
Design Review Board 
Regularly Scheduled Meeting 

Monday, April 18, 2016 
2:00 – 5:00 PM 

Council Conference Room 
280 Madison Ave N 

Bainbridge Island, WA  98110 
 

 

For special accommodations, please contact Jane Rasely, Planning & Community 
Development 206-780-3758 or at jrasely@bainbridgewa.gov 

 

 

 
AGENDA 

 
2:00 PM  Call to Order (Attendance, Agenda, Ethics) 
 
2:05 PM  Approval of Minutes 
   February 1, 2016 

February 22, 2016 
March 7, 2016 
March 22, 2016 

 
2:15 PM  Fort Ward Community Hall (PLN50380SPR/CUP) 
   Project Location:  9705 Evergreen Ave 
   Project Manager:  Heather Wright 
 
3:00 PM  Grow Community Phase II (PLN50481SPRA) 
   Project Location:  Shepard Way 
   Project Manager:  Heather Wright 
 
4:00 PM   Wintergreen Medical Building (PLN50231SPRA) 
   Project Location:  Wintergreen Lane 
   Project Manager:  Joshua Machen 
 
4:50 PM  New/Old Business 
 
5:00 PM  Adjourn 
 

mailto:jrasely@bainbridgewa.gov
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Call to Order (Attendance, Agenda, Ethics) 
Approval of Minutes – December 7, 2015 and December 21, 2015 
Fort Ward Community Center (PLN50380PRE) 
New/Old Business  
Adjourn 
 
Call to Order (Attendance, Agenda, Ethics) 
Chair Alan Grainger called the meeting to order at 2:00 PM.  Design Review Board members in 
attendance were Jim McNett, Chris Gutsche, Jeffrey Boon, Susan Bergen and Peter Perry.  
Chuck Depew was absent and excused.  Interim Planning Director Joseph Tovar and Planning 
Manager Josh Machen were present.  Mr. Machen monitored recording.  Administrative 
Specialist Jane Rasely was absent but prepared minutes from meeting recording.  The agenda 
was reviewed without any conflicts reported. 
 
Chair Granger had everyone introduce themselves. 
Approval of Minutes – December 7, 2015 and December 21, 2015 
 

Motion:  I move to approve both sets of minutes. 
Perry/Gutsche:  Unanimously approved. 

  
 
Fort Ward Community Center (PLN50381PRE) 
Mr. Machen provided an introduction to the Fort Ward Community Center project in Senior 
Planner Heather Beckmann’s absence.  He mentioned the historic bakery was being turned into a 
community center.  It was mentioned the bakery did not currently have any parking, but the 
applicant stated they were currently in discussion with the Public Works Department about 
creating parking in an adjoining space. 
 
Mr. Will Shopes from the Historic Preservation Commission provided the historical background 
of the Fort presenting the original advertisement for contractor bids as well as a copy of the 
original blueprints.  He also illustrated the history of the bakery building from conception to 
current day.  Mr. Shopes presented the rough plans for the inside of the community center stating 
that Kitsap Sewer District (building owner) would maintain a small office in the building.  Ariel 
Jamison from Wenzlau Architects presented the landscape plan and the properties contained 
within the project as well as right of way improvements, buffer maintenance and Stormwater 
management.  Ms. Bergen suggested breaking up the large parking lot with more landscaping to 
separate it from the walkway/pedestrians going to the building.  Ms. Jamison stated they would 
be looking at the landscape plan again and it may change.  Open discussion then occurred 
regarding the entire property and connections to adjacent properties that might be developed in 
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the future.  Different parking options were offered up.  Mr. McNett stated he felt this was a great 
project. 
 
New/Old Business  
Mr. Grainger canvassed the DRB member’s availability to meet on the February 22 instead of 
February 15, which was the Presidents Day holiday.  Consensus was there would be a quorum.   
 
Mr. Perry asked about ground cover and how large the plantings had to be within the buffer 
along Highway 305, specifically by Key Bank at the Visconsi project.  He asked if it was 
checked up on by the City.  Planning Manager Machen replied there was a three year 
landscaping bond required and that at the end of those three years, there was an inspection.  Mr. 
Perry responded with asking what could be done before the three year period was up.  Council 
Liaison Ron Peltier said he would appreciate any suggestions they had regarding a standard that 
must be met in landscaping.  The conversation then turned to having a landscape expert do an 
inspection but it was recognized the City did not have the resources for that at this time.   
 
Adjourn 
The meeting was adjourned at approximately 3:20 PM. 
 
 
Approved by:   
 
 
_______________________________  _____________________________ 
Alan Grainger      Jane Rasely 
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Call to Order (Attendance, Agenda, Ethics) 
Bainbridge Island Fire Department Station 21 (PLN11791SPR/CUP) 
Bainbridge Island Fire Department Station 22 (PLN14200SPR/CUP) 
Wyatt Cottages (PLN50165SPR) 
New/Old Business  
Adjourn 
 
Call to Order (Attendance, Agenda, Ethics) 
Chair Grainger called the meeting to order at 2:06 PM.  Other Design Review Board members in 
attendance were Jim McNett, Chuck Depew and Chris Gutsche.  Peter Perry, Susan Bergen and Jeff Boon 
were absent and excused.  City Staff present were Planning Manager Josh Machen and Administrative 
Specialist Jane Rasely who monitored recording and prepared minutes.   
  
The agenda was reviewed and Mr. Grainger asked that the fire departments be reviewed in the opposite 
order with review of BIFD Station 22 coming first.  There were not any conflicts of interest disclosed. 
 
Bainbridge Island Fire Department Station 22 (PLN14200SPR/CUP) 
Planning Manager Josh Machen gave an overview of the changes to the project citing the unexpected 
change in City personnel that occurred on both BIFD projects.   
 
Brett Hansen and Chauncey Drinon from Mackenzie Architects presented the proposed site plans for both 
fire stations.  Mr. Drinon walked the DRB through the changes made to Station 22 stating the biggest 
change was the removal of the public meeting space.  Landscaping elements, types of shrubbery, etc., 
were highlighted.  He stated with the removal of the public meeting room, less impervious surface would 
be created and more trees would be saved as the entire project would be moved further south on the site.  
Mr. Grainger asked if there was a site plan available that showed the reduction in parking.  Mr. Hanson 
replied there was not one available at that time.   Mr. Gutsche asked how much closer to the street the 
building would be.  Mr. Hanson replied it would be 20-25 feet closer.  Mr. Depew asked what the 
reduction in the building size would be.  Mr. Drinon replied the building would go from 15,000 square 
feet to 14,000 square feet.  Color and design materials were presented and described as applicable to both 
Fire Station 22 and 21.   
 
Mr. McNett asked if there would be any mechanical equipment on the roof.  It was stated there would not 
be any mechanical equipment on either of the proposed fire station roofs.  Discussion of the trash 
enclosure ensued with Mr. Machen reminding the designers that the enclosure must be designed and built 
in the same style as the building. 
 
The Design Checklist was reviewed with the following answers given by the DRB: 
  

1. Variation in facade provided visual interest - Yes 
2. Modulate scale of building - Yes 
3. Limit visual impact of blank walls and facades - Yes 
4. Establish visually prominent ground floor facades - Yes 
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5. Maintain pedestrian scale along facades - Yes 
6. Maintain pedestrian activities - Yes 
7. Reduce overall scale of building - Yes 
8. Encourage creation of public outdoor spaces – No; Gap in application.  Mr. Hanson stated they 

would submit the landscape plan. 
9. Soften impact of built environment - Yes 
10. Compatible with community and neighborhood characteristics - Yes 
11. Minimize intrusiveness of signage - Yes 
12. Improve pedestrian environment - Yes 
13. Provide pedestrian access - Yes 
14. Provide weather protection for pedestrians - Yes 
15. Maintain smaller scale commercial buildings - Yes 
16. Reduce visual impact of parking areas - Yes 

 
Motion:  I move conditional approval of application subject to submission of a final site plan 
that conforms to the new design as well as the landscaping plan that relates to that site plan 
based on their presentation on March 7, 2016. 
Depew/Grutsche:  Unanimous approval. 

 
Bainbridge Island Fire Department Station 21 (PLN11791SPR/CUP) 
Mr. Hansen provided a review of the key element questions the DRB had during the pre-application 
presentation.  He stated there was a reduction in the size of the building by one equipment bay.  Some of 
the administration function was moved back to the first floor with the bulk staying on the second floor.  
Mr. Hansen also reiterated they would be using the same materials and design concepts as Fire Station 22 
to maintain continuity between fire stations as well as provide recognition from the public.  The private 
areas of the fire station were explored and locations of the gates were shown.  Discussion ensued of the 
roofline over the southern part of the bays/service area.  Arguments were presented for moving the “fire 
tower” with the identifying 21 to the other end of the bays from its current situation with numerous other 
locations for the “21” explored.  Mr. Grainger asked Mr. Machen whether the site plan typically included 
the landscape plans.  Mr. Machen stated it could be part of it, but was not necessarily part of the Design 
Guidelines.  He also pointed out that the landscaping plans were part of the packet and that a presentation 
by the actual landscape architect had not been expected in the past.  The DRB asked for them to come 
back with landscape information as they were going to do for Station 22.   
 
The Design Checklist was reviewed with the following answers given by the DRB: 

1. Variation in façade provided visual interest - Yes 
2. Modulate scale of building - Yes 
3. Limit visual impact of blank walls and facades - Left Open to see south elevation again 
4. Establish visually prominent ground floor facades - Yes 
5. Maintain pedestrian scale along facades - Left Open to see landscape plan 
6. Maintain pedestrian activities - Yes 
7. Reduce overall scale of building - Yes 
8. Encourage creation of public outdoor spaces - Left Open to see landscape plan 
9. Soften impact of built environment - Left Open to see landscape plan 
10. Compatible with community and neighborhood characteristics - Yes 
11. Minimize intrusiveness of signage - Yes 
12. Improve pedestrian environment - N/A 
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13. Provide pedestrian access - Yes 
14. Provide weather protection for pedestrians - Yes 
15. Maintain smaller scale commercial buildings - Yes 
16. Reduce visual impact of parking areas - Yes 

 
Motion:  I move we approve the design as shown with the contingency based on the 
presentation of the landscape plan by the landscape architect.  Approval also contingent upon 
material requirements brought forth at next meeting (March 7, 2016). 
McNett/Depew:   Passed unanimously  

 
Wyatt Cottages PLN50165 SPR 
Josh Machen provided an overview of the changes to the design that was seen at the pre-application 
review.   
 
When the applicant entered, introductions were made around the table.  There were two 
citizens/neighbors present as well as developer James Laughlin and architect Bruce Anderson.  Mr. 
Anderson provided a review of the previous action during the pre-application phase as well as an 
overview of the current project mentioning that the “tot lot” park was no longer being moved.  Mr. 
Laughlin mentioned that he held an open house at the Oliver house and invited all members of the public 
who left their e-mails during the pre-application phase to view the new plans which were well received.  
Mention was made of the two parking spaces the park district asked for the applicant to provide for the 
park. (BIMPRD actively discourages parking at the “tot lot.”)  Mr. Grainger asked about the large scale 
trees in the small scale landscaping.  Mr. Anderson stated those would be going closer to the park.  
Lighting of entry ways as well as the driveway was discussed as “moon” light as opposed to “up” 
lighting.  Mr. McNett asked whether covers for vehicle parking would be allowed.  Mr. Laughlin stated if 
the owners all voted for that (the development would be a condominium) they could do that but it would 
be written into the CCRs.  There was discussion with citizens (see attached sign-in sheet) regarding the 
acceptability of changes made to the site plan from the previous site plan submitted.   
 

Motion:  I move acceptance of the revised site plan for the project.   
 
Answers to Design Guidelines were:  

1. Parking lot visually unobtrusive – Yes 
2. Open space and amenities – Yes 
3. Pedestrian connection – Yes 
4. Shielded lighting – Yes 
5. Service areas screened – Yes 
6. Common open space – Yes 
7. Overall form – Very positive 
8. Entrances from street clear – Yes 
9. Mechanical equipment concealed – Yes 
10. Structured parking – N/A 
11. Varied details – Yes 
12. Integrated signage – N/A 
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13. Creativity – Yes 
14. Awning signs – N/A 
15. Landscape front setbacks – Yes 
16. Strong reference point to key intersections – Yes 
17. Residential roof forms – Not following normal, but great solution 

 
Motion:  I move acceptance of the revised site plan for the project. 
Depew/McNett:  Passed unanimously 4-0 
 

New/Old Business  
Mr. Grainger informed the other DRB members he would be their representative at the all-day 
interview process for the new Planning Director on February 23, 2016. 
 
Adjourn 
The meeting was adjourned at 6:00 PM. 
 
 
Approved by:   
 
 
_______________________________  _____________________________ 
Alan Grainger      Jane Rasely 
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Call to Order (Attendance, Agenda, Ethics) 
Approval of Minutes - January 4, 2016 
Jones House Site Plan Review (PLN50311SPR) 
Bainbridge Island Fire Department Station 21 (PLN11791SPR/CUP) 
Bainbridge Island Fire Department Station 22 (PLN14200SPR/CUP) 
New/Old Business  
Adjourn 
 
Call to Order (Attendance, Agenda, Ethics) 
Chair Alan Grainger called the meeting to order at 2:14 PM.  Design Review Board (DRB) 
members in attendance were Jim McNett, Chuck Depew, Chris Gutsche and Jeffrey Boon.  
Susan Bergen and Peter Perry were absent and excused.  Council Liaison Ron Peltier attended.  
City Staff present were Planning Manager Josh Machen, Senior Planner Heather Beckmann and 
Administrative Specialist Jane Rasely who monitored recording and prepared minutes.  The 
agenda was reviewed without any conflicts reported. 
 
Approval of Minutes - January 4, 2016 
 

Motion:  I move to approve the minutes. 
Gutsche/Depew:  Passed unanimously  

 
Jones House Site Plan Review (PLN50311SPR) 
Jon Thornburgh presented the newest information for the Jones House, one of the two houses his 
family owns on Ericksen Avenue.  He passed out new plans stating the site plans contained in the 
agenda packet were out of date.  Mr. Thornburgh answered the previous questions from the DRB 
showing pictures of mature trees and giving explanations as to the thought process that went into 
the site plan.  Mr. Grainger engaged in a discussion of moving the staircase in order to facilitate 
door and dormer placement on the second floor.  ADA parking was presented as well.  The need 
for underground parking was canvassed and it was suggested that Mr. Thornburgh check with 
Project Manager Heather Beckmann about possibilities regarding the height and underground 
parking correlation and whether underground parking was necessary to accommodate the 
increased height of the building.  Mr. McNett and Mr. Depew agreed it would have been nice to 
see actual pictures of the current building. 
 
Discussion of the DRB’s role in determining land use occurred between project reviews with the 
Assistance Dogs of Hawaii project used as an example. 
 
Conversation about public buildings and how the requirements are different than for private 
projects led out of a preview of the landscape plans for BIFD Station 22. 
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Chris Gutsche excused himself from the meeting briefly at 3:10 PM. 
 
Bainbridge Island Fire Department Station 22 (PLN14200SPR/CUP) 
Mr. Brett Hansen introduced Jeff Bouma who spoke about the landscape site design.  Mr. Bouma 
stated they had surveyed and inventoried every tree on both sites as well as updated the buffer 
diagrams.  He said they were meeting the buffer requirements for both sites.  He also stated they 
would be saving 134 out of 140 trees at Station 22.  He furthered the discussion by relating the 
impetus for the plant palate citing an inspirational beautiful Japanese maple tree onsite.  Mr. 
Depew asked about the difference in plants chosen for a rain garden as opposed to other areas on 
a site.  Mr. Hansen spoke about the adjustments in parking due to the change in programming for 
the building.  Removing some of the parking spaces allowed for increased landscaping.  ADA 
parking and the trash closure were revisited.  It was stated that full screen buffers were planned 
for the southern border of the property. 
 
Bainbridge Island Fire Department Station 21 (PLN11791SPR/CUP) 
Mr. Bouma gave the overview of the plant palate for Station 21 stating there were more 
evergreens in this palate to provide structure and year round color.  He also stated that because of 
visibility from the road, as well as the big, long apparatus bay, the landscaping would be a little 
less natural until further out toward the edge of the property.  The grouping of trees placed 
strategically against the large southern wall of the apparatus bays was described.  Mr. McNett 
asked how big the trees would be when they were planted.  Placement of trees, benches and 
perhaps a covered bench at the entrance were discussed.  Mr. Gutsche asked what percentage of 
stormwater was being managed on the site.  The answer was 100% was being handled through 
rain gardens.  Mr. Hansen then presented the promised updates.   
 
Charles Schmid, Citizen – Asked whether trees within the buffer along Highway 305 would be 
removed.  Mr. Bouma stated none of them would be removed.   
 
Mr. Grainger asked if there had been any thought to connecting the public transportation drop-
off point on Highway 305 to the sidewalk on Madison.  Mr. Hansen stated a walk lane would be 
provided by the fog lane.   
 

Motion:  I move that the Fire Stations 21 and 22 have met the contingencies to their 
approval.  
Gutsche/McNett:  Unanimously approved. 

 
New/Old Business  
There was extensive discussion about how to really save trees on properties being developed and 
how to prevent clear cutting.  Tree and building clusters and the efficacy of clustering were 
questioned.  Mr. Grainger wondered why new subdivision developments did not have to come to 
the DRB.  Mr. Peltier asked the DRB if they felt they had the time to take on expanded duties.  
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He also asked them to look at the Land Use Element of the Comprehensive Plan and felt that 
might be a good place to expand the purview of the DRB.  The DRB felt it would be helpful to 
have a work session with the new Planning Director when he arrives.  Mr. Peltier thanked the 
DRB for their work and said he found their work interesting. 
 
Adjourn 
The meeting was adjourned at 4:56 PM.   
 
 
Approved by:   
 
 
_______________________________  _____________________________ 
Alan Grainger      Jane Rasely 
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Call to Order 
Approval of Minutes 
Grow Community Lot 31 (PLN13551GPRE) 
New/Old Business 
Adjourn 

 
Call to Order (Attendance, Agenda, Ethics) 
Chair Grainger called the meeting to order at 2:04 PM.  Design Review Board (DRB) members 
in attendance were Chuck Depew, Jim McNett, Jeff Boon and Chris Gutsche.  Susan Bergen and 
Peter Perry were absent and excused.  City Council member Ron Peltier was also present.  City 
Staff present were Senior City Planner Heather Beckmann and Administrative Specialist Jane 
Rasely who monitored recording and prepared minutes.  There were not any conflicts reported.   
 
Approval of Minutes - February 1, 2016 
Minutes were not approved as submitted because Chuck Depew, who was not present at the 
meeting, was listed as attending.  Minutes will be resubmitted at the next meeting. 
 
Grow Community Lot 31 (PLN 13551G PRE) 
Senior City Planner Heather Beckmann gave an overview of the proposed changes to Lot 31 
highlighting the changes to the pathways and the removal of terraced gardens.  Ms. Beckmann 
stated the size change to their community center also incurred changes to the Open Space Plan 
which was in the process of being reviewed again.  The question of lighting on the stairways 
facing Wyatt Way was broached and Ms. Beckmann stated the developer was working to find 
the right light fixture that would provide safety without creating a distracting glare. 
 
Mr. Greg Lotakis was invited in at 2:31 PM.  Chair Grainger began the discussion by asking, 
“Why the change?”  Mr. Lotakis gave a history of the project stating the first phase of the Grow 
project had been completed and Lot 31 was the last binding piece to both phases.  Design 
Elements listed were:   
 

• Flattened gardens to be more accessible 
• Tunnel connection from Phase I parking garage and Buildings A - H 
• Awning for covered bike storage 
• Awning will provide opportunity for solar panels to meet “Net Zero” goal 
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Two or three Design “sharettes” or creative sessions were completed with the residents of Grow 
– Phase I as well as one for the community helped shape the changes to the community center.   
 
There was extensive discussion regarding the roof of the community center and how large it will 
appear to the residents facing it from above.  The question of “Why the change?” was brought up 
again and widely discussed.  Mr. McNett stated he would like to see this project again with the 
architect attending and a landscape plan as well.  Mr. Grainger felt they did not have enough 
information to advise Ms. Beckmann.  It was decided the project would return on April 4, 2016 
and would include a teleconference with the project’s architect in Colorado.  
 
New/Old Business 
None. 
 
Adjourn 
The meeting was adjourned at 3:21 PM.  
 
 
Accepted by: 
 
 
 
__________________________________  __________________________________ 
Alan Grainger, Chair     Jane Rasely, Administrative Specialist 
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Tree Retention Analysis

Project: Fort Ward Community Hall

Performed by: Fischer Bouma Partnership

Date: 3/2/2016

REQUIRED TREE UNITS

PROJECT SITE:  0.19 Acres NOT including ROW to West

CURRENT TOTAL TREE UNITS: 3.4 TUs

CURRENT TREE UNITS PER ACRE: 17.9 TUs/AC

TREE UNITS PER ACRE REQUIRED 17.9 TUs/AC per 18.15.010.G.4.a.ii for CUP in R Zoning

TREE UNITS REQUIRED: 3.4 Total  

SUMMARY OF TREE UNITS RETAINED & NEW REQUIRED

TREE UNITS RETAINED (SEE DATA BELOW): 3.4

NEW TREE UNITS REQUIRED (MIN.): 0.0

TOTAL TREE UNITS: 3.4

TREE UNIT DESIGNATIONS PER CODE

Table 18.15.010‐7: Tree Unit Conversion Table for Preserved Trees KEY:

DBH Tree Units

3‐5 1.0 Retained

6‐10 1.2

11‐12 1.4 Removed

13‐15 2.0

16‐18 3.2

19‐20 3.8

21‐23 4.6

24‐26 6.2

27‐28 7.0

29‐30 7.8

30+ 8.2

DATA

Notes:

Apple/fruit trees on S side not within property

Large lilacs not included‐ shrubs that are in poor condition with little canopy

Tree off of back porch not included‐ dead

Large plum on E side is off property

Large pines and Diadora cedar on W side are off prperty

Tree No. Species Size (DBH) TU Retained TU Removed Notes  

001 Plum 7 1.2 0.0  

002 Pear 7 1.2 0.0  

003 Deciduous 0 0.0 0.0 Dead‐ not included

004 Ash 5 1.0 0.0  

RETAINED REMOVED TOTAL

TOTAL TREE UNITS: 3.4 0.0 3.4

 



Fort Ward Community Hall 

April 4, 2016 

Provided by Fischer Bouma Partnership 

 

SPR Landscape Plan Supplemental Information 
 

This document is intended to supplement the Landscape drawings for Site Plan Review.  

 

TREE & VEGETATION PROTECTION STRATEGIES 

 

Trees to be retained as shown on Tree Retention Plan will be protected as required using methods as 

described in BIMC 18.15.010 (below copied out of current code).  

4. Protection during Construction and Development. 

a. Intent. The intent of these regulations is to provide the best protection for significant trees 

and tree stands, including protection for trees on adjacent properties. 

b. Requirements. 

i. No cutting of significant trees shall be allowed on a site until the tree retention and 

planting plans have been approved by the director. 

ii. In order to preserve future ecological function, the applicant shall identify areas of 

prohibited disturbance, generally corresponding to the dripline or critical root zone (as 

identified by a consulting arborist) of the significant trees and/or tree canopy of tree 

stands to be retained, buffers, areas of existing vegetation to be maintained, future 

rain gardens, and future planting areas larger than 400 square feet (i.e. landscape 

islands in parking lots). The prohibited disturbance areas shall be reviewed and 

approved by the director as part of the land use permit review process. 

iii. A temporary five-foot-high chain link fence with tubular steel poles or “T” posts shall 

delineate the area of prohibited disturbance defined in subsection C.4.b.ii of this 

section, unless the director has approved the use of a four-foot-high plastic net fence 

as an alternative. The fence shall be erected before construction starts and shall 

remain in place until construction has been completed, and shall at all times have 

affixed to it a sign indicating the protected area. 



iv. No impervious surfaces, fill, excavation, vehicle operations, compaction, removal of 

native soil or storage of construction materials shall be permitted within the area 

defined by the required construction fencing. If avoiding construction and compaction 

in future planting areas is unavoidable, the landscape plan for the project shall include 

methods for aerating and/or augmenting compacted soil to prepare for new planting, 

pursuant to subsection H.2 of this section. 

v. A rock well shall be constructed if the grade level around the tree is to be raised 

more than one foot. The inside diameter of the well shall be equal to the diameter of 

the dripline or critical root zone (as identified by a consulting arborist) of the tree or 

tree canopy of tree stands. 

vi. The grade level shall not be lowered within the larger of (A) the dripline or critical 

root zone (as identified by a consulting arborist) of the tree, or the tree canopy of tree 

stands, or (B) the area recommended by a consulting arborist. 

vii. Alternative protection methods may be used if recommended by a consulting 

arborist and determined by the director to provide equal or greater tree protection. 

viii.Wherever this subsection C.4 allows or requires the involvement of a consulting 

arborist, that individual shall be selected from the city’s list of current arborists certified 

by the American Society of Consulting Arborists and his or her services shall be paid for 

by the applicant. 

 

VEGETATION CLEARING STARTEGIES 

 

Clearing of vegetation will be controlled by Specification Section 31 10 00 Site Clearing to be provided 

by the Civil Engineer. Little vegetation is expected to be cleared on this project except for where parking 

is being constructed in the ROW. Some of the old unhealthy foundation planting around the existing 

structure may be removed. 

 

Vegetation will be cleared by typical mechanical means in areas proposed for development.  The 

contractor will be required to protect and preserve trees and vegetation which are outside the clearing 

limits or indicated to be protected as indicated on the plans. Trees, underbrush, and all vegetation 

indicated to be cleared will be done in a manner to protect adjacent property and items on-site to 

remain. 

 

 

 



TOPSOIL PROTECTION & RE-USE STRATEGIES 

 

Topsoil protection and re-use will be controlled by Specification Sections 31 10 00 Site Clearing to be 

provided by the Civil Engineer and Specification Section 32 29 00 Landscape Planting to be provided by 

the landscape architect, respectively during construction documentation. 

 

Topsoil to remain in place will be protected through vegetation protection strategies and temporary 

erosion control measures implemented during construction.  Native topsoil in areas to be developed 

will be removed to its full depth and stockpiled on site.  All stockpiled topsoil will be covered. Stockpiles 

will be constructed in accordance with FWRC and WAC requirements.  Side slopes will be appropriate 

for the material to prevent sloughing, erosion, or instability. Stockpiled soil should be screened so that 

it is free of clay clumps, rubble, cobbles, rubble or any other material that may limit plant growth.   One 

hundred percent of the planting soil should pass through a ¾” sieve. See the following section for re-

use strategies of amended (if necessary) native topsoil that has been stockpiled. 

 

NATIVE SOIL AMMENDMENT STRATEGIES 

 

Native soil amendment strategy will be controlled by Specification Section 32 29 00 Landscape Planting. 

 

Native soil in areas to be developed will be stripped and stockpiled per the section above.  On-site soils 

fall in two categories: 1) those stripped and stockpiled and 2) those that were undisturbed (where final 

grades match existing grades) and that will have enhancement plantings added to them.  Both 

stockpiled and undisturbed native topsoil will then be tested to determine the necessary amendments.  

Based upon the test results, state recommendations for soil treatments and soil amendments are to be 

incorporated to produce satisfactory planting soils suitable for health, viable plants. Organic content for 

the soil shall also be tested and the soil amended so that it is 3-8% by weight per LOI.  

 

Prior to placing a given depth of amended topsoil, the subgrade will be disturbed/loosened to a 

determined depth by scarification, discing, or ripping to enable a rototiller to fully incorporate a 

compost amendment. The amended topsoil will then be placed on the prepared subgrade to a depth 

determined by analysis of the existing soils on site.  Due to the typical mineral composition of the 

glacial till soils in this region, excavated areas to be planted with trees will typically require a 12” to 18” 

depth of amended topsoil placed.  Areas of shrub, groundcover, and turf planting will require less of a 

depth of amended topsoil placement. 

 

PLANTING TIMES 

 

Planting time is will be controlled by Specification Section 32 29 00 Landscape Planting. 

 

Planting should be performed between September 1 and May 31.  Planting should not occur outside of 

this window or when the temperature is below 32 degrees F or above 80 degrees F.  Planting should 

not occur when the soil is completely saturated or when the wind velocity is greater than 25 mph. 

 

 

 

 

 



IRRIGATION 

 

Irrigation will unlikely be installed for the project due to budgetary constraints. Establishment of 

vegetation will need to occur through manual watering. If installed, irrigation will be controlled by 

Specification Section 32 81 00 Landscape Irrigation.  

 

 



 

 

 

 

 

Memorandum 

 
310 Madison Ave South, Suite A              Bainbridge Island, Washington  98110              Phone: +1 206 780 5651              www.fbpartnership.com 

 

Fort Ward Community Hall Tree Valuation 

A tree evaluation was performed on 3/1/2016 for the living trees on the Fort Ward Community Hall Project 
Site that are proposed to be retained. The three trees identified are also shown on the Landscape Plan and 
Tree Retention worksheet submitted for Site Plan Review. The valuation was performed per the “Trunk 
Formula Method” as found in the Guide for Plant Appraisal, 9th Addition as required by Bainbridge Island 
Municipal Code Section 18.15.010.G.3.iii. The following worksheets provide the valuation of each of the (3) 
trees proposed to be retained. 
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February 17, 2016 

 

City of Bainbridge Island 

Dept. Of Planning and Community Development 

280 Madison Avenue North 

Bainbridge Island, WA 98110-2824 

 

RE:  WINTERGREEN MEDICAL BUILDING  

 SITE PLAN REVIEW – MAJOR AMENDMENT 

        PROJECT DESCRIPTION 

  

The following project description is being submitted as Major Site Plan Review amendment for the 

medical facility located within the Wintergreen Walk shopping center in Bainbridge Island, Washington.  

 

EXISTING CONDITIONS 

The site is located on Wintergreen Lane NE, on the north side of High School Road between 

Highway 305 and Polly’s Lane. The proposed use is a modification of the approved site master plan. The 

approved master plan included a medical clinic located in the NE corner of the site.  

At present, the master plan has two buildings completed; Walgreens and Key Bank. The site is 

served by the completed access lane (Wintergreen Lane) which also serves Pro-build. The overall site is 

comprised of 5 separate parcels.   

The surrounding uses include ProBuild to the north, residential (Stonecrest) and vacant land 

(wetland) to the east, Highway 305 to the west, and commercial (Kitsap Bank) to the south. The 2.75 acre 

lot for the medical use has been cleared and graded per site plan approval. There is an existing wetland 

off site to the east. The project site is within the Mixed-use Town Center HS-2 zone. Health care facilities 

are a permitted use.  

 

PROPOSED MODIFICATION 

 The proposed project is a modification of the approved master plan. The approved master plan 

included a 20,000sf medical building. The proposed medical building is 30,000sf. The building has been 

enlarged to accommodate medical programmatic needs. The footprint of Building 6 has been reduced to 

4,800sf from the 7,200sf approved under the SPR master plan. The building was reduced in size to allow 

for the expanded parking and to maintain number of required parking stalls.  



490 Madison Ave. N. Suite 105       Bainbridge Island, WA      98110 
206.780.6882     fax 206.780.9288 www.wenzlauarchitects.com 

The proposed concept will require a boundary line adjustment. The increased building size will 

require 31 additional parking spaces. The total number of parking spaces provided for the site master plan 

meets parking required based on ratio of 4 spaces per 1000sf. 

The proposed building has been shifted to the north edge of the site. The proposed location 

maintains a compact building footprint, improving aspect ratio of exterior, and accommodates access for 

the medical imaging truck. The parking lot to the south side of the building has been re-designed to 

accommodate additional stalls and to provide access for a medical imaging truck. The retention pond to 

the west has been eliminated to allow for additional parking. The storm water system will be re-designed to 

include the capacity provided by the storm pond. The parking behind buildings 6 and 7 will be completed 

prior to occupancy to meet parking requirements and allow for better circulation for the medical building. 

The “slip lane” which parallels the main site access has been altered to better serve the medical 

parking area. The pedestrian route from the retail plaza to the medical building is located between 

Wintergreen Lane and the parking area. This enhanced pedestrian zone will help provide screening for the 

parking area and provide pedestrian amenities along the connection.  

 

ARCHITECTURAL DESIGN 

The proposed building will be similar in concept to the previously approved medical building. The 

main façade which faces south is visually split into two masses with a large central glass area. The 

building design incorporates pitched roofs and a covered entry roof. Building materials are consistent with 

other buildings in the project site. The exterior materials include; concrete masonry units, vertical metal 

siding, cement board infill panels, asphalt/metal at pitched roofs, storefront windows, exposed wood 

braces, sunscreens soffits to maintain a rural utilitarian spirit.  
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02/17/2016

SPR APPLICATION

A 00

N0. DESCRIPTION DATE

PROJECT INFORMATION

WINTERGREEN WALK CLINIC

TAX PARCEL:

ADDRESS:

ZONING:

SURROUNDING ZONING:

SETBACKS:

FRONT
REAR
SIDE

ALLOWABLE FAR
PROPOSED PROGRAM

REQUIRED PARKING STALL/SF

PROPOSED PARKING

232502-3-086-2009

WINTERGREEN WALK, BAINBRIDGE ISLAND, WA 91108

HS-2

SOUTH - HS-2
EAST - R-2.9, R-8
NORTH - HS-2
WEST - R-8

SETBACKS ACCORDING TO TABLE 18.12.02-3 HSR I AND II OF BIMC

PROPOSED: REQUIRED:
24    FT 10 FT MAX
111 FT   0 FT
10   FT   0 FT

.30 FAR (35,937SF) POST-BLA

.25 FAR (30,000SF) POST-BLA

4 STALLS/1000SF

120 STALLS

PROJECT DIRECTORY

VICINITY MAP

DRAWING INDEX

A 00 COVER
A 1 AERIAL PHOTOS
A 2.1 APPROVED MASTER PLAN
A 2.2 REVISED MASTER PLAN
A 3 SITE PLAN
A 4.1 FLOOR PLAN 1
A 4.2 FLOOR PLAN 2
A 5.1 BUILDING ELEVATIONS
A 5.2 BUILDING ELEVATIONS
A 6 BUILDING SECTION
A 7 ROOF PLAN
A 8 REVISED BLDG 6
C1 GRADING PLAN
C2 GRADING SECTIONS
C3 UTILITY PLAN SPR
C4 BUFFER PLAN
L000 ILLUSTRATIVE SITE PLAN
L001 TREE RETENTION PLAN - WEST
L002 TREE RETENTION PLAN - EAST
L100A LANDSCAPE SCHEDULE & NOTES
L100B LANDSCAPE SCHEDULE & NOTES
L101 PLANTING PLAN WEST
L102 PLANTING PLAN EAST
L103 PLANTING PLAN SOUTH
L200 LIGHTING PLAN
L300 LANDSCAPE DETAILS

LEGAL DESCRIPTION

23252E
RESULTANT PARCEL B OF BOUNDARY LINE ADJUSTMENT RECORDED UNDER AUDITOR'S FILE NO.
201406180124, AND AS DEPICTED ON SURVEY RECORDED UNDER AUDITOR'S FILE NO. 201406180125, IN
VOLUME 79 OF SURVEYS, PAGE 98, RECORDS OF KITSAP COUNTY, WASHINGTON, BEING A PORTION OF
THE SOUTHEAST QUARTER OF THE SOUTHWEST QUARTER OF THE SECTION 23, TOWNSHIP 25 NORTH,
RANGE 2 EAST, W.M., IN KITSAP COUNTY, WASHINGTON.
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02/17/2016

SPR APPLICATION

A 1

N0. DESCRIPTION DATE

AERIAL CONTEXT PHOTO

WINTERGREEN LANE
LOOKING EAST

WINTERGREEN LANE
LOOKING SOUTH

WINTERGREEN LANE
LOOKING NORTH

WINTERGREEN LANE
LOOKING WEST
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A 2.1

 1" = 80'-0"1 PREVIOUSLY APPROVED MASTER PLAN

N0. DESCRIPTION DATE

0 80' - 0" 160' - 0"
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A 2.2

N0. DESCRIPTION DATE

 1" = 80'-0"1 REVISED MASTER PLAN
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Design Review Board Design Guideline Checklist 
Commercial and Mixed‐Use Design Guidelines for All Zoning Districts– BIMC 18.18.030 

 
 
   “Pre‐App” Meeting Checklist 

  “Post‐App” Meeting Checklist 

Project Name/Case #:  WINTERGREEN MEDICAL BUILDING  
 
Land Use Application 
(Pre‐app, Site Plan 
Review etc.):  SITE PLAN REVIEW – MAJOR AMENDMENT 

Project Description:  Proposal to modify planning approval for 20,000sf medical clinic to increase size to 30,000sf and modify Building 6. 
 
 

   
   
   
   

Applicable Design Guidelines 

Design 
Guideline  Intent  Description  Applicant Response  DRB Action 

(Y/N) 

1.  

To develop 
variation in façade 
treatment to 
provide visual 
interest. 

Vary building materials or patterns to produce 
variations in texture. 

Consistent with completed portions of the 
shopping center, the project will utilize a 
variety of materials including CMU veneer, 
vertical metal siding, cement board panels, 
asphalt composition roofing &/or metal (4:12 
and greater), aluminum storefront systems, 
and exposed wood framing at roof braces. 

 

2. 

To modulate the 
scale of building 
masses. 

Building elevations shall be vertically modulated 
in no more than 20’ increments or horizontally 
in no more than 30’ increments. Modulation is 
defined as a change in plane or articulation 
(such as bands, cornices, setbacks or changes in 
material). 

The building materials and fenestration 
provide both vertical and horizontal 
modulation.   

 



Design Review Board Design Guideline Checklist 
Commercial and Mixed‐Use Design Guidelines for All Zoning Districts– BIMC 18.18.030 

 
 

Applicable Design Guidelines 

Design 
Guideline  Intent  Description  Applicant Response  DRB Action 

(Y/N) 

3. 
 

To limit the visual 
impact of blank 
walls and facades 
and better assure 
aesthetic appeal. 

Blank walls shall not be visible to public 
spaces. Blank facades should otherwise be 
limited to the back of buildings or where 
required by the building code. Treatments to 
alleviate blank walls shall be similar in 
materials to facades normally in view of the 
public. 
 

No blank facades are proposed. 

 

4. 

To establish 
visually prominent 
ground floor 
facades. 

The first floor of multi‐storied buildings should 
be taller than upper floors. Minimum ceiling 
height should be at least 10’ to allow transom 
or larger display windows. Other elements 
such as transom windows, canopies, cornices, 
and prominent entries are encouraged. First 
floor uses shall be pedestrian oriented and 
include substantial shop windows. Display 
windows on the first floor of retail and 
commercial buildings should be the 
predominant surface of the first floor. 
 
 

The building will provide a minimum ceiling 
height of 10’. 

 

5. 

To maintain 
pedestrian scale 
along facades 
facing public ways. 

Facades facing public ways shall incorporate 
setbacks or articulation that establishes a 
pattern of bays or window openings. Facades 
shall include features such as display windows, 
columns or bays, recessed entries or canopies 
or other recesses. The use of a variety of 
materials at the sidewalk level is encouraged. 
Multiple building entrances are encouraged. 
 
 

The façade includes setbacks where façade is 
recessed at main façade with public entry. This 
façade includes covered entry canopy and 
sunshade devices at upper windows. Exterior 
materials include metal siding, CMU, cement 
infill panels, and steel columns.  

 



Design Review Board Design Guideline Checklist 
Commercial and Mixed‐Use Design Guidelines for All Zoning Districts– BIMC 18.18.030 

 
 

Applicable Design Guidelines 

Design 
Guideline  Intent  Description  Applicant Response  DRB Action 

(Y/N) 

6. 

To maintain the 
pedestrian 
activities by 
encouraging 
continuous 
frontages along 
sidewalks. 

Where parking fronts onto a public street, the 
maximum separation between buildings shall 
be 80 feet. Greater separations are permitted 
if landscape setbacks are increased or other 
design features such as low walls, trellises and 
public spaces are created along the street 
frontage. 

A continuous screening feature with 
landscaping is proposed along the sidewalk 
connection.   

 

7. 

To reduce overall 
scale of the 
building into 
multiple building 
masses. 

Facades over 128’ in length shall be separated 
by pedestrian passage or open space. Passages 
should be at least 12’ wide and two stories in 
height if covered. Façade setback should be 
expressed at the roof line by changes in plane. 
Passage should connect to public open space. 

The building is visually split into two masses by 
a central glass area.  The façade is setback is 
expressed between the two sloped roofs.  

 

8. 

To encourage the 
creation of public 
outdoor spaces. 

Building setbacks may be increased for the 
creation of public outdoor seating areas. Entry 
alcoves and small outdoor spaces may be 
located between the building and the 
sidewalk. 

The south façade will have a pedestrian plaza 
and sitting areas.   

 

9. 

To soften the 
impact of the built 
environment. 

Encourage public pedestrian passageways and 
vegetation between buildings.  Master plan has pedestrian passageways 

between buildings.  
 

10. 

To encourage 
compatibility of 
development with 
both community 
and neighborhood 
characteristics. 

Building designs should respond to nearby 
buildings that meet the upgraded design 
standards by using shared elements, materials 
or massing. 

The building will use similar materials and 
features to complement other buildings in the 
retail center.  

 



Design Review Board Design Guideline Checklist 
Commercial and Mixed‐Use Design Guidelines for All Zoning Districts– BIMC 18.18.030 

 
 

Applicable Design Guidelines 

Design 
Guideline  Design Guideline  Design Guideline  Design Guideline  Design 

Guideline 

11. 

To minimize the 
intrusiveness of 
commercial 
signage. 

Signage, corporate colors and other icons of 
the business may not dominate the exterior of 
the building. including canopies and separate 
outdoor structures covering activities 
associated with the business. Color should be 
used to express changes in detail or material 
but exterior building or structure colors may 
not be used as signs, or the extension of signs. 
When businesses are sold or tenants are 
changed, any sign modification shall trigger 
this requirement. 

In general, we anticipate using externally 
illuminated façade signage visible from 
Wintergreen Lane.  

 

12. 

To improve the 
pedestrian 
environment 
around buildings 
and minimize curb 
cuts. 

Where a drive through facility is allowed, drive 
throughs must be in conjunction with a 
parking lot that serves the same business, 
must be to the side or rear of the building and 
should not be visible from public streets. Drive 
throughs should consist of no more than a 
single vehicle lane. 

Not applicable.    

13. 

To provide 
pedestrian access 
to buildings. 

Provide multiple entrances along streets. 
Pedestrian passageways are encouraged. 

Site master plan provides multiple entry’s and 
passages. The main entry for the clinic is 
located near SW corner since that is the 
direction from which the building is 
approached.   

 

14. 

To provide 
weather protection 
for pedestrians. 

Recessed entries and/or overhead weather 
protection above the sidewalk entrances shall 
be used.  A covered entry porch is proposed.    



Design Review Board Design Guideline Checklist 
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15. 

To maintain 
smaller scale 
commercial 
buildings. 

Buildings in excess of a 10,000 square foot 
footprint should be visually split into two or 
more distinct elements. 

The building is visually split into distinct 
elements. 

 

Applicable Design Guidelines 

Design 
Guideline  Design Guideline  Design Guideline  Design Guideline  Design 

Guideline 

16. 

To reduce the 
visual impact of 
parking areas. 

Create small parking clusters connected by 
vegetated landscaping and pedestrian 
walkways. Internal streets that connect or 
serve parking areas shall be designed as 
streets with sidewalks, planters and pedestrian 
scale lighting. 

The sidewalk connection from the retail to the 
medical will be designed as a sidewalk with 
planters and pedestrian scaled lighting.   

 

 
 
Guidelines Requiring 
Action per DRB:   
 
DRB Summary Motion 
on Actions:   
 
 

   
   
   



Design Review Board Design Guideline Checklist 
Mixed Use Town Center/ General Design Guidelines– BIMC 18.18.030 

 
 

 

x  “Pre‐App” Meeting Checklist   

  “Post‐App” Meeting Checklist 

 Project Name/Case #:  WINTERGREEN MEDICAL BUILDING 
 
Land Use Application 
(Pre‐app, Site Plan 
Review etc.):  SITE PLAN REVIEW – MAJOR AMENDMENT 

Project Description:  Proposal to modify planning approval for 20,000sf medical clinic to increase size to 30,000sf and modify Building 6. 
 
 

   
   
   

   

Applicable Design Guidelines 
Design 

Guideline  Intent  Description  Applicant Response  DRB Action (Y/N) 

1. Parking Lot 
Location 

To have parking lots 
be as visually 
unobtrusive as 
possible. 
 

Parking lots should not front upon intersections.  Parking lots should be located 
behind or to the side of buildings. 
 

Parking is located to side of building. Parking will be screened by landscaping.    

2.  Outdoor 
Open Spaces 

and 
Amenities 

To establish, over 
time, a variety of open 
spaces within the 
town center 

New development and redevelopment should provide facilities near or visible 
from the sidewalk for outdoor public use.  Examples of such facilities include 
seating areas, courtyards, and small plaza spaces.  Generally, the larger the 
development, the greater the number and size of such spaces.  Furthermore, it is 
desirable to locate these spaces where they can receive sun and where they can 
easily be connected to adjacent concentrations of land use. 

Project includes a series of public seating areas at plaza in front of building. All spaces have 
south exposure and are located along primary pedestrian circulation routes.  

 

3. Pedestrian 
Connections 

To create a network of 
safe, comfortable and 
attractive linkages for 
people on foot 

New development and redevelopment should include pedestrian walkways, 
raised and/or separated from traffic lanes, that offer access from the public 
sidewalk to the main entrance to the building.  (Locating a building entrance 
directly on the sidewalk satisfies this guideline.)  In addition, connections to 
adjoining properties should be provided.  Furthermore, within parking lots, there 
should be pedestrian walkways that allow people to traverse the lot without 
being forced to use vehicular aisles. 

The public sidewalk will connect directly to the pedestrian plaza in front of the building. A 
pathway will provide a connection to Pro‐Build to the north. The parking lots have direct 
proximity to public sidewalks.  

 

4. Shielded 
Lighting 

To ensure that the 
source of lighting for 
parking, service and 
loading areas is not 
visible from 
neighboring 
development. 

Freestanding light fixtures should not exceed 14’ in height.  All exterior lighting 
fixtures should incorporate cutoff shields to prevent spillover. 

Exterior lighting will be LED shielded lights. Lighting will be provided for illumination of 
parking areas, pathways and signage. 
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Applicable Design Guidelines 

Design 
Guideline  Intent  Description  Applicant Response  DRB Action (Y/N) 

5. Screen 
Service Areas 

To conceal loading, trash, 
and storage areas from 
view. 

Trash containers should be enclosed on all sides with solid walls and gates.  
Loading docks, outdoor storage and staging areas should be screened with 
fencing and vegetation, such as evergreen hedges.  Chain link fencing is not 
acceptable. 
 

Trash containers will be located within screened enclosures. Enclosures will be placed at 
perimeter of parking areas.  

 

6. Common 
Open Space 

 

To ensure that open 
spaces within a 
development containing 
dwelling units are truly 
usable by all residents. 

While some portions of common open space may be dedicated to specific 
amenities such as pools and tennis courts, most of it should be designed in 
such a manner as to allow walking throughout the development, to any 
adjacent commercial or recreational areas, and to surrounding streets.  
Except for designated senior housing, some place for children to play should 
also be provided. 
 

Not applicable   

6a. Conceal 
Garage Doors  

To ensure that street 
frontages are not 
dominated by vehicular 
storage facilities. 

Entrances to parking garages and structures should be from alleys, access 
lanes, or minor side streets, rather than from principal through streets.  If 
access from a principal street is unavoidable, such access should be restricted 
to a single, two‐way curb cut for each development. 

Not applicable   

7. Overall 
Form 

To create visual 
continuity among 
buildings having 
potentially different 
styles. 

Buildings should utilize elements such as massing, materials, windows, 
canopies, and pitched or terraced roof forms to create both a visually distinct 
“base” as well as a “cap”. 

The project will complement other buildings in through common design features. Buildings 
have been designed with masonry bases and visually distinct roof forms.  

 

8. Entrances 

To make it apparent from 
the street where major 
entrances to buildings are 
located. 

Principal entrances to buildings should be visually prominent and located 
within close proximity to the public sidewalk.  Entrances should incorporate 
elements such as setbacks, recesses, balconies, porches, arches, trellises, or 
other architectural devices. 
 

The main entry will be visually prominent from sidewalk and parking areas.  The entry is 
located close to sidewalk. The entry design includes a recess and entry roof.  

 

9. Conceal 
Mechanical 
Equipment 

To ensure that larger 
pieces of mechanical 
equipment are visually 
unobtrusive. 

Rooftop mechanical equipment should be concealed by and integrated within 
the roof form of a building.  Simply surrounding it with a parapet wall is not 
sufficient. 
 
 

Commercial equipment will be placed on the roof behind low screens.   

10. 
Structured 
Parking 

To diminish the visual 
impact of parking as 
viewed from streets. 

Any level of parking contained within or under a structure that is visible from 
a public street shall fully screen the parking with either another use, a facade 
that incorporates artwork, or trees and other vegetation. 
   

Not applicable   

11. 
Encouraging 

Varied 
Details 

To ensure that denser 
types of housing include 
details that create a 
sense of human scale and 
that break down the bulk 
of larger buildings. 

Buildings containing residential dwellings should incorporate most, if not all, 
of the following elements: 

 Front porches or stoops 
 Bay windows or dormers 
 Visible trim around windows and building corners 
 Base articulation, such as a plinth or first floor raised above grade 

Not applicable   
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Applicable Design Guidelines 

Design 
Guideline  Intent  Description  Applicant Response  DRB Action (Y/N) 

12. Integration 

To ensure that signage is 
a part of the overall 
design approach to a 
project and not an 
afterthought. 

The design of signs should be integrated with the architecture and site design 
of a project. 
 
 
 
 

The signage design has not been determined at this time. The signage will be placed on 
facades to the side of main entrances, located facing central access lane and main parking 
lot.    

 

13. Creativity 

To encourage interesting 
and even unusual 
approaches to graphic 
design. 
 

Signs should be expressive and even whimsical, exhibiting a graphic design 
approach to form and lighting.  Standard, back‐lighted, metal frame and 
plastic panel signs are discouraged. 

The signage design has not been determined at this time. Signage design will be submitted 
at time of building permit application.  

 

14. Awning 
Signs 

To produce a visual effect 
that emphasizes buildings 
and vegetation, not 
advertising. 

Signs painted on awnings are allowed, but awnings should not be internally 
illuminated. 
 
 
 

No internally illuminated signage is proposed.   

Design Guidelines Applicable to the High School Road District   

1. Sidewalks 
and Street 

Trees 

To extend some of the 
character of the older 
portion of the town 
center into this area and 
to provide safe and 
convenient connections 
for people on foot. 

New development and redevelopment should provide sidewalks with a 
minimum width of 8 feet.  Street trees should be located along the curb line, 
with a minimum caliper of 2 ½” and a maximum spacing of 30’. 

Sidewalks will be 6’ with street trees installed at minimum spacing.    

2. Breaking 
Up the 
Large 
Blocks 

To reduce the scale of 
development. 

New development and redevelopment should include streets, alleys, or lanes 
that can serve to break down the scale of these larger blocks.  Site master plan utilizes a series of internal lanes to help reduce the scale of the 

development. 
 

3. Minimize 
Impact of 
Driveways 

The number and spacing 
of driveways should not 
disrupt the movement of 
pedestrians. 

To the greatest extent possible, driveways should be shared and the 
minimum separation should be 100 feet.  Driveways should not be closer than 
150 feet to an intersection.  No new driveway is proposed.  Site utilizes existing shared drive off High School Road    

4. Connect‐
ions to 

neighboring 
Areas 

To allow people the 
opportunity to walk 
directly between adjacent 
developments.  

Pathways and walkways should be provided across adjacent property lines in 
locations where people would be likely to want to walk.  Pathways are consistent with SPR approval.    

5. Public 
Spaces 

Because this area attracts 
a large number of people 
for its goods and services, 
there should be 
opportunities for 
lingering and sitting 
outside. 

New development and redevelopment should include elements such as 
landscaped squares, courtyards, plazas, gardens, and alleys that contain 
seating, lighting, seasonal color, and other furnishings arranged and designed 
for people on foot.  Some of these spaces may be relatively small, but the 
larger the development, the larger, more extensive, and more elaborate 
these spaces should be.  A general rule of thumb is that such spaces should 
comprise approximately 5% of the site area. 

Proposed site plan includes pedestrian plaza at building entry, enhanced pedestrian 
connection along access lane, and garden area to west of building.  

 

6. Set To 
Line 

To reinforce connections 
between buildings and 

Building facades along High School Road should be located at the back of the 
sidewalk or within 10 feet of it.  Not applicable   
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  the public right‐of‐way. 

7. Street‐front 
Transparency 

To enliven the street 
environment by allowing 
people to see goods and 
activities within buildings. 

Commercial uses should incorporate storefront windows that face the street.  
The proportion of glass surfaces should exceed the proportion of opaque 
surfaces. 

The south façade has extensive storefront glazing to main public areas. The west façade 
facing the street is setback and screened by garden area.  

 

8. Small 
Building 
Forms 

This district should not be 
dominated by 
commercial buildings 
with large, rectangular 
floor plates. 

The larger the building, the more elements that should be used to diminish 
the scale, especially from the street side.  Such elements should include 
offsets in facades, deep overhangs, recessed entrances, varied roof heights, 
canopies, arcades, clearstories, cornice lines, horizontal banding, and other 
features that are bold enough to be visible from the street. 

The proposed building utilizes façade offsets, deep overhangs, entry canopy, and variations 
in façade treatment.  

 

9. Pitched 
Roof Forms 
Preferred 

Buildings should reflect 
roof forms frequently 
associated with rural 
settings. 

Pitched elements should be included in the roof forms of new buildings.  In 
order to have the pitch be noticeable but not obtrusive or contrived, it should 
range between 4:12 and 12:12.  There may, however, be places where flat 
roofs are appropriate, but this should be considered an exception. 

Proposed building includes pitched roof forms. Proposed roof pitches are 4:12.   

10. Landmark 
Structures 

To establish a major 
location of orientation as 
seen from a number of 
directions. 

The intersection of High School Road and SR 305 is appropriate for visually 
prominent architecture that incorporates elements such as distinctive roof 
forms, cupolas, and landscaped roof decks.  Not applicable   

11. Location 
and Height 

To ensure that building 
forms are more visually 
prominent than signs. 

Signs should not be mounted on rooftops of buildings.  Freestanding signs 
should not be higher than 5 feet from grade and should be integrated with 
shrubs and seasonal color. 

No signage is proposed for rooftops.    

 
 
Guidelines Requiring 
Action per DRB:   
 
DRB Summary Motion 
on Actions:   
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