AGENDA FOR
PORT OF ILLAHEE COMMISSION
Wednesday, January 11, 2023 - 6:30PM
ZOOM MEETING #715 0997 5823 / Password: Illahee

1. CALL TO ORDER

2. CONSENT AGENDA
1. Agenda
*2. The December 14, 2022 Regular Meeting minutes
*3. Pay Bills with check numbers 4973 through 4983 totaling $14.996.08

3. SIGNING OF DOCUMENTS
Determine when Commissioners to sign the documents

4. PUBLIC COMMENT

S. REPORTS/UNFINISHED BUSINESS
ano/  1.Grants/Waterfront Access Improvements
Piccone - Status of project permits and design
- Any response from the Tribe to the letter that was emailed by the Port
- Status of the new BFP Grant application for piling replacement/other funding
- Any update on the County’s filtration project
ano/ 2. lllahee Store Project
piccone * - Status of the topographical survey
- Discuss use and general anticipated improvements
- Septic design status
- Vapor testing conducted
3. Treasurer’s Report as of December 31, 2022 General Fund $ 110.344.00 ; Investments $ 279.615.89;
Good Property Management (GPM) Account $ 199.00 (total: $390,158.89)

Reess 4. Port currently under State Audit for January 2019 through December 2021

5. Reports
Aho a. Website

— Anything to report?
Buesch b. Progerties
5560 Ocean View Boulevard/Rental
— Tenants informed of rental increase?
5500 Illahee Road/Rental
— Anything to report?
5507 Illahee Road/Illahee Store Property
— Anything to report?
Rupert North Perry Water - Dormant Account

Illahee R~~~ Lot
— Anything to report?
c. Dock/Pier
— Anything to report
Rupet ~ * Lighting on Dock
Tabled 6. Surveillance cameras
Reese 7. 2022 Census of Government

*Supporting correspondence attached
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6. NEW BUSINESS
*1. Resolution No. 2023-01 - Establishing the 2023 Regular Meeting Schedule

7. PUBLIC COMMENT
8. EXECUTIVE SESSION

9. ADJOURN - Regular Meeting — February 8, 2023 @ 6:30PM — via ZOOM
All Ports Meeting — January 30, 2023 @ 6:30PM - Brownsville

*Supporting correspondence attached


















VOUCHEr~ APPROVAL

We, the unuersigneu ovard of Commissioners of the Port of lllahee, Kitsap County, Washington,
do hereby certify that the merchandise and/or services hereinafter specified have been received
and that the vouchers listed below are approved for payment in the amount of $14,996.08

and from the General Fund, this 11th  day of January 2023

Port Auditor Port Commissioner

Port Commissioner

Number Name Amount
4973 |BANK OF AMERICA 15.96
4974 |CASCADE NATURAL GAS 5.00
4975 |{CHMELIK SITKIN & DAVIS 762.00
4976 |HONEY BUCKET 125.50
4977 |JAMES AHO 256.00
4978 |JEFFREY S. RUPERT 256.00
4979 |JONATHAN BUESCH 256.00
4980 |PORT OF SILVERDALE 750.00
4y0 | SOUNDWEST ENGINEERING ASSOCIATES 11,332.00
4982 |WASTE MANAGEMENT 24.24
4983 |WASHINGTON STATE DEPARTMENT OF REVENUE 1,213 3R




Date: January 3, 2023

To: Port of lllahee
From: John Piccone, P.E., Soundwest Engineering Assoc.
Subject: Store Renovation Plan (Conceptual) and General Regulatory Constraints

1 INTRODUCTION

The purpose of this memorandum is to assist the Port of lllahee in developing a basis of design
for renovating the lllahee Store. A complete “basis of design” will serve as a guiding document
to prepare any necessary plans required for permitting, technical specifications, cost estimates,
and in some cases design build proposals. Design build proposals in particular are one avenue
of implementation recommended for Port consideration on this project. A basis of design
document is the appropriate step following concept development in an effort to clearly lay out the
technical and regulatory aspects of the project prior to further implementation.

Potential goals for the lllahee Store based on concept discussions to date include renovating the
existing building for one or a combination of the following; (1) use as a convenience
store/mercantile, (2) as a venue for the sale of site prepared food and beverage, (3) as a meeting
space for Port functions, (4) as an office space to support marina operations.

Finalizing a conceptual design for a project of this type can often become an iterative process
once regulatory constraints are considered. For this reason, the following sections of this
memorandum are intended as a broad regulatory overview based on the concepts discussed to
date. Following further Port discussion, and eventual consultation with Kitsap County, this draft
will be refined and inserted into the final project basis of design once the concept design is
finalized.

2 BUILDING AND SITE OVERVIEW

Parcel. 4429-015-001-0309
Address. 5507 ILLAHEE RD NE BREMERTON WA 98311
Zoning. Neighborhood Commercial (NC)

Occupancy Classification. The building and site were permitted as a 2-employee convenience
grocery store and fueling station in 1979, which is ciassified as Mercantile, “M”, occupancy by IBC
2018.

Building Footprint. 1,600 square feet

3 GOVERNING CODES AND STANDARDS

The following codes and standards are anticipated to be relevant for this project.

3.1 GENERAL
o Kitsap County Code
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3.2 BUILDING TECHNICAL CODES

The following Building Technical Codes were adopted by Kitsap County Code (KCC):

International Existing Building Code (2018 Edition)
International Building Code (2018 Edition),
International Mechanical Code (2018 Edition)
International Fire Code (2018 Edition)

Uniform Plumbing Code (2018 Edition)

For the lllahee Store Site, the KCC and the International Existing Building Code (IEBC), 2018
Edition, are the primary references where other |-codes are referenced therein. The IEBC (2018)
applies to the repair, alteration, change of occupancy, addition and relocation of existing buildings.
Generally, the purpose of the IEBC is to encourage the use and reuse of existing buildings while
maintaining minimum safety and health requirements. An excerpt generally detailing the use of
IEBC is provided as follows:

“The International Existing Building Code is a model code in the International Code family
of codes intended to provide requirements for repair and alternative approaches for
alterations and additions to existing buildings. A large number of existing buildings and
structures do not comply with the current building code requirements for new construction.
Although many of these buildings are potentially salvageable, rehabilitation is often cost-
prohibitive because compliance with all the requirements for new construction could
require extensive changes that go well beyond the value of the building or the original
scope of the alteration. At the same time, it is necessary to regulate construction in
existing buildings that undergo additions, alterations, extensive repairs or change of
occupancy. Such activity represents an opportunity to ensure that new construction
complies with the current building codes and that existing conditions are maintained, at a
minimum, to their current level of compliance or are improved as required to meet basic
safety levels. To accomplish this objective, and to make the alteration process easier, this
code allows for options for controlied departure from full compliance with the International
Codes dealing with new construction, while maintaining basic levels for fire prevention,
structural and life safety features of the rehabilitated building.”

4 PERMITS

According to IEBC, “Any owner or owner’s authorized agent who intends to repair, add to, alter,
relocate, demolish, or change the occupancy of a building or to repair, install, add, alter, remove,
convert, or replace any electrical, gas, mechanical, or plumbing system, the installation of which
is regulated by this code, or to cause any such work to be performed, shall first make application
to the code official and obtain the required permit”.

For renovation of the lllahee Store, repairs and/or alterations and potentially a change in
occupancy for all or a portion of the building are evaluated in this memorandum. Although certain
minor work is listed as exempt under IBC (see Section 5), occupancy of the existing building and
the work anticipated would require submittal of a building permit application with Kitsap County.
Permits that may be required for the proposed work include:

Certificate of Occupancy
Mechanical Permit
Plumbing Permit

Fire Code-Related Permit






5.2 CHANGE OF OCCUPANCY

The building was originally permitted as 2-employ  conver ice grocery store and fueling
station in 1979, which ~ ¢ ified as Mercantile, “M", occupancy by IBC 2018. Of potential
I 5 that are being considered by the Port for the store’s renovation, the occupancy
ciassifications for these uses are as follows:

¢ A mercantile for the display and sale of merchandise is classified = Mercantile, “M”,
occupancy. If the entirety of the store were to be 1  d for this purpose, then there would
be ch: Y.

e A venue vor tne saie of food and beverage AND/OR a meeting space for Port
functions are classified as Assembly, “A-2", occupancy unless the space meets the
definition of a small assembly space. A small assembly space is (a) a space with an
occupant load of less than 50 persons and accessory to another occupancy and/or (b) a
space less than 750 square feet in area and accessory to another occupancy. Small
assembly spaces meeting either of these criteria are classified as “B” occupancy or as
part of that occupancy to which they are accessory. ®~~ed on this definition, it appears
that as long as the space used for assembly purposes meets either of these criteria and
the Port were to maintain the primary use of Mercantile for the building, then any small
assembly space accessory to that use would also be classified as Mercantile per IBC
303.1.2. This would result in no change of occupancy.

e An office space to support marina operations is classified as Business, “B",
occupancy. If a portion of the building were to be used for this purpose, it would be a
change of occupancy.

Therefore, for the uses being considered, potential occupancy scenarios for the lllahee Store
include maintaining an “M” occupancy use for the existing building OR a change in occupancy to
some combination of “M”, “A-2”", and “B” occupancy.

Maintaining an occupancy of Mercantile, “M”, for the lllahee Store would appear to achieve the
majority of the Port’'s goals without changing the existing use of the building. Maintaining the
same occupancy use will likely result in more streamlined regulatory requirements.

Alternatively, if the Port chooses to change the use of the building, it is anticipated that upgrades
to the building in compliance with current building codes will be required. Although somewhat
dependent on the extent of the work, the Port would need to demonstrate compliance with
applicable code using one of methods of compliance further described in Section 5.3 of this
mem¢  dum.

5.3 CODE COMPLIANCE OPTIONS

For alterations or change of occupancy to an existing building, the Port may choose to comply
with technical building codes using one of the following options:

{A) in compliance with current codes;

(B) under limited circumstances and (and at the discretion of the County) in compliance with
the laws under which the building was originally built, so long as there has been no
substantial structural damage and no limited structuratl alteration will be conducted; or

(C) utilizing one of the three options provided in IEBC for code compliance where alterations
orcl 1ge of occupancy are proposed for an existing building.

The three methods of code compliance provided by IEBC include:
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1. Prescriptive Compliance Method (to comply with IEBC Chapter 5)
2. Work Area Compliance Method (to comply with IEBC Chapters 6-12)
3. Performance Compliance Method (to comply with IEBC Chapter 13

6 GENERAL CODE CONSTRAINTS

The following regulatory constraints are based on IEBC Chapter 4 for repairs and the Work Area
Compliance Method (given in IEBC Chapters 6-12) for alterations and change of occupancy.

6.1 GENERAL CODE CONSTRAINTS FOR REPAIRS
Per IEBC Chapter 4:

» Compliance. The work shall not render the building less compliant than it was before the
repair was undertaken.

¢ Building Elements and Materials. Replacement glazing in hazardous locations shall
comply with the safety glazing requirements of the IBC.

Fire. Repairs shall be done in a manner that maintains the level of fire protection provided.
Means of Egress. Repairs shall be done in a manner that maintains the level of protection
provided for means of egress.

e Structural. For less than substantial structural damage, repairs to damaged buildings
shall be permitted to be restored to their pre-damage conditions.

o Electrical. Existing electrical wiring and equipment undergoing repair shall be allowed to
be repaired or replaced with like material. Additional sub-sections apply for receptacles,
plug fuses, non-grounding type receptacles, and grounding of appliances. These sub-
sections also reference compliance with NFPA 70.

e Mechanical. Existing mechanical systems undergoing repair shall not make the building
less compliant than it was before the damage occurred. Mechanical draft system shall be
permitted to be used with manually fired appliances and fireplaces when installed in
accordance with the manufacturer’s instructions, when installed with a device producing
a visible and audible warning upon failure with backup batteries, and when a smoke
detector is installed in the room with the appliance with backup batteries.

¢ Plumbing. Plumbing materials and supplies shall not be used for repairs that are
prohibited in the IPC. Water closet replacement stipulates a maximum water consumption
flow.

6.2 GENERAL CODE CONSTRAINTS FOR ALTERATIONS AND
CHANGE OF OCCUPANCY

6.2.1 Regulatory Compliance for Alterations

Should it be determined by Kitsap County that the proposed work meets the definition of an
alteration as well as or in lieu of repair, the Work Area Compliance Method may be used to
demonstrate regulatory compliance for the proposed alterations and is considered to be the least
restrictive and most flexible method. There are three levels of alteration defined in IEBC under
this method:

¢ Alteration — Level 1 includes “the removal and replacement of the coverings of existing
materials, elements, equipment, or fixtures using new materials, elements, equipment or
fixtures that serve the same purpose”
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e Alteration — Leve 2 includes “the reconfiguration of space, the addition or elimination of
any door or window, the reconfiguration or extension of any system, or the installation of
any additional equipment.”

» Alteration — Level 3 applies “where the work area exceeds 50 percent of the building area.”

The increasing levels require progressively more stringent code requirements. Because proposed
alterations can be separated into three levels, this method would enable the Port to refine code
requirements based on the work elements being undertaken instead of universally applying more
stringent code requirements to the work as a whole.

6.2.2 Regulatory Compliance for Change of Occupancy

Regulatory requirements resulting from a change of occupancy are generally provided as foliows
per |IEBC Chapter 10, using the Work Area Compliance Method.

6.2.2.1 Fire Protection

Where there is a change in occupancy, the building or portion thereof, shall comply with fire
protection requirements per IBC Chapter 9 as amended by KCC, Article 7, Title 14.04.700.
General this includes but is not limited to:

» For “M” occupancy, an automatic fire sprinkler system is not required given that the fire
area is less than 12,000 square feet, there is less than three stories, the combined area
of the buildings fire areas is less than 24,000, and upholstered furniture or mattresses is
not proposed for display and sale.

o For “A-2" occupancy, an automatic fire sprinkler system is not required given that the fire
area is less than 5,000 square feet, the occupant load is less than 100, and the fire area
is not located on a floor different than the level of the exit.

Automatic fire sprinkler systems are not required for “B” occupancy in IBC.

For commercial cooking systems, requirements for an automatic fire-extinguishing system
apply. This could be an automatic sprinkler system or an otherwise approved system.
Portable fire extinguishers are required.

Manual fire alarms are not required due to the anticipated occupant load and building
footprint.

6.2.2.2 Means of egress

For a change of occupancy, egress requirements
are determined based on whether a change of
occupancy classification results in a higher-hazard
category (shown in Table 1011.4).

TABLE 1011.4
MEANS OF EGRESS HAZARD CATEGORIES

RELATIVE
Since the proposed uses “A-2", and “B’ HAZARD OCCUPANCY CLASSIFIGRTIONS
demonstrate an equal or lesser relative hazard to 1 (Highest Hazard) H
“M”, means of egress are required to comply with 2 -2, 3; 14
IEBC 905. s A:E:11; M R-1; R-2. R4,
Condition 2
4 B: F-1; R-3; R4, Condition 1; S-1
5 (Lowest Hazard) F-2.82,U
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6.2.2.3 Heights and Areas

For a change of use, area requirements are
determined based on whether a change of
occupancy classification results in a higher-hazard
category (shown in Table 1011.5).

Since the proposed uses ““A-2" demonstrates
higher relative hazard to “M”, building areas for this
use would be required to comply with IBC Chapter
5. A “B” or “M” occupancy would be equal or lesser
than “M” and therefore no additional requirements
would apply. In a mixed-use scenario with “A-2"
being one of the uses, the more stringent
requirements would apply unless fire separation
was provided in compliance with IBC.

6.2.2.4 Exposure of Exterior Walls

For a change of use, exterior wall requirements are
determined based on whether a change of
occupancy classification results in a higher-hazard
category (shown in Table 1011.6).

Since the proposed uses “A-2" and “B” demonstrate
a lesser relative hazard, no additionai requirements
would apply.

6.2.2.5 Structural
No changes to structural elements are anticipated.

TABLE1011.5
HEIGHTS AND AREAS HAZARD CATEGORIES

RELATIVE OCCUPANCY
HAZARD CLASSIFICATIONS
1 {Highest Hazard) H
2 A-1; A2; A-3; A-4; | R-1; R-2;
R-4, Condition 2
3 E; F1;S1M
B; F-2; 8-2; A-5; R-3;
4 (Lowest Hazard) R4, Condition 1; U

TABLE 1011.6
EXPOSURE OF EXTERIOR WALLS HAZARD
CATEGORIES

RELATIVE HAZARD

OCCUPANCY CLASSIFICATION

1 (Highest Hazard)

H

2

Fe1; M; §41

3

A B E LR

4 {Lowest Hazard)

F-2,8-2;U

Should changes to structural elements be made, other requirements may apply per IEBC.

6.2.2.6 Electrical

Where the occupancy of an existing building (in whole or in part) is changed to one of the special
occupancies described in NFPA 70, the electrical wiring and equipment of the building (or portion
of the building changed) must comply with NFPA 70. For the lllahee Store, this requirement would
be triggered if the building were be used as a place of assembly and be classified as “A-2"
occupancy. This would not be required if the building use were to change to “B” occupancy.

Further, the following would be required to comply with NFPA 70 as a result of a change of

occupancy in an existing building:

e All unsafe conditions would require correction without requiring that all parts of the

electrical system comply with NFPA 70.

e The electrical service needs to be upgraded to meet the requirements of NFPA 70 for the

new occupancy.

e The number of electrical outlets would need to meet the requirements of NFPA 70 for the

new occupancy.
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6.2.2.7 Mechanical

If a commercial kitchen is being considered as part of the venue for the sale of food and beverage,
the use would be required to comply with the respective International Mechanical Code (IMC)
provisions.

6.2.2.8 Plumbing

For a change of use, if the new occupancy is subject to increased or different plumbing fixture
requirements or increased water supply requirements per IBC, it will be required to comply with
the intent of the International Plumbing Code (IPC) provisions.

6.2.2.9 Light and Ventilation
Light and ventilation would be required to comply with IBC for the new proposed occupancy.

6.3 ACCESSIBILITY REQUIREMENTS FOR EXISTING BUILDINGS

Accessibility for existing buildings is covered under IEBC Chapter 305, which stipulates following
accessibility requirements for existing buildings:

¢ Not fewer than one accessible building entrance

e Not fewer than one accessible rout from an accessible building entrance to primary
function areas

Signage complying with Section 1111 of the IBC

Accessible parking

Not fewer than one accessible passenger loading zone, where loading zones are provided
Not fewer than one accessible route connecting accessible parking and accessible
passenger loading zones to an accessible entrance

Where it is technically infeasible to comply with new construction standards for any of these
requirements, it is required to conform to the requirements to the maximum extent technically
feasible.

6.4 HEALTH DEPARTMENT REQUIREMENTS

Whether the building remains a convenience store or changes to an assembly venue providing
food and beverage, an application would be required with the Department of Health. A permanent
food establishment permit with DOH are renewed annually after issuance. There are three types
of review that will occur, food, drinking water, and onsite sewage system. If these systems were
determined to be inadequate, it is anticipated that they would need to be brought into compliance.

6.5 PARKING REQUIREMENTS PER KCC
Per KCC 17.490.010, off-street parking spaces shall be provided at the time:

e A building is hereafter (time of code adoption) erected or enlarged; or

e The use of a building existing on the effective date of this title is changed and/or the
building enlarged, parking spaces shall be provided in proportion to the increase only,
provided the increase is less than fifty percent. If the increase exceeds fifty percent,
parking shall be provided for the entire structure in accordance with the requirements of
this section.
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Given that the primary use of the building is anticipated to remain, per KCC 17.490.010, additional
parking spaces are not anticipated to be required. This assumption will need to be confirmed with
Kitsap County.





















