have ownership in something? Put me on the list if
that's possible, but how do we choose who are the people that can get quasi-affordable housing for
towns? Thank

Examiner Olbrechts: (01:58:58):

You. Thank you, sir. All right. Who's our next witness or speaker? Good morning. Just raise your right
hand. Do you swear or affirm to tell the truth, nothing but the truth in this proceeding?

Examiner Olbrechts:8 (01:59:10):
I

Examiner Olbrechts: (01:59:11):

Do. Okay, great. And what's your name for the record and how to spell it?

Examiner Olbrechts:8 (01:59:15):
My name is Kathy Ryan, K-A-T-H-Y-R-Y-A-N.

Examiner Olbrechts: (01:59:20):
Okay, great. Go ahead.

Examiner Olbrechts:8 (01:59:23):

I've worked on farms for the last 25 years after retiring from library to work because of medical
conditions. I've been following this project since | first heard about it at the home show and read about
it straight up in an issue that also talked about other farming and local initiatives that | found inspiring
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coming from the East Coast where we built a library next to a similar intentional development because
of the emphasis on Building community, the need to revitalize an area of town that had lost its village
since the coming of malls and is still working to build that back. What impressed me about this project
was the concern for keeping the land, the length of time that had been spent in the planning, the fact
that it addresses more than many or more than the minimum requirement of, | think, 10% affordable
housing. And this goes to 20, and | know that the project that Selena is looking for more support from
places like Olympic Housing Trust to make that more affordable housing.

(02:00:46):

We desperately need affordable housing here. | worked for eight years in the food bank, and | saw
people who were farmers come in all the time. | work in the food bank gardens. Cheyenker has made an
effort from the beginning to involve the community in the project through extensive to conversations.
And | can tell you that a couple of years ago after COVID, when the supply lines were disrupted, and |
was working at the food bank in produce, that that farm at Chey Acre saved Thanksgiving for people
who were there, many of whom were veterans and the people that we all know about.

(02:01:32):

By providing about 70 pounds of kale and chara, that was beautiful, that | was able to help harvest that
morning. And it absolutely saved Thanksgiving. So | will miss the hill being open, but | cherish the other
open spaces we have. | cherish the fact that we've been able to keep the golf course property open. This
will take some of the pressure off the conversations to build housing on the golf course, maybe focus
more support toward Evans Vista, but the other effort is bringing back the chemist prairie. So we can
support and cherish our lane. We can work with the land trust to protect farms, which absolutely has to
happen if we're going to have food. But | do support this project and the intentionality and the
tremendous amount of planning and thoughtfulness that's gone into it. Thank you.

Examiner Olbrechts: (02:02:33):

Okay. Thank you, Ms. Ryan. All right, next. All right, sir, let me swear you in. Just raise your righ hand. Do
you swear, affirm to tell the truth, and nothing but the truth in this proceeding?

Examiner Olbrechts:6 (02:02:47):
| do.

Examiner Olbrechts: (02:02:47):

Okay, great. Just tell us your name, how to spell it, and then go ahead.

Examiner Olbrechts:9 (02:02:52):

Sure. My name's David Robinson, and | submitted a letter that | think we'll go off script.

Speaker 3 (02:02:58):
Okay.

Examiner Olbrechts:9 (02:02:59):

| did serve as the city's poor townsend building and community director during the early days of growth
management planning and was responsible for overseeing the development of the city's first comp plan
under GMA. And this project came out of that idea, those concepts. Back then, we embraced, the city
embraced the organizing principle of mixed use centers in three areas in town. And where | want to go
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off script a little is we realized back then that the city was platted in the 1800s, and there was very, very
few big parcels where you could do big mixed use centers or higher density housing, especially at that
time in the early 90s. So that's one of the reasons that led to the concept of mixed use centers as an
organizing principle for future development in the town.

(02:03:58):

| think the project before you translates that longstanding legislative intent to really begin to have the
city grow up and find the areas higher density housing that makes sense that is served by good
connections to transportation, public services, near open space, and has employment centers within or
nearby. And this project embodies all of those principles. As somebody else said, right across the street,
we have the 58 acres of Camis Prairie Park. So one of the best things going forward is for the city to
begin to look at higher densities surrounding that park, because that is the area that has the best
potential for neighborhood development and infant. So you have my other comments on this, but |
think this project meets all of those. It provides housing at a meaningful scale, a variety, it has mixed
use, it has lots of public benefits. It's very, very thoughtful in its placement, and that's very important in
Fort Townsend to retain the character of why we all moved here and cherished liberty here.

(02:05:19):

And again, | think it fulfills the comp plan policies in 1996, which was later detailed in 2016. And | believe
strongly that it also fulfills the intent of the recent amendments to the GMA and what the city is doing in
its comp plan process update. So | strongly urge approval of this. | would conclude by saying that the
Port Counts and Preservation Alliance have done their due diligence, sought and listened to public input,
and have made concessions in their proposal to better serve the neighbors and the entire community.
20 years is a long time for a concept that actually comes to reality. It's time to get this done. Strongly
approve this. Strongly recommend approval of this project.

Examiner Olbrechts: (02:06:18):

Thank you, Mr. Robertson. All right. Next speaker. All right, ma'am, just raise your right hand. Do you
swear or affirm to tell the truth, nothing but the truth in this proceeding?

Examiner Olbrechts:6 (02:06:31):

Yes, | do.

Examiner Olbrechts: (02:06:32):

Okay, great. And just tell us your name, how to spell your last name, and go ahead.

Examiner Olbrechts:6 (02:06:36):

My name is Sheila Westerman, W-E-S-T-E-R-M-A-N. | served on the city council from 1990 to 1996, and |
believe that it is important to understand the legislative history of this issue in order to appreciate the
value of and the necessity for this project that you are reviewing. | will be sharing with you excerpts
from articles of the Port Townsend Leader, which is our local newspaper, that reflect the community's
concern with the issue of affordable housing and the communities and the council's response. So here
comes a little history lesson. In the November 1st, 1989 leader, City Council candidate Sheila Westerman
highlighted the shortage of low and moderate income housing and supported the development of
smaller four and six unit structures. October 9th, 1991 leading, the city gave $5,000 as requested for the
Housing Needs Assessment Survey sponsored by the Community Action Council and has lessened some
infrastructure standards to lower costs for affordable housing projects.
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(02:07:56):

Two years ago, the Port Townsend Chamber of Comps formed an affordable housing committee.
Westerman became the city council representative, also working with the subcommittee, the planning
and zoning committee. This group produced a concept paper preparing more efficient use of the city's
existing dwellings and accessory buildings. October 30th, 1991 leader, the response to the question,
should City Hall create low income housing? How? At this point in time, the city should provide
incentives to the private sector to create affordable housing. This might include less expensive road,
sidewalk, and drainage plans, waiving impact fees, providing administrative relief, creating more
multifamily zoning, and allowing accessory units that comply to city standards. The city also should
wholeheartedly support nonprofit groups that are addressing this issue. February the 12th, 1992. At the
annual retreat of the city council, affordable housing as a critical issue placed forth in the council's top
10 priorities.

(02:09:22):

One week later on February the 19th of 1992, some transportation planning was postponed as

councilors lobbied hard for earlier attention to the affordable housing crisis. All | can say in conclusion,
it's past time for a project like this. It's too bad that it took so long. Thank you. Thank

Examiner Olbrechts: (02:09:52):
You, Ms. Westerman. All right, next. Anybody else out there? Mr. Gates, anybody else?

Mr. King: (02:10:01):
Nobody else on the list. Nope. They're

Examiner Olbrechts: (02:10:04):

Online. All right. Yeah, we'll move on to the online. Oh, we got some takers on ... What? What was that?

Mr. King: (02:10:11):
I'm going to allow Kellen Lynch to talk. Okay. Should be.

Examiner Olbrechts: (02:10:16):

Yeah. Let me just first identify how the online speakers can participate. So those of you who want to
participate online, there's a button at the bottom of your screen that says raise hand. Just click on that
and then we'll just call you in the order that appears on our screen. If any of you are having problems
participating and you just can't figure out how to be heard today, then go ahead and send an email with
your comments to Mr. Gates. And Mr. Gates, can you tell us what your email address is for those who
want to submit written ... And again, this is only for those of you who are participating virtually and are
unable to get your comments in today because you are having an internet problem or just can't figure
this out. Obviously, | want to give you a chance to talk. Just make sure you get your comments in by 5:00
PM tomorrow.

(02:11:01):

And Mr. Gates, maybe you could put your email address in the chat. Probably that's the easiest thing to
do. So at the bottom of your screen, you see a little chat function there and he'll have his email address
there. Again, that's just for those of you who are unable to participate because of technical problems. So
again, if you want to say something, click on that raise hand button and we'll call you up and it looks like
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Mr. Or Ms. Lynch is ready to go there. So we'll get her ... Does she need to unmute herself, Mr. Gates, or
is that something the city controls? Oh, there she is.

Mr. King: (02:11:31):

Yeah. Mr. Lynch has been unmuted. Go ahead, tell him, see if you can hear it.

Examiner Olbrechts: (02:11:37):

Okay. And Mr. Lynch, don't see video and that's fine. | just, in case you wanted to be visible, we don't
see you. We just have your name at this point. But let me swear you in. Just raise your right hand. I'll
take it on faith since we don't have video you're doing that. Do you swear or affirm to tell the truth,
nothing but the truth in this proceeding? | do.

Speaker 20 (02:11:55):
Okay.

Examiner Olbrechts: (02:11:55):
And that's L-Y-N-C-H is your last name?

Speaker 20 (02:11:58):

Correct.

Examiner Olbrechts: (02:11:58):
Okay, great. Go ahead.

Speaker 20 (02:12:00):

And for the record, | don't see a video option, but I'm not worried about that.

Examiner Olbrechts: (02:12:04):
Okay. Yeah.

Speaker 20 (02:12:06):

So my name is Kellen Lynch. | live and work in Port Townsend. | grew up here as well. And | also work for
the Olympic Housing Trust who have been named in a couple of the comments and during the
presentation. As a staff member at Olympic Housing Trust, we have been approached by Celine and her
team under the intention or stated intention that there would be affordable housing at this project,
which we very much want to see. We are a nonprofit housing developer here in Jefferson County. We're
doing a project just up the road on Hastings called the Dundy Hill Community Homes Project where we
are building five permanently affordable town homes next to an existing community garden. So the
thought of expanding that model on a larger scale at something like Peace Hill is very much of interest
for us. However, when we look at these large development projects, | think it's really important for us all
to think about what we're comparing them against.

(02:13:08):

If we compare Peace Hill and its stated values against something like Madrona Ridge and its maybe lack
of values, | think we can lean towards something like Peace Hills being more of a model for where the
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community wants to go while still understanding that change is hard. We are interested in this project
because of the stated intention of affordable housing. That is our interest is to make sure that happens
to be a tool for which the community can actually see through its dream and necessity of building that
housing. So we are supporting this under the understanding that that will be followed through and that
we will be continuously invited to partner on this project and hopefully more in other parts of the
community where we want to see that baked in from the start. So we support this project with the
understanding that there will be a strong push towards including affordable housing for those earning
local wages here in Jefferson County.

(02:14:09):
Thank you.

Examiner Olbrechts: (02:14:10):

Okay. Thanks, Mr. Lynch. All right. Anyone else? Again, just click on your virtual hand. | don't see any
other takers right now. That's perfectly fine. Like | said, if you submitted a comment letter, that will be
certainly considered. I've already read them. One question for you, Mr. Gates though, is | believe for the
CEPA comment letters, they're not in the record. | just saw a response matrix in the exhibits. | didn't see
the actual CEPA comment letters themselves. And | mean, that's perfectly fine. | just want to clarify for
people who might've just submitted a CEPA letter that their actual letter isn't in the record. It's only the
ones that were submitted as part of the notice of application that are in the record.

Mr. Gates: (02:14:52):

Right. So | actually may, | believe | have updated the exhibit list to include previous comments and |
believe that that would be under ... Let's see. That would be Exhibit J1.

Examiner Olbrechts: (02:15:06):

Okay. And that includes all the CEPA comment letters then? Okay. Good. | want to make sure they're all
in there. So all right, we're covered. But like | said, if you're trying to say ... Sorry? What's that?

Mr. Ehrlichman: (02:15:19):

Alexander, Tom. If you have a moment, I'd like to remark here on the public comment person. We
received a letter that I'd like to enter in

Examiner Olbrechts: (02:15:32):
As

Mr. Ehrlichman: (02:15:32):

Part of the public comment portion.

Examiner Olbrechts: (02:15:35):

Okay. All right. | think we're at ... Let me look up ... Is it DB or CC? Just give me a sec here. Okay. Mr.
Tanner,

Mr. Ehrlichman: (02:15:45):

If | may?
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Examiner Olbrechts: (02:15:46):
Yeah.

Mr. Ehrlichman: (02:15:48):

This would not be an exhibit that I'm offering, but a letter was handed to me by someone who wanted
to speak during the public comment portion. Her name is Atriana Santiago, happens to be the daughter,
but she works on the farm out there. May | offer this to the clerk?

Examiner Olbrechts: (02:16:09):

Yeah. We'll make that exhibit BB. Does anyone need to see her that letter have any objections to its
entry? All right, that's admitted as Exhibit BV then. Okay.

Mr. Gates: (02:16:20):
Is that B as in-

Examiner Olbrechts: (02:16:21):
B as in boy. Sorry. Actually,

Mr. Gates: (02:16:24):
Mr. Examiner, this would be exhibit CC.

Examiner Olbrechts: (02:16:26):

Is it? Okay. | guess | didn't mark the BB then. Thank you for that clarification. | was wondering. All right,
so we'll say that's CC. Sounds good.

Mr. Gates: (02:16:36):
Yeah.

Examiner Olbrechts: (02:16:36):
Okay, perfect.

Mr. Gates: (02:16:37):
Mr. Xander?

Examiner Olbrechts: (02:16:38):
Yeah.

Mr. Gates: (02:16:39):

We have a couple of written comments. A

Examiner Olbrechts: (02:16:42):

Couple more?
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Mr. Gates: (02:16:44):

Would you prefer all those comments be enterlaced into exhibit CC?

Examiner Olbrechts: (02:16:49):

Yeah, we'll call that the hearing written comments. Sure. That's a good idea. So we got one from Ms.
Santiago. Who else?

Mr. Gates: (02:16:59):

One from Ms. Liz Berman, who | believe had some step away.

Examiner Olbrechts: (02:17:03):

Is that Merman, did you say?

Mr. Gates: (02:17:06):

Berman. Oh,

Examiner Olbrechts: (02:17:06):
Berman. B-E-R-A-N. Okay. And then who else?

Mr. Gates: (02:17:18):

| believe those are the only ones besides Adriana Santiago.

Examiner Olbrechts: (02:17:23):
Okay. So Santiego and Berman, that's it? To speak.

Mr. Gates: (02:17:27):

Yes.

Examiner Olbrechts: (02:17:28):

Okay. Yes, sir. Any objections over the Berman letter being part of CC? Hearing seeing none, that's in the
record as well, CC. Okay, so moving back to staff response, rebuttal at this point. Before you get started,
Mr. Gates, Mr. Erlkeman had suggested leaving the record open to see if the parties could work out
some modified conditions. Is that a process you were open to as well?

Mr. Gates: (02:17:54):

Yes. There's some clarification of conditions we'd like to leave open

Examiner Olbrechts: (02:17:58):

For

Mr. Gates: (02:17:58):

Discussion.
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Examiner Olbrechts: (02:18:00):

Okay. So what I'll do is I'll leave the record open at the end of the hearing and I'll give a chance for you
guys to try to work out your differences, so to speak. And if you can't agree on one or two things, you
just write that out, what the disagreement is. And of course, it's my job to resolve that. And | will give an
opportunity for the public, anyone from the public who wants to respond to those modifications will
have a chance as well. We'll map all that out once we get to the end of the hearing. So with that issue
taken care of, Mr. Gates, was there anything else you wanted to address for staff rebuttal?

Mr. Gates: (02:18:35):
As far as public comments, responses go,
(02:18:39):

| just wanted to address a recurring theme that | noticed with public comments. And one was the
moderate impact comment or the issue that they believe that ... Some folks believe that this project is
high impact. This project is actually falling under what is contemplated by the comprehensive plan 10
years ago and is actually trying to utilize practices and layouts that would minimize the impact. For
example, using appropriate surface paving, open space, any number of things, small scale buildings,
small scale structures and community styles, encouraging walkability and mobility by trying to alleviate
pressure on the graphic system on 101 discovery. There are a number of things that are in place to try
and get housing into this area without causing impacts outsized to the project itself. So for example, if
this was a project that was not being coordinated or planned, you could see this becoming a number of
just simple subvisions, maybe a corner store at the corner, if you're lucky.

(02:19:57):

But these folks have worked very hard to try and incorporate these mixes of uses and these different

styles to try and minimize the impact as much as possible. We appreciate all the comments in support of
the project. | came to projects beginning of June when | joined the city of Port Townsend, and I've had to
get a crash course basically on the past eight years or seven years or so. And these folks have really tried
to go back and create a product and a project that fits with the city and fits the needs of the community.

(02:20:40):

| came from Florida originally, and prior to coming here, it was typical for most PUDs or MPUDs as
they're known some places there, to be just a simple subdivision with a variation to reduce setbacks,
and that was the entire PUD. Here, they are truly trying to create something unique and different and
trying to build a community that can meet the needs of Port Townsend, as well as adhere to the
comprehensive plan intent. In my opinion, | believe this project meets that intent and meets the needs
of community. Further details into my analysis of the comprehensive plan and the land public code can
be found in the staff report and similar to your decision, Mr. Examiner, being available to anyone that
requests a copy, | just want to open that up to anyone present here that want a copy of the staff report.
| can absolutely email it to you or print it out and give you a copy today if you would prefer.

(02:21:46):

But that is the gist of my remarks. Mr. Examiner, would you prefer for the comments, the written
comments to be read? Are you okay with just submitting that?

Examiner Olbrechts: (02:21:57):

Oh yeah, you just submit them. That's fine. Yeah. Yeah. Yeah. We'll just email them over to me. That'll
work just fine.
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Mr. Gates: (02:22:04):

Yes. Also, | would like to request some additional staff rebuttal for Public Works Director Steve Kane

Examiner Olbrechts: (02:22:13):
And

Mr. Gates: (02:22:14):

Planning Community Development Director Emma Bolin to address specifics.

Examiner Olbrechts: (02:22:18):
Okay.

Mr. King: (02:22:22):

Ken, we'll bring this clerk's desk. Can you hear me okay,

Examiner Olbrechts: (02:22:25):

Mr. Examiner? And you're still under oath, Mr. King, so go ahead.

Mr. King: (02:22:31):

Steve King, public works director. There was a public comment brought up to the cost. What is the cost
of the city? And there's a lot of ways cost can be looked at, but most fundamentally and the purpose of
growth management in cities is to create density within city limits to offset the cost of infrastructure
such as water, sewer, streets. And so with a development like this, the cost to the city, there is no out-
of-pocket cost to the city in terms of the city is not investing in infrastructure to support this
development directly. However, there is city investment in infrastructure indirectly that supports all
development throughout a city, whether it's transportation routes, wastewater treatment plants, and as
such. So essentially to offset the cost to all the public, densities such as this as was brought up as a
mixed use node is very helpful in reducing the overall cost of that infrastructure that all of the
community enjoys.

Speaker 8 (02:23:40):

And Mr. Examiner, | don't believe I've been sworn in yet. Okay.

Examiner Olbrechts: (02:23:43):

We swear you in. Do you swear or affirm to tell the truth, nothing but the truth in this proceeding?

Examiner Olbrechts:5 (02:23:49):
|

Examiner Olbrechts: (02:23:49):
Do. Okay, great. Go

Examiner Olbrechts:5 (02:23:50):
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Ahead. Hi, Emma Boland, director of planning and community development for the record. | would like
to respond to the comment about leaking tank across the street, specifically at the northwest corner of
the intersection of Discovery and San Juan, which is, | believe in the record of showing that there's a
plume that does not impact this property. And just responding to the comment of should that be
cleaned up first, if it doesn't impact the property, then there's no requirement to clean that up. Of
course, the city would, per its comprehensive plan policies, would like to see its commercial mixed use
zone to be fully developed at each one of the corners at that intersection. And that could be a potential
future project, either public or private, but it's not the subject of this hearing. Also, | just want to clarify
for the record that there is no Camas Prairie on the site.

(02:24:55):

Some of the public commenters were talking about the Camas Prairie Park, which is next door, but to be
clear, there is no Camas Prairie located at this site. And the last thing | want to say that there's an
intangible cost to the city, which is to support the affordable housing at the site. And we do have staff
that has devoted their capacity as part of their work hours to support a grant application to the State
Department of Commerce for connecting housing through infrastructure grant for the affordable
housing components. And because of that, | believe that this hearing is meant to demonstrate progress
for attaining and competing for that grant. And this will come up later, but | hope, Mr. Examiner, that
you can indicate a deadline for a brief so we can keep those things moving.

Examiner Olbrechts: (02:25:54):
Okay. Thank you.

Examiner Olbrechts:5 (02:25:54):
Thank

Examiner Olbrechts: (02:25:55):
You. All right. Mr. Elkerman, you get the final word here.

Mr. Ehrlichman: (02:26:01):

Thank you, Mr. Examiner. And | know we all on our team here appreciate the city's comments and
response, and we appreciate the public comments as well. As | said before, this has been an ongoing
dialogue in the community, but high level of interest. And | attended the Grange meeting ... Well, | won't
go there. That would be testimony. But what you saw today, | think, is representative of the hard work
that my client has done over the years to listen and respond, and they will continue to do so. I'm quite
confident. So my only additional remark here is more about the mechanics, and | know you wanted to
deal with that mechanics with what we do next, and | know you're going to address that at the end. |
have a couple of thoughts on your questions about that. Thank you, Mr. Xander. That concludes our

Examiner Olbrechts: (02:27:07):

Presentation. Okay. All right. Well, let's get straight to the mechanics then. How much time does the
applicant and city need to try to work out conditions? Would maybe next Monday, is that a workable
deadline for you?

Mr. Gates: (02:27:30):

Two weeks be acceptable
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Examiner Olbrechts: (02:27:32):

For review. Okay. Sure. Let's see. Let me get my calendar up here. So 3rd. So we're talking about the
10th then of November. Is that correct? And like | said, | mean, see if you can work out some agreed
upon language. If you can't, just submit a written explanation for why you favor your proposed language
as opposed to the other party's language. And then | mean, my understanding, Mr. Gates, is it correct
that all the documents for this project are available online to the public? Is that correct?

Mr. Gates: (02:28:07):

Yes. That excludes the ones that we discussed earlier as far as new name conventions and paying them
labeled.

Examiner Olbrechts: (02:28:15):
Okay.

Mr. Gates: (02:28:15):

But as soon as we have those compiled, they

Examiner Olbrechts: (02:28:17):
will

Mr. Gates: (02:28:17):

Upload it as well as part of supporting documents record.

Examiner Olbrechts: (02:28:20):

Okay. So yeah, the reason I'm asking is | just want to make sure that we're able to get these, whatever

you put together for these conditions to put that at that website so the public has a chance to respond
to that. So now if you get all this together on the 10th, will it be possible to get it on the website on the
10th as well? Or do you need maybe the 11th | can say is the deadline for that?

Mr. Gates: (02:28:41):

It could actually be sooner than the 10th that we begin uploading documents

Examiner Olbrechts: (02:28:46):
To the

Mr. Gates: (02:28:46):
Website.

Examiner Olbrechts: (02:28:47):

Okay. So I'll give the public then until the- Yeah, that sounds good. So just letting the public know, the
applicant and staff are trying to work out some modifications to some of the recommended conditions.
That'll be put up on the website sometime on the 10th or possibly the first thing in the morning of the
11th. So the public, you'll have a chance if you want to submit any response to those modified
conditions, that'll be due the 13th of November, and then staff and applicant final reply to any public
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comments would be due the 17th then. Does that work for everybody? So the 10th is the date that
proposed modifications or differences of opinion are submitted by applicants to city staff. 13this a
public response to that, if any, and then 17th would be applicant and staff reply to that. That's what we
got there.

(02:29:40):

So anything else before we wrap it up today? Oh, Mr. Erlickman.

Mr. Ehrlichman: (02:29:46):

Thank you, Mr. Examiner. Just two quick questions. Would we be able to get copies of the comments
that were offered at the hearing today from the public and is leaving the record open. Does that also
give us an opportunity to respond to some of those comments?

Examiner Olbrechts: (02:30:03):

Sure. Yeah. No, | hadn't realized you didn't have a chance to read those over. So definitely, if you have
any response you want to provide to that applicant always gets final word, those will be due on the 10th
as well.

Mr. Ehrlichman: (02:30:15):

Oh, okay. Thank you for that. And last question, some of the documents that we designated with new
exhibit numbers today are bulky documents, the plat sheets and so forth from a year ago. What is the
best way for us to provide those exhibits? We'd like to put the new exhibit number on them and provide
those to the Office of the Hearing Examiner. Do you want us to do that to the clerk or to the planning
department? What would be the protocol

Examiner Olbrechts: (02:30:46):

For us? So you don't have electronic files of those, is that correct?

Mr. Ehrlichman: (02:30:50):

We do have electronic files.

Examiner Olbrechts: (02:30:51):

Oh, okay. Yeah, | think if you just get the electronic files to me, that's fine. Just email them overin a
share file of some kind and that works just fine.

Mr. Ehrlichman: (02:31:02):

And to whom do we send those? I'm sorry.

Examiner Olbrechts: (02:31:04):

Oh, Ms. Bolen has my email address. She can give it to you.

Mr. Ehrlichman: (02:31:11):
Okay.

Examiner Olbrechts: (02:31:12):
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Yeah.

Mr. Ehrlichman: (02:31:12):

Very good. And because amongst those, of course, is, for example, that Exhibit Y, which was the
environmental site assessment report, which touches on the issue that Ms. Bolen raised and that sort of
thing. We just want to make sure that we're getting all those documents assembled and to the city in a
timely manner.

Examiner Olbrechts: (02:31:34):

Okay. Sounds great. Thank you. Yeah, much appreciated. All right, I'll make some quick closing
comments then. I'll start off with the concerns and then into the significant positives of the project. |
mean, sometimes it seems like the legislature is really going out of its way to make hearing examiners
and city councils unpopular when it comes to land use choices. | mean, starting with the adoption of the
Growth Management Act in 1990, the legislature decided that all of our cities and towns in Washington
state, or at least the ones that have been growing a lot, should accommodate a whole bunch of new
urban growth. And so they kind of told cities like Port Townsend, you have to accommodate X number
of people over the next 20 years. And then the city council is left with a difficult task of figuring out
where to put all those people.

(02:32:24):

And then the hearing examiners such as myself have to implement those decisions. And we don't really
have much choice. The city council has to put those people somewhere, and that means higher densities
in some parts of the cities. And then on top of it, the state legislature adopted some laws that says that
once the city council does make those hard choices about assigning density and figuring out how
congested roads can be, the hearing examiner isn't allowed to reconsider those choices. So if it looks to
me like the density should be half of what the zoning code allows in this particular area, | can't change it.
The city council in response to state mandates that it has to be this kind of density, so that's the density
it has to be. And then in the last few years, the legislature has even stepped that up quite significantly by
saying we want to start increasing the housing options where density is allowed and everywhere where
you allow single family homes, you have to allow duplexes and triplexes and you have to allow accessory
dwelling units and this kind of stuff.

(02:33:30):

And it's not because the legislature is misinformed or making bad policy choices. | mean, this all started
out with the idea that for one, to protect the environment, we should direct new growth into cities
instead of spreading it out over the rural landscape. And that also provides for more efficient use of
infrastructure by putting it into urban centers such as the city of Port Townsend. So it has a lot of
benefits there. And of course, we do have a housing crisis in the state, and that's why we're getting into
duplexes and triplexes and this kind of thing. So Mr. Erlichman referenced this before. He talked about
the regulatory reformat statutes. Those are the statutes that say expressly state you can't reconsider
density choices, you can't reconsider infrastructure choices such as traffic congestion levels, which are
called level of service standards. That's all been planned out.

(02:34:28):

| mean, the city council's been working over the last few decades figuring out what it can afford to, what
level of growth it can afford to fund, what level of service it can afford to fund, and where this all needs
to go. So a lot of thought has already been put into all this. So that's why we have this high density
development. So onto the positives of this, | mean, when it comes to facing these hard choices that
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were made, you don't very, very often see projects as creative as this. | could say | work for three dozen
communities, cities, and counties, and it's Port Townsend always comes up with the most creative
solutions. And I'm envious of the development team on this project. | mean, it must have been, from a
professional standpoint, putting this together in the way that it was done is really remarkable.

(02:35:18):

It's a great project to see, looks like it'll be a great benefit to the community once it gets put in place. So
like I say, | mean, no other city other than Port Townsend really does something like this, and this is a
really good one. So it was fun to see it put together. So anyway, once we get all our public comments in
there, I'll have 10 business days after that. | guess that would be a couple weeks after the 17th around
December 1st to come out with that final decision, and then that decision is appealable to Superior
Court. So | appreciate everyone's participation today and well thought out comments. And like | said, it
looks like a great project. | look forward to reviewing it in detail and thanks for all your time on this and
have a great day. We're adjourned.
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