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MAKERS interviewed individual Port Angeles stakeholders and a Planning Commission
subcommittee in May 2021 and had a discussion with the Elevate Port Angeles Stakeholder
Committee in December 2020. At the recommendation of City staff, the stakeholders included
property owners, business owners, non-profit group representatives, public officials, and other
community leaders.
This range of people provided a variety of perspectives on the form-based code, infill housing,
and subdivision standards that will be addressed in this project. This document is a summary of
their comments, observations, and code update priorities.
What elements or issues are most important about this project to you?
• Avoid implementing design standards that are too detailed or which require an
architectural style. Limit the risk of increased construction costs. Design standards should
be easy to administer by city staff and easy to use by builders and property owners.
• Consider the ramifications of zoning on related issues like public works and utilities.
• Overall, the code needs more consistency and less surprises. Administrators also need
more flexibility to be creative and accommodate unique situations and good proposals
from property owners.
• Downtown needs more residents to be more successful and resilient.
What do you think is the most challenging or urgent housing issue in Port Angeles?
• Housing affordability is an increasing challenge, driven by the low amount of new
housing construction in recent times. This seems to be caused by multiple factors
including increasing lumber prices, the state energy code, fire sprinkler requirements for
multifamily construction, high utility prices, and restrictive stormwater regulations.
• Multiple stakeholders identified the city’s stormwater regulations and fees as particularly
problematic, and which have effectively blocked proposed residential and commercial
projects.
• Major local employers are having trouble hiring workers to move to town because of
housing prices. The Peninsula Housing Authority has hundreds of people on its waitlist.
• Single-family housing is highly sought after but expensive to build and maintain.
Duplexes seem to be popular and are being built. There is also a significant need for
multifamily housing (apartments or condominiums) to meet workforce housing demand.

Appendix A1:
Stakeholder Interview Summary

Are there particular commercial areas that warrant the most attention for the “formbased code”? Why?
• Downtown merits the most attention as the city’s walkable core and tourism business
hub. Further, office owners are competing with remote work capabilities and retailers are
competing with online shopping more and more. Downtown is mostly built out and
likely won’t see many new buildings after the ongoing projects are complete. The focus
should be on better use of upper building floors (such as converting to residential use),
restoring activities to vacant buildings, and improving public safety.
• The original townsite of Port Angeles has alleys, which is an opportunity to increase
development capacity there while balancing functional needs (parking and utility services
can be accessed from the rear of lots instead of only the street front).
• The Highway 101 corridor on the east side of town (Front Street and 1st Street) does not
have much character or consistency in appearance. First Street seems to need more help
than Front Street. There are many small parking lots in the corridor that could potentially
be redeveloped for commercial uses.
• The Highway 101 corridor south of Downtown (Lincoln Street) has several opportunities
for multifamily and mixed-use development, particularly on vacant land.
• The west side of town and C Street in particular, which is zoned Commercial
Neighborhood (CN), lack businesses and services like a grocery store.
Are there good or bad examples of residential or commercial construction from the past
few years?
• Locally cited examples include the Olympic Lodge hotel, the Field Hall and Event Center,
the Boys & Girls Club remodel, and the Downtown transit center and esplanade.
• The Peninsula Housing Authority's large in-town development increased density 2.5
times compared to the previous buildings, and today it seems to work well.
• Outside examples include mixed-use developments in Gig Harbor (nautical theme) and
Whistler, B.C. (mountain lodge theme).
If you work with the code, what works well and what needs improvements?
• Several major properties have split zoning, and the code does not adequately address
how to handle that situation. This creates headaches and uncertainty for all parties.
• The code is missing other minor clarifications or has related sections not grouped
together. For example, sight distance triangle standards (for safety at parking lot
entrances) are not referenced by the parking or sign standards.
• With density/dimensional standards, one stakeholder said 50% lot coverage limits are
too low for residential development, and another said townhouses need to be allowed to
have smaller lot sizes and widths.
• Several stakeholders suggested some residential areas (particularly the R7 zone) could
have 25-feet wide lots and minimum 3,500 square feet lot area, which would lower the
land costs for homeownership and increase infill housing options.
• The permitted residential land uses are somewhat limiting compared to market interest,
such as not allowing buildings larger than fourplexes in some zones.
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The parking requirements have been barriers to several low-income housing projects
and for adaptative reuse of existing buildings. More parking also means higher
stormwater mitigation costs. Greater flexibility for parking should be investigated,
including shared parking or reducing the basic minimum requirements.
Accessory dwelling units (ADU) have strong interest across the community for housing
family members and generating income, but the standards for separate utility
connections and an extra on-site parking space make them difficult to build. More
flexibility is needed. Some stakeholders were also interested in tiny homes.
The subdivision standards are currently working well, and stakeholders were open to
increasing short plats from four lots to nine lots.

Other notes and ideas.
• Port Angeles does not have much in- or out-migration – residents tend to live in town
for a long time. The zoning should accommodate the people who already live in the
community rather than attracting people to move to the community.
• Transitions between older and newer residential development may be important to some
community members.
• Downtown had a successful façade improvement/painting program some time ago that
should be revived.
• Citywide property maintenance standards are either lax or are not enforced. However,
avoid specific maintenance agreements around color, landscaping, or other things that
tie the hands of property owners.
• Permitting could be better organized and easier for applicants to complete (for example,
working with a single department). Decision-makers also need to be more clearly
defined.
• The City requires building demolition debris to be taken to the in-city transfer station,
which is twice as expensive as the next closest option.
• Utility fees do not distinguish between unit sizes; a 1-bedroom is charged the same rate
as a 4-bedroom. The city also charges the same fees to review repeating building floor
plans.
• Homelessness is an issue in Port Angeles, particularly Downtown, and adequate shelter
and services are needed to help people move off the streets.

