
Planning commission 
Regularly Scheduled Meeting 

Thursday, June 9, 2016 
6:00 – 9:00 PM 

Council Chamber 
280 Madison Ave N 

Bainbridge Island, WA  98110 

**TIMES ARE ESTIMATES* 

 

 

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

Public comment time at meeting may be limited to allow time for Commissioners to deliberate. To provide 
additional comment to the City outside of this meeting, e-mail us at pcd@bainbridgewa.gov or write us at Planning 
and Community Development, 280 Madison Avenue, Bainbridge Island, WA 98110 

AGENDA 

6:00 PM CALL TO ORDER 
Call to Order, Agenda Review, Conflict Disclosure 

6:05 PM PUBLIC COMMENT 
Accept public comment on off agenda items 

6:10 PM HELM OPEN SPACE CLASSIFICATION TRANSFER APPLICATION 
Public Hearing; Review and Recommendation 

6:25 PM PUBLIC COMMENT ON COMPREHENSIVE PLAN UPDATE 

6:35 PM 2016 COMPREHENSIVE PLAN UPDATE 
• DRAFT Housing Element
• DRAFT Land Use Element
• Discuss BIMPRD Comprehensive Plan Amendment application to create a new

“Park” zone

7:50 PM PUBLIC COMMENT ON COMPREHENSIVE PLAN UPDATE 

8:00PM SITE PLAN AND DESIGN REVIEW AMENDMENT FILE NO. PLN50231SPRA 
WINTERGREEN WALK CLINIC 
Public Meeting; Review and Recommendation 

8:55 PM NEW/OLD BUSINESS 

9:00 PM     ADJOURN 

mailto:jrasely@bainbridgewa.gov
mailto:pcd@bainbridgewa.gov
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Applicant: Richard Helm 

11058 North Madison Avenue NE 

Bainbridge Island, WA  98110 

Request: The applicant has submitted an application to the Kitsap County Assessor’s Office 

(attached) to transfer property from the Farm and Agriculture tax classification 

to “Traditional Farmland”- a subclassification in the Farm and Agriculture 

Conservation Land category under RCW Chapter 84.34.020(8)(b).   

Tax account number: 142502-2-102-2002(4.29 acres, now enrolled in Farm/Agriculture Land Current 

Use Assessment) 

Zoning & Comprehensive 

Plan Designation: R-1 One unit per acre, Open Space Residential (OSR)-1 



2 

Based on the analysis, staff recommends approval of changing the current use assessment of the Helm 

property from Farm and Agriculture Land under RCW 84.34.020(2)(c)(ii) to Farm and Agriculture 

Conservation Land/ Traditional Farmland under RCW 84.34.020(8)(b).  The Traditional Farmland 

classification is for land that is not currently being farmed commercially, but has not been converted to 

a use inconsistent with agriculture uses, and has a high potential for returning to agriculture in the 

future. Property classified as Traditional Farmland receives a 50% property tax reduction (see attached 

Tax Comparison from Kitsap County Assessor). 

The Planning Commission’s is responsible for reviewing and making recommendations on all Open 

Space Classification Applications.  The recommendation is forwarded on to a joint meeting of County 

Commissioners and City Council for a decision. 

City of Bainbridge Island Comprehensive Plan 

The property is designated Open Space Residential (OSR-1) in the City’s Comprehensive Plan.  The 
Open Space Residential District is designated for areas appropriate for low-density, residential 
development and a variety of agricultural and forestry uses. 

Zoning and Land Use 

The property is zoned R-1, One Unit per Acre.  The purpose of the R-1 zone is to provide low-density, 
residential development in a rural environment consistent with other land uses, such as agriculture 
and forestry, and the preservation of open space.  The property currently has no residence upon it, just 
accessory agriculture structures. If subdivided, the Helm property is large enough to yield four single-
family lots. The 4.29 acre area that is currently in the agriculture open space classification is mainly 
open grassland, with some trees and vegetation mainly along the property lines.  The property is 
sloped gently to the Southeast.  Mr. Helm’s Open Space application indicates that the property was 
most recently farmed for blueberries and holly. This is traditional farm land that could be converted to 
a commercial farm in the future, meeting the purpose of the “traditional farmland” program. 

Current Use Tax Reduction 
Please see the attached tax comparison table, prepared for the City for Maxine Schoales, Assessment 

Administrative Supervisor in the in Kitsap County Assessor’s Office for an explanation of the tax 

implications of the Helm Current Use Assessment application. 

Findings 

The application has been reviewed for consistency with the Kitsap County Open Space Plan (April, 
1987, amended October, 1992) and found to be consistent with the criteria for current use assessment 
for Open Space Classification- Farm and Agriculture Conservation Land.  



142502-2-102-2002

HELM RICHARD E

THESE ESTIMATES ARE BASED ON 2016 VALUES AND TAX RATE

Current Farm & Ag Exemption: Possibly Traditional Farm Exemption: If property was fully taxable:

Current Market Land Value: 268,360 Current Market Land Value: 268,360 Current Market Land Value: 268,360

Current Taxable Land Value: 2,390 Potential Taxable Value (-50%): 134,180 Taxable Value: 268,360

Improvement Value: 24,720 Improvement Value: 24,720 Improvement Value: 24,720

Total Market Value: 27,110 Total Market Value: 158,900 Total Market Value: 293,080

Current Rate: 10.729380 Current Rate: 10.729380 Current Rate: 10.729380

Current Tax Due: 291 Projected Tax Due: 1,705 Possible Tax Due: 3,145

ESTIMATED ANNUAL TAX INCREASE: 1,414 *

*If transferred from Farm & Ag to Open Space Traditional Farm

ESTIMATED ANNUAL TAX INCREASE: 2,854 **

** If removed from all exemption programs/becomes fully taxable, this does not include the back taxes that would become due.

































USDA NATURAL RESOURCES CONSERVATION SERVICE

5/19/2016 ANIMAL WASTE NUTRIENT BALANCE
FOR: By:

COUNTY: Original file date:

Scenario:

Notes:

Type Net Nutrients Available

of N P K Volume Grazing Confined

Animal lb/day lb/day lb/day cu ft/d Grazing Confined N P K N P K

Chicken 1.00 0.34 0.34 0.9 15 0.01 365 30 17 18

Broilers 1.00 0.34 0.22 0.9 50 0.01 60 17 9 6

Turkey 1.00 0.34 0.22 0.9 5 0.02 180 10 6 4

Ducks 1.00 0.34 0.22 0.9 24 0.02 365 97 55 38

Total ave. AU's: 1.23 TOTALS: 154 88 66

                  

Nutrient Retention Value  (%)  (See tables at right) Confinement Bedding & Manure Volume

Grazing Confined Bedding Material cu yds/yr

Type of Loss N P K N P K

Storage Loss 100% 100% 100% 75% 90% 90% Manure

Volitalization 70% 100% 100% 80% 100% 100% Total

Denitrification 85% 100% 100% 85% 100% 100% Reduction factor 0.8

Mineralization 93% 93% 98% 68% 90% 93% Total volume material

Field Prod. Annual Nutrients Removed by Soil N Required per Field (lb)

Inventory (T/A) Crop (#/Ton crop) Mineral Req'd

Crop/ Major Species Field Acres N P K (lb/ac) (lb/ac) N P K N P K

1 2.6 1.00 60.0 6.8 34.0 35 25 65 18 88

2 0.3 10.0 6.6 1.2 10.4 35 31 8 3 26

3 0.3 12.00 5.6 2.0 2.0 35 32 8 6 6

4 1.0 1.00 80.0 4.0 20.0 30 50 50 4 20

118.0

Fertilizer Value N P K

Total Nutrients Required/Yr for Crop Production on: 4.1 acres 131 31 140

Net Nutrients Available/Yr for Crop Production on: 4.1 acres 154 88 66

         Total Excess Pounds of Nutrients on: 4.1 acres 23 57

Per acre 6 14

        Additional Pounds of Nutrients Needed on: 4.1 acres 74

Per acre 18

Net Nutrients Available in Stored Waste, Annually:

       Amount of Stored Nutrients/cubic yard available to apply to fields:

Net Nutrients Available from Grazing, Annually: 154 88 66

      Amount of Nutrients/acre in droppings, Assuming EQUAL Distribution: 38 21 16

Percent of Nutrient Needs Supplied by Animals: 118% 286% 47%

BDS

Shavings/bedding 

Helm

Kitsap

Pasture

Vegetable Crop 

Soil test results

ppm

Blueberries

Holly

Waste Production

Animal 

numbers

Animal 

unit 

equivalent 

(AUE)

Number of days in 

each system

Helm 590 & 528 calculator and spec 6.2007 training ex.xls



USDA NATURAL RESOURCES CONSERVATION SERVICE

LIVESTOCK FEED & FORAGE BALANCE WORKSHEET
5/19/2016 For: Original file date:

County:

FORAGE NEEDS Scenario:

Livestock

Animal 

Unit Livestock Numbers and Animal Unit Months (AUMs***) Requirements Total AUMs

Type Factor ** OCT NOV DEC JAN FEB MAR APR MAY JUN JUL AUG SEP Needed/Yr

Chicken 0.01 # 15.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

AUM's 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.5

Broilers 0.01 # 50.0 50.0

AUM's 0.5 0.5 1.0

Turkey 0.02 # 5.0 5.0 5.0 5.0 5.0 5.0 5.0

AUM's 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.7

Ducks 0.02 # 24.0 24.0 24.0 24.0 24.0 24.0 24.0 24.0 24.0 24.0 24.0 24.0

AUM's 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 5.8

#

AUM's

#

AUM's

#

AUM's

#

AUM's

#

AUM's

Total Livestock No.s/Mo. 44.0 32.0 27.0 27.0 27.0 27.0 27.0 82.0 82.0 32.0 32.0 32.0

Total AUMs Needed/Mo. 0.7 0.6 0.5 0.5 0.5 0.5 0.5 1.1 1.1 0.6 0.6 0.6 7.9

**  May be changed to reflect a specific farm.

                                 Select representative growth curve soil description: 14

Major land resource area description:

FORAGE AVAILABILITY

Yield Forage Available per Field by Month (AUMs) Total

Field Number Acres OCT NOV DEC JAN FEB MAR APR MAY JUN JUL AUG SEP AUMs

6% 3% 1% 1% 4% 11% 17% 22% 20% 11% 1% 3% Produced/Yr

1 2.6 1.00 0.3 0.2 0.1 0.1 0.2 0.6 1.0 1.3 1.1 0.6 0.1 0.2 6

Total Acres   = 2.6 AUMs/yr

Total AUMs Available per Month 0.3 0.2 0.1 0.1 0.2 0.6 1.0 1.3 1.1 0.6 0.1 0.2 5.7

Feed Balance(AUMs) -0.39 -0.44 -0.45 -0.45 -0.28 0.12 0.46 0.15 0.03 0.02 -0.55 -0.44

Total AUMs Air-dry Pasture Needed per Month 0.7 0.6 0.5 0.5 0.5 0.5 0.5 1.1 1.1 0.6 0.6 0.6

Percentage of feed supplied by pasture/month 47% 28% 11% 11% 45% 123% 191% 113% 103% 103% 9% 28%

SURPLUS Feed Produced/Mo. (AUMs) 0.12 0.46 0.15 0.03 0.02

SURPLUS Feed Produced/Mo. (Tons) 0.05 0.21 0.07 0.02 0.01

ADDITIONAL Pasture Feed Needed/Mo.(AUMs) 0.39 0.4 0.5 0.5 0.3 0.6 0.4

ADDITIONAL Feed Needed as Hay (Tons)* 0.17 0.20 0.20 0.20 0.13 0.25 0.20

Total Feed (Tons) Needed for Year as Hay* = 1.0

*** One AUM = Amount of forage necessary to feed one 1000lb animal for one month

* One AUM equals 900 lb of air-dry pasture forage or 660 lb of hay because of less wasted feed with hay

Helm

Kitsap

Puget Trough lowlands

(tons/ 

acre)

MLRA A2-Soils with moderate available water-holding capacity

Helm 590 & 528 calculator and spec 6.2007 training ex.xls



Operator Date: Tract(s):

Assisted by Soil Type(s):

Purpose(check all that apply)

         Budget and supply nutrients for plant production

          Minimize agricultural non-point source pollution (water quality) 

N P K N P K N P K N P K

1 2.6 1 60 7 34 35 17 10 7 8 surplus 27

2 0.25 10 66 12 104 35 169 97 73 -138 surplus 31

3 0.25 12 67 24 24 35 203 116 88 -171 surplus surplus

4 1 1 80 4 20 30 17 10 7 33 surplus 13

Total Acres: 4.1

N P K x

0 0 0

0

Field N P K Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

1

2

3

4

Utilize manure/organic materials as a nutrient source

pH 

(from 

soil 

test)

Soil Test Results

Estimated Nutrients 

supplied by grazing lb/ac 

(pro-rated for yield)

Net nutrient additional 

needs: lb/ac

Maintain or improve soil condition

Total Nutrients needed 

lb/acre

Yield 

(air dry 

tons 

per 

acreAcresField Key Species

Holly

Blueberries

Vegetable Crop 

Pasture

Vegetable Crop 

Total cubic yards/year:

Max. 

amount/ 

acre/yr

Remaining crop needs/ac
Maximum Application Amount per Month and Months When Nutrients Can Be Applied

Key Species

Pasture

Blueberries

Holly

Nutrient Management

                                                                      Specification 590                                                             5/06    page 1

        NRCS
Natural Resources Conservation Service

Helm 12/2015

BDS Harstine

Application schedule for stored manure, fertilizer and/or lime:

Total for farm:

Per cubic yd manure:

Balance 

for N or 

P?

Nutrients available in stored manure (pounds):

Estimated 

Soil 

Nitrogen 

Minerali- 

zation lb/ac

PPM (parts/million - top 

12" of soil)

P-

index 

rating

Application units (lb, inches, etc.):

Type of 

nutrients 

applied:

liquid manure

solid manure

inorganic

imported solids



1 Method of nutrient application:

2

3 Don't apply nutrients when soils are saturated, or steady heavy rain is expected in the near future.

4 Don't apply nutrients if soils are frozen or snow-covered, & a potential for offsite movement of material is present.

5 See the included buffer specification sheet for setback distances from water and other sensitive areas.

6

7

8

9 Nutrient application records shall be kept for at least 3 years, or longer if required by Ordinance or program or contract requirements.

As a minimum, the records shall include actual application rate, location, date & method of application, and soil and manure test results.

10 Applications of manure on land not owned by the livestock producer shall follow guidelines listed in the Waste Utilization (633) specification.

11 Other Recommendations (including irrigation water management): 

Natural Resources Conservation Service                                                                       Specification 590                                                             5/06   page 2

Nutrient Management

Broadcast spreader or deposited by livestock

Split applications of nutrients are best.  Make sure application equipment is calibrated, so that prescribed amounts of nutrients are being applied. Site 

specific recommendations based on soil test results:

        NRCS

Soils tests shall be taken at least every 3 years for at nitrate & ammonium nitrogen, phosphorus, potassium, organic matter, pH and electrical 

conductivity. Tests shall be taken in the top 12 inches of soil, and analysis performed by a lab meeting the requirements of the North American 

Proficiency Testing-Performance Assessment Program (NAPT-PAP) and/or a State Certified Program.

Additionally, fall soil nitrate tests shall be taken annually, as described in Oregon State University Extension Bulletin EM8832-E.  The Bulletin also gives 

details on sampling dates & methods, & interpretation (also see next page).  Annual testing will continue until test results indicate that a different 

sampling schedule may be appropriate.

For most efficient uptake and utilization of manure resources, spring application of manure should take place as early as weather and soil conditions 

allow. Ideally 2/3 of annual application should occur in early spring with the balance applied before the end of September to allow uptake before 

temperature and daylength limit plant uptake. Do not apply to bare soil in the fall unless it is to be tilled in and a cover crop planted.

If  irrigation is available, crop production can be dramatically increased allowing for significant utilization of additional manure. Livestock numbers can 

then be increased accordingly. On the other hand, if soil tests indicate that excess nutrients are building up in the soil, then some manure may need to 

be exported off site. 

If manure is exported off the farm, records must also be kept of volumes, dates, and persons or locations who received the manure, as per the Waste 

Utilization (633) specification.

A manure testing schedule which accounts for seasonal variation in nutrient content of stored manure shall be followed, and results utilized to 

determine manure application rates. 



Keep records to document crop yield, dry matter, and crop Nitrogen removal.  Total applied manure-N + fertilizer-N should be less than 125 % of the 

documented crop N

        NRCS Nutrient Management

Natural Resources Conservation Service                                                                       Specification 590                                                             5/06    page 3

If post-harvest nitrate-N is less than 15 ppm N (greater than approximately 55 lb N/acre)

If post-harvest nitrate-N is 15 - 30 ppm (approximately 55 - 105 lb N/acre)

EM8832-E Table 4  Grass for hay or silage.  Suggested interpretation for post-harvest soil nitrate-N (0 - 12-inch depth)

Apply manure earlier in the growing season.

Check protein levels in forage. Grass crude protein greater than 21% is associated with increased potential for nitrate toxicity to cows.

Plan to reduce manure-N application by 10% - 25%

Improve whole farm nutrient balance.

Plan to reduce manure-N application by 25% - 40%.

Apply manure earlier in the growing season.  Reduce manure application after August 1.

Consider reseeding or interseeding if grass yield is limited by poor stand or undesirable species.

Keep records to document crop yield, dry matter, and crop N removal.  Total manure-N + fertilizer-N should be less than or equal to crop N removal.  

Even if calculated crop removal exceeds 400 lb N per acre, apply manure-N + fertilizer-N not to exceed 400 lb N per acre per year.

Check protein levels in forage.  Grass crude protein greater than 21% is associated with increased potential for nitrate toxicity to cows.

Continue present nitrogen management

Consult experts to improve whole farm nutrient balance and reduce danger of nitrate toxicity to cows.

If post-harvest nitrate-N is greater than 30 ppm N (greater than approximately 105 lb N/acre)



LOW - This site has a LOW potential for P movement from the site. If farming practices are maintained at the current level, the probability of an adverse impact to 

surface water resources from P losses from this site would be low.

MEDIUM - This site has a MEDIUM potential for P movement from the site. The probability for an adverse impact to surface water resources is greater than that from 

a LOW vulnerability rated site. Some remedial action should be taken to lessen the probability of P movement.

HIGH - This site has a HIGH potential for P movement from the site. There is a high probability for an adverse impact to surface water resources unless remedial 

action is taken. Soil and water conservation as well as a phosphorus management plan are necessary to reduce the risk of P movement and probable water quality 

degradation.  Manure or organic by-products will not be applied on sites considered vulnerable to off-site phosphorus transport unless appropriate conservation 

practices are in place to prevent off-site transport occurring.

VERY HIGH - This site has a VERY HIGH potential for P movement from the site. The probability for an adverse impact to surface water resources is very high. 

Remedial action is required to reduce the risk of P movement. All necessary soil and water conservation practices plus a phosphorus management plan must be put in 

place to reduce the potential of water quality degradation.  Manure or organic by-products will not be applied on sites considered vulnerable to off-site phosphorus 

transport unless appropriate conservation practices are in place that will prevent off-site transport occurring.

Interpretations of the Phosphorus Index Site Vulnerability Class

        NRCS Nutrient Management

Natural Resources Conservation Service                                                                       Specification 590                                                             5/06    page 4



Name: Date:

Location:

FORAGE - LIVESTOCK BALANCE:

Livestock Types: 4

Chicken Broilers Turkey Ducks 3

72%

October November December January February March April May June July August September

47% 28% 11% 11% 45% 123% 191% 113% 103% 103% 9% 28%

Average 

Start Date 

for 

Grazing

Average 

Ending 

Date

To Begin 

Grazing 

(inches)

To Remove 

Livestock 

(inches)

n/a n/a

Other:

      NRCS Prescribed Grazing

                                                                 Specification 528                                                           5/03

Percentage of feed supplied by pasture/month:

Helm

Dominant Soil

Natural Resources Conservation Service

12/2015

Harstine

Key Management 

SpeciesField Limitations:

Holly trees / shade

 - For weed control, monitor species and populations and control as needed.  See the Pest Management (595) spec sheet, if included.

 - For fence locations and specifications, see the Fence (382) specification sheet, if included.

 - For fertilizer recommendations, see the Nutrient Management (590) specification sheet.

 - For wildlife grazing considerations, see Upland Wildlife Habitat Management Specification (645), if included.

 - Remove livestock whenever soils are saturated.

Supplemental feed will be needed to meet animal forage needs

   Total Air-Dry Ton Equivalents Grown as Forage/Year:

   Percentage of Annual Feed Needs Grown (Air-Dry Ton Equivalents):

Stubble Height Minimums

SUMMARY OF ANNUAL FORAGE BALANCE:

Season of Use

Field:

1

   Total Air-Dry Tons Feed Equivalent Needed/Year:



1 
 

 

On May 26, the Commission suggested some changes, discussed by the drafting committee at 

their meeting on May 31.  The DRAFT Housing Element has been amended and reorganized to 

reflect this direction. 

Previous City affordable housing reports from 2004 and 2007 and the City’s Housing Needs 

Assessment are available on the City’s website. 

Planning Commission Action:  Discuss, review and confirm amendments to DRAFT Housing 

Element.  The Commission should ask questions of staff about the information presented. 

 

Guiding Principles 

The “Consistency Check” of the Plan Elements reviewed to date began with a discussion of the 

Guiding Principles at the May 26 meeting. In March 2016, Councilmember Ron Peltier 

forwarded to the Commission suggested revisions to the DRAFT Vision and Guiding Principles in 

the Introduction; his suggested changes and a memo from City planning consultant Mr. Tovar 

responding to Mr. Peltier’s suggestions were discussed at the May 26 meeting.  The attached 

DRAFT Guiding Principles reflect the Planning Commission’s discussion on May 26.  

http://www.bainbridgewa.gov/QuickLinks.aspx?CID=138,
http://www.bainbridgewa.gov/DocumentCenter/View/6606
http://www.bainbridgewa.gov/DocumentCenter/View/6606


2 
 

DRAFT Land Use Element 

The Land Use Element was the first reviewed by the Commission during the summer and fall of 

2015, and we “pinned” many policies to be revisited once review on other Elements was 

completed (e.g. Transportation or Water Resources Elements).  See attached memo. 

Bainbridge Island Metropolitan Park and Recreation District (BIMPRD) Comprehensive Plan 

Amendment Application 

The BIMPRD submitted a Comprehensive Plan Amendment (CPA) Application in 2015 to create 

a new “Park” designation/zone on the City’s Land Use Map. This application was discussed by 

the Commission in July and August of 2015, along with the other CPA applications.  The 

Commission recommended preliminary approval for creating a “Park” zone, but requested that 

the BIMPRD submit new goals and/or policies that would support the new zone.  The original 

application is attached, as is the suggested policies submitted by the BIMPRD on June 2.  A map 

showing all publicly owned park land is also attached. 

Planning Commission Action:  Discuss suggested changes to the DRAFT Guiding Principles and 

Land Use Element, and recommend any changes.  Provide direction to staff about the material 

submitted by the BIMPRD for their CPA application. The Commission should ask questions of 

staff about the information presented. 

In June, the Planning Commission will continue the “Consistency Check” on the Comprehensive 

Plan Elements reviewed to date.  The Commission’s preliminary recommendation DRAFT 

Elements, Introduction and Glossary reviewed to date can be viewed on the City’s website.   

http://www.bainbridgewa.gov/745/Draft-Revised-Plan-Elements
http://www.bainbridgewa.gov/745/Draft-Revised-Plan-Elements
http://www.bainbridgewa.gov/745/Draft-Revised-Plan-Elements
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 2 
 3 
Decent and safe housing is a basic human need increasingly unavailable to many 4 
Americans, including many Bainbridge Island residents and workers. The Washington 5 

State Growth Management Act (GMA) provides direction for cities to address these needs 6 
in the Housing Element of the Comprehensive Plan. Many of the Plan’s Guiding Principles 7 
and Policies carry this direction forward to be addressed in various  Elements,  including  8 
Housing.  This  reality  applies  increasingly  to  certain segments of Bainbridge  Island’s 9 
population as well as to many of those who work  on the Island. 10 

 The City’s Housing Needs Assessment (HNA) issued in December of 2015, documents 11 
current housing conditions on the Island, and identifies trends and specific needs. The 12 

HNA is adopted as a part of this Element as though fully set forth herein. 13 

 14 

The Element follows with goals and policies to address the identified housing needs and 15 
concludes with a series of implementation strategies to prioritize action by the City and 16 

others. 17 
 18 

The disparity between Kitsap County TRENDS Reports, which track the average home 19 
sale price in Kitsap County, document that between 1990 and 2003 the average  20 
Bainbridge  Island  home  price  escalated  dramatically  from  $232,687  to $478,000. 21 

 22 

BAINBRIDGE ISLAND SNAPSHOT: PEOPLE AND HOUSING 23 

 24 

Bainbridge Island’s 2016 population of 23,300 is predominantly white (91%), well-25 
educated, and relatively wealthy.  The median household income ($92,558) is 1.5 times 26 

the Kitsap County average.  Almost 60% of residents have occupations with relatively high 27 
incomes.   For example, the median wage for financial analysts, lawyers, and marketing 28 

managers ranges between $100,457 and $122,618.  Another third of Island residents 29 
employed in the service sector, such as retail clerks, waiters, bank tellers, have median 30 

wages between $27,703 and $30,972. 31 

 32 

Over the past decade, the population has experienced shifts in the age cohorts.  Between 33 
2000 and 2010 the Island’s senior population (60+ years old) increased from 17% to 26%.   34 
The “young adult” cohort (between 18 and 34 years old) has declined from 15% of the 35 
Island’s population in 1990 to less than 10% in 2016. 36 

 37 

Bainbridge Island’s housing stock is predominantly detached single-family homes (80% of 38 
all units) in a very low-density land use pattern that occupies about 90% of the Island’s 39 
land area.  The average single-family home price is just under $700,000.    40 

 41 

Multi-family units that constitute 16% of the housing stock are now concentrated in 42 
Winslow and Lynwood Center.  While the designated centers total about 10% of the 43 

Island’s land area, a significant portion of that area is occupied by commercial uses with no 44 

INTRODUCTION 
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residential component.  Rental apartments make up less than 7% of total housing units on 1 

the Island.   Very few rental units have been built on the Island in the last decade, which 2 
partly accounts for a vacancy rate of 1.5%, well below the 5% rate typical of well-3 

functioning rental markets. 4 
 5 

GMA GOAL AND REQUIREMENTS FOR HOUSING 6 
 7 

The Growth Management Act (GMA) recognizes the importance of planning for adequate 8 
housing by requiring it as an element in Comprehensive Plans. Adequate housing is 9 
addressed specifically in one of the 14 major goals: 10 

 11 

 “Housing. Encourage the availability of affordable housing to all economic 12 
segments of the population of this state, promote a variety of densities and 13 
housing types, and encourage preservation of existing housing stock.” 14 

RCW 36.70A.020(4) 15 
 16 

The requirements for a housing element mandated by the GMA include: 17 
 18 

 “A housing element recognizing the vitality and character of established 19 
neighborhoods that: a) includes an inventory and analysis of existing and 20 

projected housing needs; b) includes a statement of goals, policies, and 21 

objectives for the preservation, improvement, and development of housing; 22 
c) identifies sufficient land for housing, and group homes and foster care 23 

facilities; and d) makes adequate provisions for existing and projected 24 
needs of all economic segments of the community.” RCW 36.70A.070(2) 25 

 26 

HOUSING NEEDS 27 

 28 
In 2015 2002, the City of Bainbridge Island issued an updated authorized the 29 
development of a comprehensive and up-to-date Housing Needs Assessment (HNA) for 30 

Bainbridge Island, including an inventory description of the amount, location and 31 

condition of the Island’s housing stock and demographic and economic information 32 
about its population. It also includes an in-depth analysis of affordable housing needs 33 
cof Bainbridge Island’s Housing needs documented in the HNA. 34 

 35 
Almost 34% of individuals and families at all income levels who live in owner-occupied 36 

housing units are cost burdened, meaning that they spend over 30% of their income on 37 
housing.    Almost 40% of individuals and families at all income levels who live in renter-38 

occupied housing units are cost burdened. The majority (around 28%) of these residents 39 
have an annual income between zero and $34,999. This means that as of 2012, 569 40 
renters on the Island that have an income of $34,999 or less are housing cost burdened.  41 
This is concerning as lower income cost burdened households are more likely to have to 42 
choose between housing costs and other necessities. 43 

 44 
The HNA analysis of Workforce Housing Affordability indicates that there is a gap in 45 
housing affordable for the Island’s workforce in service professions (e.g., restaurant 46 
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workers, bank tellers, retail clerks, school bus drivers).    Many of those workers are 1 

obliged therefore to commute from less-expensive off-island housing, which increases 2 
their transportation costs, congestion on SR 305 and greenhouse gas emissions. 3 

 4 
Bainbridge Island’s jobs/housing balance is .59 jobs for every housing unit, making it a 5 
“bedroom community.”  The Puget Sound Regional Council suggests that housing-rich 6 
neighborhoods add employment in order to increase economic opportunities for current 7 
residents. 8 

 9 
Market forces alone will not address the urgent housing needs facing Bainbridge Island.  10 
In the face of daunting circumstances, the City aspires to an ambitious Vision of its future 11 
and commits to an innovative, aggressive and multi-faceted housing strategy.   The 12 
City’s success in achieving the housing Vision will also depend upon achieving the policy 13 

objectives identified in the Land Use, Transportation, Economic and Environmental 14 
Elements of this Plan.  15 

 16 

 17 

 18 
 19 

Bainbridge Island in the year 2036 provides a broad diversity of housing alternatives to 20 
accommodate all economic segments of the population. The Island has balanced the 21 
equally important goals of environmental stewardship and the population’s needs for 22 

housing, health and safety, and access to employment, goods and services. 23 
 24 

The broadest variety of housing types, including rental homes, exists within the 25 
compact, walkable, transit-served, mixed-use designated centers.   These include small 26 

detached homes on small lots, attached and detached accessory dwelling units, cottage 27 
housing, common-wall duplexes, triplexes and rowhouses, and stacked units on the 28 

upper floors of mixed-use, mid-rise buildings.  29 

 30 

The residential land use pattern outside of designated centers is remains at much lower 31 
densities and constitutes almost 90% of the Island’s area.  Typical housing types in 32 

these areas include detached houses on lots of various sizes, attached and detached 33 
accessory dwelling units and conservation villages. 34 

 35 

 36 

 37 

Discussion:  38 

In accordance with the definition provided in the Growth Management Act (WAC 39 
365.195-070(6)), the term “affordable housing” as used in the Housing Element refers 40 

to “the adequacy of the housing stocks to fulfill the housing needs of all economic 41 
segments of the population.” The underlying assumption is that the marketplace will 42 
guarantee adequate housing for those in the upper economic brackets, but that s 43 

   HOUSING VISION 

HOUSING GOALS AND POLICIES 
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Some combination of appropriately zoned land, regulatory incentives, financial 1 

subsidies, and innovative planning techniques will be necessary to make adequate 2 
provisions for the needs of all segments of the population, but particularly middle and 3 

lower income persons. 4 
 5 

GOAL HO-1 6 

 7 

During the next twenty years make steady progress toward the following 8 
aspirational targets for increasing the diversity of housing types and the supply 9 
of affordable housing. 10 

 11 
Policy HO 1.4    1.1 12 

Decrease to 20% or less the number of cost burdened families living in rental housing 13 

(down from 40%). 14 

 15 
Policy HO 1.5   1.2 16 
Decrease to 18% or less the number of cost burdened families owning homes (down 17 
from 34%). 18 

 19 
Policy HO 1.8   1.3 20 
Increase the number of rental housing units to at least 11% of total housing units (up 21 
from 7%).  22 

 23 
Policy HO 1.2   1.4 24 

Increase the Island’s percentage of multifamily homes to 18% or more of all homes (up 25 
from 16%). 26 

 27 
Policy HO 1.3  1.5 28 
Increase the number of senior housing units to 600 or more (up from 344.) 29 

 30 

Policy HO 1.7  1.6 31 
Change today’s 89/11% housing split between the Winslow Mixed Use Town Center 32 
and Neighborhood Service Centers to 80/20% by 2036. 33 

 34 

Policy HO 1.6   1.7 35 
Achieve a jobs-housing balance of .8 (up from 0.59). 36 
 37 

GOAL HO-2 38 

Beginning in 2019, prepare biennial reports on the status of housing on 39 
Bainbridge Island.   The report shall describe progress toward achieving the 40 
targets set forth in Policies HO 1.1 through HO 1.8  1.7.  41 

 42 

H 8.1  Policy HO 2.1 43 
The Housing report shall address the following aspects of housing: 44 
A. Housing trends in general both regionally and on Bainbridge Island.  45 
B. The number and location of housing types constructed or active applications 46 
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moving through in the permit process in the preceding two years. of housing 1 

encouraged in this Element, including affordable multi-family and single family, 2 
owned and rented; accessory dwelling units; subsidized housing; adaptable units; 3 

clustered housing and cottage housing. 4 

C. An evaluation of the effectiveness of the City’s measures and identification of 5 

additional or revised measures or targets. 6 
D. The vacancy rate for rental apartments. 7 
E. The number of cost burdened and extremely cost burdened households. 8 
F. The status of efforts to address housing needs at the regional level. 9 

G. The condition of the local housing market and the number of new housing units, 10 
publicly and privately funded. 11 

H. The use of density bonuses and the number of for-purchase housing units provided 12 
in new developments. 13 

I. A description of the various initiatives supporting affordable housing, including 14 

activities of community non-profit organizations and local and regional public or 15 
private entities. 16 

J. Programs of housing repair and renovation that improve accessibility. 17 

 18 
H 8.2 Policy HO 2.2 19 

Issue Tthe housing report shall be issued at least every five years, beginning in 20 

2019, in order to inform the periodic eight-year coordination with state- mandated 21 
updates of the Comprehensive Plan, and to measure progress in implementation 22 

between the updates.   23 
 24 
Make the Biennial Housing Reports shall be made available to the public in 25 

various ways, such as notice in the local newspaper, on the City’s web page, and 26 

on local media outlets.  This Biennial Housing Report will be part of a 27 

comprehensive update of the Housing Needs Assessment in order to inform the 28 
next state-mandated update of the Comprehensive Plan in 2024. 29 

 30 
 31 

GOAL HO-3 32 

Promote and maintain a variety of housing types to meet the needs of present and 33 
future Bainbridge Island residents at all economic segments, and in all geographic 34 
areas in a way that is compatible with the character of the Island, and encourages more 35 
socio-economic diversity.   Partner with community non-profit organizations and local 36 
and regional private and public entities in carrying out the following  policies. 37 

 38 
H 1.5  Policy HO 1.1 3.1 39 
The City shall eEncourage innovate innovative residential development types and zoning 40 
regulations that increase the variety of housing types and choices suitable to a range of household 41 
sizes and incomes in a way that is compatible with the character of existing neighborhoods. 42 
Examples of innovative approaches are cottage housing development, cluster housing 43 
development, conservation villages, stacked or common-wall housing, tiny houses, and 44 
accessory dwelling units. See Figure H-1 illustrating several different housing types. 45 

 46 
 47 
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 1 

Figure H-1 2 
 3 

Detached Housing 4 

     5 
Single fFamily home                   Cottage Housing                Accessory Dwelling Unit 6 
 7 

Common Wall Housing  8 

   9 
Duplex         Row Houses          Zero Lot Line 10 
 11 
Stacked Units Housing 12 

      13 
Garden Apartment       Mixed Use Mid-Rise              Micro units over retail 14 
 15 
Policy HO 3.2 16 
The City rRecognizes it's that the City shares a housing and employment market, as well 17 
as a transportation network, with the larger region.  Therefore, the City should work with 18 
the City’s role in the regional housing market and shall cooperate with the Kitsap 19 
Regional Coordinating Council to develop an equitable and effective county-wide 20 

planning policies and other strategies to locate, finance and build distribution strategy 21 
for affordable housing.     22 

 23 

  H 1.2  Policy HO 1.3  3.3 24 

The City shall take a proactive role in maintaining and encouraging economic diversity on  25 
the Island by providing affordable housing opportunities on Bainbridge Island. 26 

Accordingly, the City should d Designate the appropriate staff effort or organizational 27 
entity to assist and advise the community, landowners, and private and public entities 28 
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about options for affordable housing, financing strategies, and funding sources.; develop 1 

and assist with the City’s application and approval process for special housing projects; 2 
and initiate and support affordable housing opportunities. 3 
 4 

H 1.3  Policy HO 1.4 3.4 5 
The City shall pPartner with non-profit housing organizations, churches, the development 6 
community, local lending institutions, elected officials, and the community at large to assist 7 
in meeting affordable housing goals and implementing strategies policies.  8 
 9 

H 1.4  Policy HO 1.4  3.5 10 
The City sSupports the efforts of community non-profit housing organizations and local 11 
and regional public and private entities in developing and managing affordable housing 12 

on Bainbridge Island. 13 

 14 

H 1.6  Policy HO 1.6 3.6 15 

The City should dDevelop provisions standards to encourage development and 16 

preservation of small to mid-size single-family housing units. These provisions may 17 
include a framework to permit small-unit housing development known such as tiny 18 
houses, micro units, and cottage housing.    19 

 20 
Policy HO 1.7  3.7 21 

Expand opportunities for infill in the residential neighborhoods of the Winslow Master 22 
Plan study area (R-4.3, R-3.5, R-2.9) and the Neighborhood Service Centers. Allow the 23 

creation of small lots (e.g., in the 3,000 square foot range) as well as smaller footprint 24 
homes (e.g., under 1,200 square feet). and adopt standards shall be developed for tiny 25 
houses, accessory dwelling units and cottage housing developments. that include, but 26 

may not be limited to, maximum allowable size and density and covenants to limit size in 27 

perpetuity. 28 

 29 

 30 
GOAL HO-3 4 31 

Increase the supply of affordable multifamily housing each year through the 32 

year 2012 2036 with goals based on data provided by the Housing Needs 33 
Assessment and the City’s housing reports. 34 

 35 
H 3.1   Policy HO 3.1 4.1 36 
The City shall eEncourage new multifamily housing in a variety of sizes and forms in 37 

designated centers. areas designated for such use in the Land Use Element. All 38 

developments are subject to Health District requirements for water and sewage disposal. 39 
 40 

Policy HO 3.2 4.2 41 
Streamline Increase the efficiency of the review process and revise building envelope and 42 

other development standards for the High School Road and Ferry Terminal districts and 43 

other portions of the Winslow Area Master Plan to encourage the transformation of these 44 

areas from auto-oriented, low-rise, homogenous commercial land use districts into 45 
walkable, transit-served, mid-rise, mixed-use neighborhoods with affordable housing..    46 
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Policy HO 3.3  4.3 1 

Partner with non-profit or for-profit housing sectors to create new multifamily housing in 2 
designated centers, including a percentage of affordable housing, through the joint or 3 

exclusive use of surplus publicly owned property or air space. 4 
 5 

Policy HO 3.4  4.4 6 
Partner with the for-profit sector to create affordable housing through the targeted use of 7 
the multifamily property tax exemptions in designated centers. 8 

 9 

Policy HO 3.5  4.5 10 
Remove barriers to the creation of new multifamily housing, particularly affordable 11 
housing through a variety of actions, such as the adoption of regulations that relax or 12 
exempt “right-size” parking requirements, reduce certain impact  fees, and the 13 

encourage the use of parking management programs to enable the more efficient use 14 
of parking.    15 

 16 

H 3.2 Policy HO 3.4 4.6 17 
Allow A accessory dwelling units shall be permitted uses in all residential zones, except 18 

at Point Monroe, the Sandspit (R-6). All other Review and revise as appropriate to 19 
create reasonable flexibility regarding applicable development standards including lot 20 
coverage, setbacks, parking requirements, and Health District requirements for water 21 

and sewage. must be met. 22 
 23 

H 3.3  Policy HO 3.7 4.7 24 
The City shall eEncourage agencies whose mission is to develop affordable housing to 25 

create new subsidized multifamily rental housing by aggressively pursuing Kitsap 26 

County Community Development Block Grant Funds, state funds, donations from 27 

private individuals and organizations, public revenue sources and other available 28 

funding. 29 

 30 

Policy HO 4.8 31 

Encourage the provision of assisted and independent living senior housing. 32 

 33 

GOAL HO-2 5 34 

Maintain the existing stock of existing affordable and rent-assisted housing, 35 
in. In partnership with community non-profit organizations and local and 36 
regional public and private entities. , the City shall pursue the following 37 

policies: 38 

 39 

H 2.1  Policy HO 2.1 5.1 40 
The City shall dDevelop a continuing strategy to maintain the Rural Development 41 
Agency and HUD subsidies on existing rent-assisted housing. The primary strategy shall 42 
be to support Housing Kitsap the Kitsap County Consolidated Housing Authority and 43 
non-profit agencies organizations such as Housing Resources Bainbridge to purchase 44 
the units through the provisions of the 1990 Housing Act. 45 
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 1 

H 2.2  Policy HO 2.2  5.2 2 
In the event of the potential loss of privately-owned subsidized housing, the City will 3 
work with the appropriate public agencies and local non-profits to pursue the 4 
preservation of the subsidized units, or relocation assistance for the residents. 5 

 6 

H 2.3   Policy HO 2.3  5.3 7 
Water-based (live-aboards) housing (live-aboards) is provides a viable component of 8 
the present and future housing stock of Bainbridge Island, and shall be subject to 9 
applicable environmental protection, seaworthiness, sanitation and safety standards, 10 
and authorized moorage. 11 

 12 
H 2.4   Policy HO 2.4 5.4 13 

The City shall Initiate and support programs that assist low-income homeowners and 14 
seniors to repair, rehabilitate, maintain and improve accessibility to and within their 15 
homes.  POLICY DELETED AND COMBINED WITH POLICY 8.3 16 
 17 

 18 
GOAL HO-4 6 19 

Promote and fFacilitate the provision of a diverse the diversity of affordable 20 
housing stock in all geographic areas of the community. 21 

 22 
H 4.1  Policy HO 4.1 6.1 23 
In order to encourage the provision of provide for permanently affordable housing that 24 

will remain affordable over time, the City shall pursue effective strategies to reduce the 25 

land cost component of for-purchase housing, which may include alternative land use 26 
zoning, density bonuses and other incentives. 27 

 28 
H 4.2  Policy HO 4.2 6.2 29 
The City shall eEncourage housing created by utilizing a mechanism agencies such as a 30 
community land trust. 31 

 32 
NOTE:  this policy is obsolete since the City has already implemented it in code. 33 
H 4.3  Policy HO 4.3 34 
Allow Mmanufactured homes and manufactured housing home developments shall be 35 

permitted in all residential districts. A manufactured home development will be subject 36 

to all applicable development regulations of the underlying zone in which it is located, 37 
including affordable- housing density bonuses. 38 

 39 
Policy HO 4.4   6.3 40 

Apply the HDDP or Maintain an innovative housing program and clarify or adopt new 41 
flexible permit processes in all designated centers to promote an increase in the supply, 42 
diversity, and access to housing, including affordable housing. 43 

 44 

Policy HO 4.5  6.4 45 
Apply the HDDP process, or Create new conservation villages permit process to apply 46 
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mechanisms such as a planned unit development permit process, outside of 1 
designated centers to promote an increase in the supply, diversity, and access to 2 
housing choices, including affordable housing, while better conserving open space.   3 

 4 

Policy HO 4.6  6.5 5 
Provide incentives to construct for clustering of affordable housing for farm workers on or 6 
near farmlands. 7 

 8 
GOAL HO-5 7 9 

Promote and facilitate the provision of rental and for-purchase housing that is 10 
affordable to income-qualified households with a variety of income levels. 11 

 12 

H 5.1  Policy HO 5.1 7.1 13 

Housing developments where all units are income-qualified to specified income groups 14 
should be eExempt from City impact fees and other selected administrative 15 
development fees housing developments where all units are limited to residents in 16 

specified income groups. Exemptions should be based upon standards that are 17 
developed to reflect the income group targeted. 18 

 19 
H 5.2  Policy HO 5.2  20 

The City shall dDevelop a program for income-qualified, first-time home buyers to 21 
provide assistance in purchasing a home that may include, but is not limited to, down 22 

payment or second mortgage assistance, below market-rate loans, guaranteed loans, 23 
and tax or utility relief. 24 

 25 

H 5.3  Policy HO 5.2 7.2 26 

All income-qualified rental housing units created as a result of the policies of this 27 
Housing Element shall remain affordable to income-qualified households for a period of 28 

not less than 30 50 years from the time of first occupancy and shall be secured by 29 

recorded agreement and covenant running with the title of the land, binding all the 30 
assigns, heirs and successors of the applicant. 31 

 32 

H 5.4  33 
All income-qualified homeownership units created as a result of this Housing Element 34 
shall be sold at a price affordable to income-qualified households. These units may be 35 
subject to a mechanism that is specified in an appropriate administrative procedure 36 
allowing the City to capture a share of the appreciation if the unit is sold at market rate. 37 
The City’s share of the proceeds shall be used toward an affordable housing program. 38 

 39 
GOAL HO-6  8 40 

Facilitate the siting and development of housing opportunities for special needs 41 
populations. 42 

 43 
H 6.1 Policy HO 6.1 8.1 44 
The City shall sSupport the services of community non-profit organizations and local 45 
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and regional public or private entities in providing shelter for temporarily homeless 1 

singles and families with children, adolescents and victims of domestic violence on 2 
Bainbridge Island. 3 

 4 

H 6.2 Policy HO 6.2  8.2 5 
The City shall sSupport the development of programs that ensure that to meet the 6 

housing needs of the developmentally, physically and emotionally disabled 7 
challenged individuals are met within the community. 8 

  9 
H 6.3  Policy HO 6.3  8.3 10 
The City shall sSupport programs that provide assistance to low-income, elderly 11 

and disabled persons to repair, rehabilitate or retrofit their homes to be more 12 
accessible and safe. 13 

 14 
 15 

GOAL HO-7 9 16 

Utilize Explore the use of the City’s bonding capacity and other resources to 17 
support the creation of affordable housing. 18 

 19 
H 7.1   Policy HO 7.1  9.1 20 

The City recognizes the need to provide financing assistance for affordable housing. 21 

Accordingly, the City will actively pursue public and private funds that may include,  but 22 

are not limited to, real estate excise tax, grants, and other available resources. 23 

 24 
H 7.2 Policy HO 7.2  9.2 25 

The City, in partnership with local agencies producing affordable housing, may issue a 26 
General Obligation Bond to increase the production of housing affordable to households 27 

at or below 80% of median income for Kitsap County. 28 
 29 

H 7.3  Policy HO 7.3  9.3 30 
The City Council may issue Consider the issuance of councilmanic (Limited Tax 31 

General Obligation Bonds (also called councilmanic bonds, or non-voted debt) to 32 
support the development of housing affordable to households at or below 80% of 33 

median income for Kitsap County. 34 
 35 
H 7.4 Policy HO 7.4  9.4 36 

The City shall eEstablish and m Maintain a   Increase City resources to support of the 37 

Housing Trust Fund which will be used to and explore new sources of funding for the 38 
development and preservation of affordable housing on Bainbridge Island.  39 

 40 
H 7.5  Policy HO 7.5  9.5 41 

The City may purchase and make Consider the options of for purchasing and or making 42 
City-owned land or air-space available through long-term leases or other mechanisms 43 
for the purpose of creating income-qualified housing, and shall support other public 44 

entities that wish to use publicly-owned land for this purpose.  45 
 46 
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 1 
 2 

 3 
HIGH PRIORITY ACTIONS: 4 
 5 

Action #1.  Set targets for increasing the supply of moderatedly priced and 6 
affordable housing, measure progress, and make course corrections as needed. 7 

 8 

GOAL HO-1 9 

Make steady progress toward the following aspirational targets for increasing the 10 
diversity of housing types and the supply of affordable housing. 11 

 12 

GOAL HO-2 13 

Beginning in 2019, prepare biennial reports on the status of housing on Bainbridge 14 
Island.   The report shall describe progress toward achieving the targets set forth in 15 
Policies HO 1.1 through HO 1.7. 16 

 17 
 18 
Action #2.  Amend the City’s development code to facilitate an increase in the 19 

diversity of housing types and supply of affordable housing. 20 
 21 

Policy HO 3.6 22 
Develop standards to encourage development of small to mid-size single-family 23 
housing units. These provisions may include a framework to permit   small-unit housing 24 
development such as tiny houses, micro units, and cottage housing. 25 

 26 

Policy HO 4.2 27 

Increase the efficiency of the review process and revise building envelope and other 28 
development standards for the High School Road and Ferry Terminal districts and other 29 
portions of the Winslow Area Master Plan to encourage the transformation of these 30 
areas from auto-oriented, low-rise, homogeneous commercial land use districts into 31 

walkable, transit-served, mid-rise, mixed-use neighborhood with affordable housing. 32 

 33 
Policy HO 6.3 34 
Maintain an innovative housing program and clarify or adopt new flexible permit 35 
processes in all designated centers to promote an increase in the supply, diversity, and 36 

access to housing, including affordable housing. 37 

 38 

Policy HO 6.4 39 
Create new conservation villages permit processes to apply outside of designated 40 
centers to increase housing choices, including affordable housing,  while better 41 

conserving open space. 42 

 43 
 44 

HOUSING ELEMENT IMPLEMENTATION 
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Action #3.  Partner with other jurisdictions, the development community, and non-profit 1 

organizations to increase the diversity of housing types and supply of affordable housing. 2 

 3 

Policy HO 3.4 4 
Partner with non-profit housing organizations, churches, the development community, 5 

local lending institutions, elected officials, and the community at large to assist in 6 
meeting affordable housing goals and implementing strategies.   7 

..  8 

Policy HO 4.3 9 
Partner with non-profit or for-profit housing sector to create new multifamily housing in 10 
designated centers, including a percentage of affordable housing, through the joint or 11 

exclusive use of surplus publicly owned property or air space.   12 
 13 

Policy HO 4.4 14 
Partner with the for-profit sector to create affordable housing through the targeted use 15 
of the multifamily property tax exemptions in designated centers.  16 
 17 

Policy HO 9.5 18 
Consider the options for making City-owned land or air-space available through long-19 

term leases or other mechanisms for the purpose of creating income-qualified 20 
housing, and support other public entities that wish to use publicly-owned land for this 21 
purpose.   22 

 23 

MEDIUM PRIORITY ACTIONS 24 

 25 

Action #1.  Focus additional city and other financial resources to help increase the 26 

supply of affordable housing. 27 
 28 

Policy HO 9.4 29 
Increase City support of the Housing Trust Fund and explore new sources  30 
of funding for the development and preservation of affordable housing.  31 

 32 
Policy HO 7.1 33 
Exempt from City impact fees and other selected administrative development fees 34 
housing developments where all units are limited to applicants of specified income 35 

groups. Exemptions should be based upon standards that are developed to reflect the 36 
income group targeted. 37 

 38 

Action #2.  Look for ways to reduce the cost of multifamily housing, particularly 39 
affordable housing. 40 

Policy HO 4.5 41 
Remove barriers to the creation of new multi-family housing, particularly affordable 42 
housing through a variety of actions, such as the adoption of regulations that “right-43 

size” parking requirements, reduce certain impact fees, and the encourage the use 44 

of parking management programs to enable the more efficient use of parking.    45 
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 1 

OTHER PRIORITY ACTIONS 2 
 3 

Action #1.  Identify ways to achieve local results with and through regional 4 
actions. 5 

 6 
Policy HO 3.2 7 
Recognize that the City shares a housing and employment market, as well as a 8 

transportation network, with the larger region.  Therefore, the City should work with the 9 
Kitsap Regional Coordinating Council to develop equitable and effective county-wide 10 
planning policies and other strategies to locate, finance and build affordable housing.     11 

 12 

 13 

 14 
 15 

Accessory Dwelling Unit: Separate living quarters contained within or  detached from 16 

a single-family residence on a single lot. 17 
 18 

Affordable Housing: Housing where the occupant pays no more than 30% of gross 19 
monthly income for total housing costs, including the cost of taxes and insurance for 20 
homeowners and monthly utilities for owners and renters. 21 

 22 
Affordable housing is defined according to the interpretation found in the Growth 23 

Management Act - Procedural Criteria [WAC365-195-070(6)].  The term "applies to  the 24 

adequacy of the housing stocks to fulfill the housing needs of all economic segments 25 

of the population. The underlying assumption is that the market place will guarantee 26 
adequate housing for those in the upper economic brackets but that some appropriately 27 

zoned land, regulatory incentives, financial subsidies, and innovative planning 28 
techniques will be necessary to make adequate provisions for the needs of middle and 29 
lower income persons." 30 

 31 
The Department of Housing and Urban Development (HUD) sets household income 32 
limits for five income categories based on the local median household income which is 33 
determined each year.  They are as follows: 34 

 35 
Extremely Low Income ..............................30% or less of median household income 36 
Very Low Income ........................................31% - 50% of median household income 37 

Low Income.................................................51% - 80% of median household income 38 

Moderate Income........................................81% - 95% of median household income 39 

Middle Income...........................................96% - 120% of median household 40 
income 41 

 42 
Assisted Housing: Multifamily rental housing that receives governmental assistance and 43 
is subject to use restrictions 44 
 45 

GLOSSARY OF HOUSING TERMS 
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Community Land Trust (CLT):  A model of homeownership where a developer (usually 1 

a affordable housing agency or nonprofit) sells a home, usually to an income-qualified 2 
resident, but retains ownership of the land.  The home-owner earns equity in the home, 3 

but not the land.   4 
 5 
Comprehensive Housing Affordability Strategy (CHAS): A document which is 6 
prepared annually to lay out housing affordability strategies that address the needs of 7 
homeless, low and moderate income people in ways that promote community and 8 

individual stability. 9 
 10 
Conservation Villages: A development form that concentrates housing on a relatively 11 
small portion of the total site, with the larger portion of the site left untouched as 12 
dedicated conservation area.   The housing may take the form of common wall structures 13 

and/or detached units placed close by one another, situated to minimize the cost of 14 
running roads and serving utilities and maximizing the retention of scenic views, open 15 

space, natural contours and vegetation.  The techniques used to concentrate buildings 16 

may include reduction in lot sizes, building setback and/or bulk requirements.  The 17 
conservation open space is secured in perpetuity by covenants.  18 

 19 

Context Sensitive Design: Site, landscaping, architectural, or engineering design that 20 
is compatible with a development’s setting, the contours of the land and natural 21 

systems on-site and immediately off-site, and that is compatible with the character, 22 
location and configuration of improvements and uses on adjacent properties. 23 

 24 

Cottage Housing: A grouping of small, single family dwelling units clustered around a 25 
common area and developed with a coherent plan for the entire site. Cottage units 26 

typically have a shared common area and coordinated design and may allow densities 27 
that are somewhat higher than typical in single family neighborhoods. Cottage housing 28 

offers a degree of privacy and some of the benefits of single family housing combined 29 
with the lower cost and maintenance of attached housing. The clustered arrangement 30 
can contribute to a sense of community. 31 

 32 

Density: The number of dwelling units allowed in a lot area. 33 
 34 

Density Bonus: Additional density provided to a developer to achieve certain policy 35 
objectives, such as the construction of affordable housing units. (The developer is 36 
allowed to build a certain amount {a percentage} above the base density in exchange 37 
for the provision of a certain number of affordable units.) 38 

 39 
Designated Centers: Those areas of the Island where the majority of the development 40 
and redevelopment should be located over the next fifty years. These include Winslow, 41 

Lynwood Center, Island Center, Rolling Bay, Sportsman Triangle and Day Road.   See 42 
Fig. LU-1 Land Use Concept. 43 

 44 

Development Regulation: The controls placed on development or land use activities by 45 
a county or city, including, but not limited to, zoning ordinances, critical areas 46 
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ordinances, shoreline master programs, official controls, planned unit development 1 

ordinances, subdivision ordinances, and binding site plan ordinances together with any 2 
amendments thereto. 3 

 4 
Dwelling Unit: A building or portion of a building that provides independent living 5 
facilities with provision for sleeping, eating and sanitation. The existence of a food 6 

preparation area within a room or rooms is evidence of the existence of a dwelling unit. 7 
 8 

Fair Share Housing: A quantification of each jurisdiction's "share" of middle and low- 9 
income housing needs in a region or county, and a plan for how each jurisdiction will 10 
satisfy its obligation to provide for its share of the need. 11 

 12 
Flexible Lot Design Subdivision Process: This process permits development 13 

flexibility that will encourage a more creative approach than lot-by-lot development, 14 

including lot design, placement of buildings, use of open spaces and circulation, and 15 
best addresses the site characteristics of geography, topography, size or shape. This 16 
method permits clustering of lots, with a variety of lot sizes, to provide open space  and 17 
protect the Island's natural systems. The criteria for the layout and design of lots, 18 
including a minimum percentage of open space and a minimum lot size  for each zone, 19 
will be set out in the zoning ordinance. 20 

 21 

Guiding Principle: A high-rank order value guiding growth, development, and 22 
conservation of resources in the community. Guiding principles are derived from and 23 
provide extension of the aspirations and values described in the Vision Statement. 24 

Guiding Principles provide policy direction to the Goals and Policies of the Elements  in 25 

the Comprehensive Plan. 26 
 27 

Homeless: Persons whose primary nighttime residence is 1) a public or private place 28 

not designed for, or ordinarily used for, sleeping accommodations for human beings, or 29 
2) a residence which is a publicly or privately operated shelter designed to provide 30 

temporary living accommodations. 31 
 32 

Household:  One or more related or unrelated persons occupying a housing unit. 33 
 34 

Housing types: This  term  refers  to  the  physical  form,  configuration  or scale of 35 

housing, as opposed to an ownership pattern (i.e., rental vs. owned). 36 
The list below groups housing types by the category of whether the housing units are 37 

detached, common wall, or stacked: 38 
 39 

 Detached housing, includes one and two-story houses, ramblers, split-levels, 40 
cottages, cabins, accessory dwelling units, mobile homes, and carriage houses 41 
(unit over a garage); 42 

 43 

 Common wall housing, includes duplexes, zero lot line homes, rowhouses and 44 
townhouses; and5/5/2016 45 
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 1 

 Stacked housing, includes two or three story garden apartments and mid-rise, 2 
mixed-use structures with commercial ground floor uses and two or more stories of 3 
residences above. 4 

 5 

Impact Fees: Charges levied by the City against a new development for its pro-rata 6 
share of the capital costs of facilities necessitated by the development. The Growth 7 
Management Act authorizes the imposition of impact fees on new development and sets 8 
the conditions under which they may be imposed. 9 

 10 

Income-qualified: A description for a renter or owner of designated affordable housing 11 

unit, meaning that the entity managing the affordability has verified the potential 12 
resident’s income to fall within the income ranges defined under “Affordable housing”. 13 

 14 
Infill Development: Development usually consisting of either 1) construction on one  or 15 

more lots in an area already developed or 2) new construction between two  existing 16 
structures. 17 

 18 

Low Impact Development (LID): A stormwater management strategy that 19 

emphasizes conservation and use of existing natural site features integrated with 20 
distributed, small-scale stormwater controls to more closely mimic natural hydrologic 21 

patterns in residential, commercial, and industrial settings. LID employs principles such 22 
as preserving and recreating natural landscape features and minimizing impervious 23 
surfaces to create functional and appealing site drainage that treat stormwater as a 24 

resource rather than a waste product. Practices that adhere to  these LID principles 25 

include bio-retention facilities, rain gardens, vegetated rooftops, rainwater harvesting 26 
(rain barrels and cisterns) and permeable pavements. 27 

 28 

Manufactured Housing: A broad term including mobile homes, modular homes and 29 
other "factory built" housing. The main distinction is that manufactured housing is 30 

created in one or more parts in a factory and is designed and constructed for 31 
transportation to a site for installation on a permanent foundation and occupancy when 32 
connected to required utilities. 33 

 34 

Micro unit:  A small studio apartment, typically less than 350 square feet. A larger 35 

micro unit could include a fully functioning and accessibility compliant kitchen and 36 

bathroom.  Smaller micro units rely upon communal kitchen or bathroom facilities.  37 

 38 
Mixed Use Development: The presence of more than one category of use in a 39 
structure, for example, a mixture of residential units and office or retail uses in the same 40 

building. 41 
 42 

Multifamily: A structure or portion of a structure containing two or more dwelling  units. 43 

 44 
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Neighborhood: A small, predominantly residential area of the Island in which the 1 

residents share a common identity which may focus around an elementary school, park, 2 
community business center or similar feature. 3 

 4 
PUD or Planned Unit Development: A development of land that is under unified control 5 
and is planned and developed as a whole in a single development operation  or 6 
programmed series of development stages. Development through a PUD is a process 7 
in addition to the subdivision process, which permits development flexibility that will 8 

encourage a more creative approach than lot-by-lot development in design, 9 

 10 

placement of buildings, use of open spaces, circulation, and best addresses the site 11 
characteristics of geography, topography, size or shape. 12 

 13 

Residential Use: Any land use that provides for living space. Examples include single 14 
family residence, multi-family residence, special residence mobile home park, boarding 15 
house, caretaker's quarters, accessory dwelling. 16 

Senior Housing:  Housing specifically designed and operated to assist elderly persons 17 

(as defined in the State or Federal program); or Intended for, and solely occupied by 18 
persons 62 years of age or older. 19 

Special Needs Populations: Individuals or families who require supportive social 20 

services in order to live independently for semi-independently. 21 
 22 

Subarea Plan: An optional comprehensive plan feature authorized by the Growth 23 

Management Act. Subarea plans provide detailed land use policies for a geographic 24 

subset of a city. 25 

 26 
Subdivision: The division or re-division of land into five or more lots, tracts, parcels, 27 

sites or divisions for the purpose of sale, lease or transfer of ownership. 28 
 29 

Substandard Housing: A dwelling unit that does not meet the criteria for an acceptable 30 

standard of living, through lack of maintenance, age of unit, neglect, lack of plumbing 31 
facilities, kitchen facilities, or crowded conditions. 32 

Tiny House or Home: A small dwelling, 500 square feet maximum) with a kitchen and 33 
bathroom, mounted on wheels, and able to be pulled by a vehicle (MRSC).  34 

Urban Concentration: An area within the urban growth boundary of Bainbridge Island 35 
in which urban level of development with urban levels of public services and facilities 36 
are concentrated. 37 

 38 

Vision: A Vision is a narrative description of a preferred future, describing desired long-39 
term qualities and characteristics of the community 20 or more years in the future. 40 

 41 
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Vision 2040: Vision 2040 constitutes the multi-county planning policies for the region 1 

consisting of King, Pierce, Snohomish and Kitsap counties and the cities within those 2 
counties. 3 

 4 
Wetland: Those areas that are inundated or saturated by surface or groundwater at a 5 
frequency and duration sufficient to support, and that under normal circumstances do 6 

support, a prevalence of vegetation typically adapted for life in saturated soil conditions. 7 
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Guiding Principles that reflect the drafting committee proposed refinements – 
strikethroughs in red, additional language in green. 
 
Guiding Principle #1  
Preserve the special character of the Island, which includes the small town atmosphere 
of downtown Winslow’s small town atmosphere, historic buildings, extensive forested 
areas, meadows, farms, marine views, and scenic and scenic and and winding roads 
that support supporting all forms of transportation. 
 

Guiding Policy 1.1 
Adopt an island-wide conservation plan to identify and apply effective strategies to 
preserve the natural and scenic qualities that make the Island a special place, 
including better protections for trees, soils, and native plants. 
 
Guiding Policy 1.2 
Accommodate new growth in designated centers central places that meet the 
Island’s identified needs for housing, services and jobs while respecting 
conservation and environmental protection priorities. 
 
Guiding Policy 1.3 
The built environment represents an important element of the Island’s special 
character.  Improve the quality of new development through a review process that 
implements the community vision and supports long-term goals for the preservation 
of the Island’s special character.  Identify appropriate land use patterns and building 
form alternatives to achieve the Island’s priorities for both conservation and 
development. 

 
Guiding Principle # 2   
Protect the water resources of the Island. 
 

Guiding Policy 2.1 
Manage water resources for Bainbridge Island for present and projected land uses 
future generations, recognizing that the Island’s finite groundwater resources 
[aquifers] are the sole source of our water supply.  
 
Guiding Policy 2.2 
As part of long range land use planning, consider the impacts of future development 
to on the quality and quantity of groundwater that will be available to future 
Islanders and to the natural environment.   To that end, strive for sustainable 
groundwater withdrawal, protect conserve aquifer recharge, guard against seawater 
intrusion, and minimize adverse impacts to ground water quality from surface 
pollution. 
 
Guiding Policy 2.2 2.3 
Preserve and protect the ecological functions and values of the Island’s aquatic 
resources. 
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Guiding Policy 2.3 2.4 
Sea level rise may reduce the volume of our finite groundwater resources.  
Anticipate and prepare for the consequences of sea level rise to ensure ample 
quality and quantity of groundwater for future generations. 

 
Guiding Policy 2.4 2.5 
Maintain the Island’s comprehensive program of water resource data gathering and 
analysis.   Create a Bainbridge Island groundwater management plan for the 
purpose of maintaining the long-term health of our fresh water aquifers. 
 
Guiding Policy 2.6 
Recognizing the importance of our groundwater and other water resources to 
present and future generations of Bainbridge Islanders, apply the precautionary 
principle to activities that may pose a potentially adverse impacts upon those 
resources. 
 
Guiding Policy 2.7 
Allow for the reasonable needs of farms, home gardens, and domestic landscapes 
when planning for the long-term sustainable use of the Island’s finite groundwater 
resources. 
 
 

Guiding Principle # 3  
Foster diversity with a holistic approach to meeting the human needs of the residents 
consistent with the stewardship of our finite environmental resources.  of the Island, its 
most precious resource. 
 

Guiding Policy 3.1 
Ensure a variety of housing choices to meet the needs of present and future 
residents in all economic segments and promote plans, projects and proposals to 
create a significant amount of affordable housing. 
 
Guiding Policy 3.2 
Make budget decisions that adequately consider Maintain the well-being of all 
members of the Island residents community, where with the goal of providing 
opportunities all Islanders feel to be connected to the and contributing members of 
the community. and where each individual has opportunities to contribute to the 
community. 
 
Guiding Policy 3.3 
Support, protect, and enhance the value of the arts and humanities as essential to 
education, quality of life, economic vitality, the broadening of mind and spirit, and as 
treasure in trust for our descendants. 
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Guiding Principle # 4  
Consider the costs and benefits to Island residents and property owners in making land 
use decisions. 
 

Guiding Policy 4.1 
Respect private property rights protected by the State and U.S. Constitutions. 
 
Guiding Policy 4.2 
Recognize that private property rights are not, but must be balanced with necessary 
and reasonable regulation to protect the public health, safety and welfare. 

 
Guiding Principle #5  Recognize Development should be based on the principle that 
the Island’s environmental resources are finite and must be maintained at a sustainable 
level. 
 

Guiding Policy 5.1 
Regulate all development on the Island consistent with the long-term health and 
carrying capacity of its natural systems. 
 
Guiding Policy 5.2 
Recognize that the sustainable use of the Island’s finite land base is a macro 
component of “green building” practices.   [Note:  drafting committee could not 
figure out what this meant, so they recommended deleting it.] 
 
Guiding Policy 5.1 5.2 
Preserve and enhance the Island’s natural systems, natural beauty and 
environmental quality. 
 
Guiding Policy 5.2 5.3 
Protect and enhance wildlife, fish resources and natural ecosystems on Bainbridge 
Island. 

 
Guiding Principle #6  
Meet Address the  needs of the present without compromising for the ability of future 
generations to meet their own needs. 
 

Guiding Policy 6.1 
Look beyond Within our plan, replace the state’s mandated 20-year plan horizon 
with a horizon of one hundred years in order to recognize the longer term life cycles 
of natural systems.  Tailor green building practice and public infrastructure 
investments to be in line with this longer-term perspective. 
 
Guiding Policy 6.2 
Advance social equity on the Island by addressing basic human needs, including 
affordable housing, personal health and safety, mobility, and access to human 
services. 
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Guiding Policy 6.3 
Seek appropriate ways to provide economic opportunities for all community 
residents within a diversified Island economy. 

 
Guiding Principle #7  Reduce greenhouse gas emissions and increase the Island’s 
climate resilience in the face of shifting conditions (e.g. sea level rise, changing 
rainfall patterns, increasing temperatures and more extreme weather events) and the 
effects they cause (e.g. altered vegetation, changing water demands, economic shifts). 
 

Guiding Policy 7.1 
Mitigation: Participate with state, regional and local partners to reduce greenhouse 
gas emissions consistent with the 1990 benchmark and future year targets set forth 
in state law; educate the public about climate change; and incentivize Island 
activities, including land use patterns and building practices that reduce greenhouse 
gas emissions. 
 
Guiding Policy 7.2 
Adaptation: Minimize or ameliorate the impacts of climate change on our community 
and our Island’s ecosystems through climate-informed policies, programs, and 
regulations. 
 
Guiding Policy 7.3 
Evaluate the climate vulnerabilities and implications of city actions and identify 
policies that alleviate those vulnerabilities.  Consider the effects of shifting 
conditions (e.g., sea level rise, changing rainfall patterns, increasing temperatures 
and more extreme weather events) and the effects they cause (e.g., altered 
vegetation, changing water demands and economic shifts). 

 
Guiding Principle #8  
Support the Island’s Guiding Principles and Policies through the City’s organizational 
and operating budget decisions. 
 

Guiding Policy 8.1 
Promote good governance and an Island culture of citizenship, stewardship and 
civic engagement. 
 
Guiding Policy 8.2 
Update each City department’s work program annually, allocate sufficient time and 
resources and provide needed policy direction to achieve consistency with and 
implement the Comprehensive Plan in a manner that is transparent and consistent 
with the community vision.  
 
Guiding Policy 8.3 
Grow a diversified and vibrant local economy. 
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Guiding Policy 8.4 
Nurture a healthy and attractive community including a focus on the quality of the 
built environment through progressive development regulations.  
 
Guiding Policy 8.5 
Build reliable infrastructure and connected mobility that encourages physical activity 
such as biking and walking while also respecting the Island’s scenic qualities. 

 
Guiding Policy 8.6 
Grow a green, well-planned, environmentally sustainable community. 
 
Guiding Policy 8.7 
Maintain Plan for a safe city where citizens, City officials, and law enforcement work 
together in an environment of accountability and trust. 
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DATE:  June 3, 2016 
 
TO:  Bainbridge Island Planning Commission 
 
FROM: Joseph W. Tovar, FAICP 
 
RE:  Version 2 of Land Use Element 
 

 
The major comprehensive plan topic for Planning Commission review and 
deliberation at the June 9 meeting will be Version 2 of the Land Use Element.  Land 
Use was the first Element reviewed by the Commission, with Version 1 provisionally 
approved and set aside last fall. “Red pins” were placed on a number of draft policies 
to indicate that those provisions should be evaluated again for consistency after the 
Commission reviewed subsequent elements. 
 
Since last fall, the Commission has reviewed and provisionally approved drafts of the 
Land Use, Economic, Environmental, Transportation, Water Resources and Housing 
Elements.   Also, the Commission revisited the Guiding Principles last month and 
provisionally approved of a number of additions and revisions.   The changes now 
proposed to achieve consistency are shown with strikethrough and underlining on 
Attachment 1 – Revisions to the 10.12.15 Draft Land Use Element. 
 
If all the revisions shown in Attachment 1 are accepted, the result is the “clean” copy 
of a Version 2 of the Land Use Element shown in Attachment 2.   Following is a 
summary of the major changes between last fall’s draft of the Land Use Element, 
and what is now recommended for your consideration: 
 
1. The most noticeable change is that we have added line numbers along the left 

margin of both Attachments.   This will aide in identifying specific language you 
wish to discuss.  

  
2.  The most important format change is that a number of the Goals and Policies 

have been re-sequenced.  Compare the Tables of Contents in Attachments 1 and 
2.  As we reviewed last fall’s Land Use Element, it became apparent that the 
subjects were not organized in a logical order, which in many cases resulted in 
references to the same topic being scattered throughout the element.   

 
3. Some of the key concepts in the Guiding Principles were not prominent in last 

fall’s draft, such as the importance of the Island’s carrying capacity.   So we 
added proposed new Goal 2 on page 5 in Attachment 2.   Likewise, the 
importance of public participation in the planning process was missing entirely, so 

MEMORANDUM 

http://www.bainbridgewa.gov/745/Draft-Revised-Plan-Elements
http://www.bainbridgewa.gov/745/Draft-Revised-Plan-Elements
http://www.bainbridgewa.gov/745/Draft-Revised-Plan-Elements
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we added Goal 3 on page 6 of Attachment 2.   These, and other revisions, were 
intended to better connect the Land Use Element to other parts of the Plan.   The 
net result, we believe, is that the Element is now better supported by those other 
plan provisions, becomes easier to read and subjects are easier to find. 

 
4. In order to show which goals and policies were moved and re-numbered, in 

Attachment 1 we have added in parenthesis the former goal or policy number.   
We have also used Endnotes (see the last page of that draft) to provide some 
insight about the reason for the renumbering, deletion or consolidation of some of 
the prior goals or policies. 

 
5. You will note that we propose deletion of quite a bit of text regarding Winslow.  

The reason for that is that (a) there is quite a bit more Winslow-specific text in the 
Subarea Plan, which is part of this comprehensive plan and would continue to be 
so in Version 2; and (b) the Housing Element identifies many high priority actions 
that are most appropriate in Winslow, hence, a very high priority for Land Use 
Element implementation is to update the Winslow Subarea Plan in 2017.  

 
6. The one exception to adding text to the Winslow Subarea Plan concerns the High 

School Road Area.  The Commission concluded it is appropriate to start now to 
transform a portion of that area from its current low-rise auto-orientation to a more 
compact and efficient use of land for housing and non-auto oriented uses. 

 
7. We have deleted the term “service” so that the designated centers outside 

Winslow are now referred to as “Neighborhood Centers.”  This reflects the 
direction in the Housing Element that housing is to be a component of the future 
use mix in these places, as opposed to just commercial services. 

 
8. We have proposed a number of actions to prioritize actions to implement the 

Land Use Element.   See page 29 of Attachment 2.  The highest priorities would 
most likely become a part of the Planning Commission’s work program in 2017.    
These are consistent with the high priorities in other elements, such as the 
stormwater management plan priority in the Water Resources Element and the 
Housing priorities in that element. 

 
9. We have added a number of photographs to the Land Use Element to help 

illustrate existing conditions, concepts and priorities in the Plan.   
 
10. Note that the “Land Use Vision” entry on page 3 is blank.   We suggest that after 

you review Version 2 of the Land Use Element, you assign to member(s) of the 
Commission the task of working with staff and myself to draft that language.  We 
would return with that draft at a meeting later in June. 

 
Attachments 
Attachment 1 – Revisions to 10.12.15 Draft Land Use Element  
Attachment 2 -  Version 2 Land Use Element with revisions accepted 
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 4 
 5 
The Land Use Element is one of the mandatory elements of the Comprehensive Plan 6 
under the Growth Management Act (GMA).   It addresses the general location and 7 

distribution of land uses within the city and, in combination with other Plan Elements, 8 
guides the use of land on Bainbridge Island.   These other Elements include: 9 
 10 

 The Environment and Water Resources Elements that address the protection 11 
and conservation of natural systems, including the Island’s sole source aquifer, 12 

the quality and quantity of water, habitat, vegetation, and air. 13 

 The Housing Element that identifies strategies to increase the diversity of 14 
housing types and the supply of affordable housing on the Island. 15 

 The Economic Element that encourages programs and policies to support 16 
economic vitality and opportunity for Island residents. 17 

 The Transportation Element to provide mobility and safety for all users while 18 
respecting neighborhood character and climate resiliency. 19 

 The Capital Facilities and Utilities Elements to address the infrastructure needed 20 

to serve the planned land uses. 21 
 22 

The Land Use Element and Environmental Element are at the heart of the 23 
Comprehensive Plan.  Together, they describe the    24 

 25 
Taken together, these Elements balance the Island’s highly held values of 26 
environmental stewardship with the needs of its people for distribution location, 27 

preservation and protection of uses of land.   These include housing, commerce, health, 28 
safety, economic opportunity, light manufacturing, and access to goods, services, 29 
recreation, and cultural amenities.  natural resources, public utilities, and facilities.   30 

 31 
 and other land uses necessary to plan for future growth in a manner that reflects the 32 
overall vision of the Comprehensive Plan.To help achieve both these objectives, the 33 

Land Use and all other Elements are guided   All of these Elements are guided by the 34 
Eight Guiding Principles set forth in the Introduction Chapter of this Comprehensive 35 
Plan.  These Principles emphasize the importance of shaping future growth and 36 
redevelopment in a way that retains the Island’s character and quality of life that its 37 

residents so highly value.    38 
 39 
The City of Bainbridge Island is an urban growth area under the Growth Management 40 
Act (GMA).  Future growth on Bainbridge will be accommodated in a manner that is 41 

consistent with the requirements of the GMA, yet in several ways this comprehensive 42 

    LAND USE          Introduction  
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plan goes beyond the GMA’s minimum requirements.  For example, it exceeds the 1 

GMA’s minimal requirement to address water resources as a component of the Land 2 
Use Element by instead devoting an entire additional Element to Water Resources.  3 

The GMA requires plans to be based on a twenty-year horizon, but this plan uses a 4 
fifty-year/one hundred-year1 horizon to better account for the implications of Climate 5 
Change and the much longer term cycles of natural systems and public infrastructure 6 
investments. 7 
 8 

There is another important concept in the Plan.  Due to tThe Island ability has 9 
sufficiently zoned land in 2016 to accommodate the anticipated growth through the year 10 
2036.   number of existing platted lots and unused capacity under current zoning,  11 
Therefore, any localized increase in density over current zoning should further one or 12 

more of these a public purposes: The public purposes identified in the Plan are: 13 

 14 
1) Shift density from critical areas and or farmland to Winslow or other designated 15 

centers sites, such as current or future Neighborhood service centers. 16 
2) Provide a Increase the range and supply of housing types and affordable 17 

housing. ility. 18 
3) Contribute to public infrastructure or and public amenities in excess of what is 19 

needed to mitigate the impacts of an individual project’s development. 20 
4) Reduce citywide greenhouse gas emissions while planning for the effects of 21 

climate change. 22 

 23 
Another important component of the Plan’s implementation are framework is an 24 

emphasis on establishing benchmarks and targets against which to assess progress.  25 
the continued viability of the Plan.  For example, the Housing Element sets aspirational 26 
targets to increase the diversity of housing types and supply of affordable housing, 27 

establishes benchmarks, a monitoring program and a schedule for progress reports.  A 28 

monitoring program must be created to track progress in achieving other aspects of the 29 
City in achieving the Plan’s vision and goals. 30 

 31 
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 1 LAND USE VISION 
 
 
 

NOTE:  THIS SECTION IS BEING DRAFTED BY COMMISSIONER KILLION 
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 1 
 2 

 3 
NOTE:  The paragraphs in gray that follow are proposed to be deleted because they have been 4 
made redundant and somewhat dated by the more detailed and current policy language in the 5 
Goals and Policies section. 6 
  7 

Winslow 8 

 9 
Winslow is the area of urban concentration on the Island.  The 2004 Comprehensive 10 

Plan created a Mixed Use Town Center (MUTC) intended to be the vibrant, pedestrian-11 
oriented core of Winslow.  Five overlay districts are designated to address the distinct 12 

Fig. LU- 1.    

Island-wide 

Land Use Concept 
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neighborhoods and commercial areas within the MUTC: 1 

 2 

 Central Core Overlay District – To provide the commercial center; residential 3 
uses are encouraged but not required; 4 

 Erickson Avenue Overlay District – To preserve the unique and historical 5 
features of Ericksen Avenue; retail is permitted only if on the ground floor with 6 
residential or office development above. 7 

 Madison Avenue Overlay District – To provide a mix of residential and small-8 
scale, nonresidential uses; all retail and office development must contain a 9 
residential component. 10 

 Gateway Overlay District – To protect the ravine and provide low-intensity, 11 
tourist-oriented commercial, multifamily and agricultural uses. 12 

 Ferry Terminal – To provide ferry and associated transportation-oriented uses 13 
and a residential/office neighborhood with limited retail adjacent to the terminal 14 

to serve commuters. 15 

 16 
The High School Road District is meant to provide commercial uses that complement 17 

the Town Center and that benefit from auto access near SR 305. Special planning 18 

considerations are provided for coordinated development for the area in and around 19 
the ferry terminal, and for properties that abut Eagle Harbor. The Winslow Master 20 
Plan was approved  in  1998 to implement the goals and policies of the Plan.  The 21 

Winslow Master Plan has been since amended, including a substantial update in 2006. 22 
 23 

The Plan recognizes the existing residential districts in Winslow and suggests that the 24 
Urban Multifamily District could be appropriate for an increase in density with the use 25 
of a Transfer of  Development Rights (TDRs). 26 

 27 

Neighborhood service centers 28 

The Neighborhood service centers will continue to serve as small-scale commercial 29 
activity centers. The b a se  residential density within the service centers would 30 

remain at two units per acre. 31 

 32 

    Island Center 33 

Expansion of the boundaries of Island Center would be considered part of a 34 
special planning-area process. See Policy LU 1.2. The 10-acre site on the 35 

northwest corner of Miller and Battle Point Roads may continue with garden 36 
supply sales, nursery, and related uses, and provide for some possible 37 

expansion of those uses under a contract zoning district.  38 
 39 
    Lynwood Center 40 

The Lynwood Center Subarea Plan was approved in 1997 after a special 41 
planning area process. 42 

 43 
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    Rolling Bay 1 

Expansion of the boundaries of Rolling Bay would be considered as part of a 2 
special planning area process. See Policy LU 1.2 3 

Business/Industrial (B/I) 4 

Business/Industrial (B/I) designated land is concentrated in three distinct areas: 5 

 Day Road, east and west of SR 305 6 

 Sportsman Club Road, between New Brooklyn and SR 305 7 

 New Brooklyn Road, west of Madison Avenue 8 

There is an isolated B/I parcel located at the intersection of Fletcher Bay and Bucklin Hill 9 
Roads.  It was designated as such to recognize an existing development pattern.  10 
Federal, state, and local regulations govern the handling and disposal of hazardous 11 
ubstances and hazardous waste and will be used to e v a l u a t e  future business/ 12 

industrial development.  13 

 14 

 15 

The GMA requires Bainbridge Island to plan, at a minimum, for the growth in 16 

population allocated to it by the Washington State Office of Financial Management 17 
and the Kitsap Regional Coordinating Council. Bainbridge Island’s Comprehensive Plan 18 

does accommodate projected growth in a way that is consistent with the requirements 19 
of the GMA, yet true to the community’s vision and overall goals for the future. 20 

[NOTE:  THE ABOVE PARAGRAPH IS DUPLICATIVE OF THE LANGUAGE THAT HAS BEEN INCORPORATED 21 
ELSEWHERE IN THIS ELEMENT.] 22 

 23 
 24 

GOAL LU-1 (formerly LU-6) 25 

The City of Bainbridge Island will plan Plan for growth based on the growth targets 26 
established by the Kitsap Regional Coordinating Council: 5,635 additional 27 

residents from 2010-2036 and, at the same time, promote and sustain high 28 
standards that will not diminish the quality of life and/or degrade the environment 29 
of the Island. 30 
 31 
Policy LU 1.1 (formerly LU 6.1) 32 
On September 24, 2013, the KRCC amended the Kitsap Countywide Planning Policies 33 

to revise the 20-year planning horizon under GMA and to revise the population forecast 34 
for the County and the subarea allocation for each of the local jurisdictions within the 35 
County.   Bainbridge Island was allocated a population of 28,660 by the year 2036.   36 

The City Council ratified the amended Countywide Planning Policies on December 11, 37 
2013 by approving Resolution 2013-22, and Resolution 2015-13 on June 16, 2015.   The 38 
2010 Island population was 23,205 people.    39 

The City accepts the Kitsap Regional Coordinating Council (KRPC) population 40 

allocation and will continue to analyze the impacts of these allocations as the 41 

GOALS AND POLICIES 
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Comprehensive Plan is implemented.   With an allocation of 28,660, the Island must plan 1 

for an increase in population of 5,635 persons by the year 2036.  2 
 3 
This Comprehensive Plan allocates more than enough development capacity to 4 

accommodate the target patterns, and opportunities for choice in residential location 5 
and lifestyle. Finally, the Plan acknowledges the planning constraints which result from 6 
the large number of existing nonconforming and previous platted lots. 7 

 8 

Policy LU 1.2  (formerly LU 6.2) 9 

As a city, Bainbridge Island constitutes an urban growth area under the GMA. Although 10 

an urban growth area, future growth on Bainbridge will be accommodated in a manner 11 
that is consistent with the requirements of the GMA, yet retains the Island’s character 12 

and the quality of life that its residents so highly value. 13 

 14 
Consistent with the GMA, all land within the City of Bainbridge Island is included in the 15 

City’s urban growth area. While Bainbridge Island is a City, it is not characterized by 16 
urban development with a full range of urban facilities and services, but contains a 17 
variety of development patterns that range from urban to less intense development. 18 

Winslow is the urban center of the Island.  The existing Neighborhood service centers 19 
supplement Winslow’s commercial activity, with the Business/Industrial District 20 

providing a location for environmentally sound manufacturing businesses. 21 
 22 
Outside of Winslow and the Neighborhood service centers, the Island has a rural 23 
appearance with forested areas, meadows, farms, and winding, narrow, and heavily 24 

vegetated roadways. These characteristics represent the Island character that is so 25 

highly valued by its residents. As important as preserving Island character is to its 26 
residents, of equal importance is the protection of the Island’s environmentally 27 

sensitive areas. These outlying areas contain much of the Island’s sensitive areas – 28 
the major recharge areas for the Island’s aquifers, wetlands, and streams that serve 29 
a variety of important functions. Much of the area serves as fish and wildlife habitat. 30 

There is strong public support to encourage a pattern of development which preserves 31 
and protects this portion of the Island. 32 

 33 
Policy LU 6.3 34 
The residential densities in the Plan focus residential growth in Winslow and other 35 

current and future centers with urban services, such as the Neighborhood service 36 
centers.   This is a change from the 1994 and 2004 Plans both of which specified a 37 
numeric growth strategy as follows:  accommodate 50% of the population growth in 38 

Winslow through the year 2012, and accommodate 5% of population growth in the 39 
Neighborhood service centers.  The balance of the growth was to be absorbed 40 
throughout the remainder of the Island. For purposes of allocating 50% of the growth, 41 

Winslow was defined as the Winslow Master Plan Study Area. (Figure 2.3 of the 42 
Winslow Master Plan. 43 
 44 
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The Winslow Master Plan encourages development of a neighborhood of the Island 1 

that contains a strong, vital downtown where people want to live, shop and work. 2 
Outside the mixed use, higher density center, there would be a variety of housing 3 

choices, from higher density multifamily areas immediately adjacent to the downtown 4 
to single family residential neighborhoods.  [Moved to Goal LU-7 on p. 23.] 5 

 6 

GOAL LU-2 (formerly LU-8) 7 

This Comprehensive Plan recognizes and affirms that, as an Island, the City has 8 
natural constraints based on the carrying capacity of its natural systems. The 9 
Plan strives to establish a development pattern that is consistent with the goals 10 
of the community and compatible with the Island’s natural systems. 11 
 12 
Policy LU 2.1 (formerly LU 8.1) 13 

Recognizing that the carrying capacity of the Island is not known, the citizens of 14 

Bainbridge Island should strive to conserve and protect its natural systems, within 15 
the parameters of existing data.  Revisions to the Plan should be made as new 16 

information becomes available. 17 
 18 
The carrying capacity of Bainbridge Island is determined by many factors, including the 19 

supply of limited resources (particularly water), changes in patterns of consumption, and 20 
technological advances. This Plan acknowledges that, with current information, the 21 

carrying capacity of the Island is not known. During the timeframe of this Plan, additional 22 
information on the carrying capacity of the Island should be developed.  23 

 24 
The Plan seeks to take a balanced and responsible approach to future development. As 25 

our understanding of the Island’s capacity changes, the recommendations of this Plan 26 
should be reconsidered to ensure that they continue to represent a responsible path 27 

for the long-range future of the Island. 28 
 29 
Policy LU 2.2  (formerly LU 8.2) 30 

A public education program should be established to foster the community’s 31 
understanding of the natural systems on the Island and their carrying capacity. 32 

 33 
Policy LU 2.3  (formerly LU 8.3) 34 

This Plan recognizes that stewardship of the land is a responsibility of individual citizens 35 
and the community as a whole. Through its status as an employer and landowner, the 36 
City should take advantage of its opportunities to be an example of environmental 37 

stewardship so that others will be encouraged to follow suit. 38 
 39 
Policy LU 2.4  (formerly LU 8.4) 40 

The City should develop a program that recognizes and rewards stewardship so that 41 

others will be encouraged to follow suit. 42 
 43 
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Policy LU 2.5  (formerly LU 8.5) 1 

Work with EcoAdapt and others to prepare a Bainbridge Island Climate Change and 2 
Water Conservation Plan strategy.  3 
Revisit with Environmental, Water Resources & Housing Element 4 

GOAL  LU-3  (formerly LU-12) 5 

Develop a meaningful process for citizen participation that includes participation 6 

from all segments of the Island community. 7 
 8 
 9 

ISLAND-WIDE CONSERVATION AND DEVELOPMENT STRATGY 10 

GOAL LU-4  (formerly LU-1) 11 

As part of a long-term, Island-wide, Conservation and Development Strategy, 12 

focus urban development in designated centers, maximize public access to and 13 
protect the shoreline, minimize impacts from the SR 305 corridor, and conserve 14 
the Island’s ecosystems and the green, natural and open character of its 15 

landscape. 16 
 17 
Policy LU 4.1  (formerly LU 1.1)  18 
The majority of development and redevelopment on the Island should be 19 
accommodated over the next fifty years2 in central places (i.e.,  designated centers) that 20 
have or will have urban levels of services and infrastructure.  See Fig. LU-1.  These 21 

“central places” should conform to the following hierarchy of centers: 22 

a. Winslow Master Plan Study Area 23 

b. Lynwood Center 24 
c. Neighborhood service centers with a residential component 25 

d. Neighborhood service centers without a residential component                         26 
REVIEW AFTER HOUSING ELEMENT 27 

e. Small scale neighborhood “nodes” 28 

 29 
Policy LU 4.2  (formerly LU 1.2)    30 
The City shall adopt  Adopt a multi-year work program to undertake the “Special 31 
Planning Area Process” for the designated centers of Winslow, Island Center, Rolling 32 

Bay, Sportsman Triangle, Fort Ward3 and Day Road.   The product of the “Special 33 
Planning Area Process” will be Subarea Plans for each of the designated centers that 34 
will be adopted as part of the Comprehensive Plan. 35 

 36 
Policy LU 4.3  (formerly LU 1.3) 37 
Updating the Winslow Master Plan is the City’s highest work program priority because 38 

the greatest potential for achieving many of the City’s priorities is focused there, 39 
including increasing the diversity of housing types and the supply of affordable housing 40 

while helping to reduce the development pressures in the Island’s conservation areas. 41 
 42 

Policy LU 4.4  (formerly LU 1.4) 43 
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The special planning area process for each designated center shall be informed by 1 

surface water and aquifer data in the respective watershed and appropriate provision 2 
made to limit permitted uses or require specific measures to protect the water resource.4 3 

 4 

 5 
 6 
Policy LU 4.8  (formerly LU 1.6 1.8)    7 

The SR 305 corridor, with its gateways at the Washington State Ferry landing in 8 
Winslow and the Agate Pass Bridge, is a major regional facility managed by the 9 
Washington State Department of Transportation.     See Fig. LU-1. The City shall 10 

actively work with the State and others to minimize the traffic impacts of SR 305 on 11 
mobility, safety, air quality and the visual character of Bainbridge Island, while also 12 

serving both the motorized and non-motorized needs of Island residents and 13 
businesses. 14 

 15 
Policy LU 1.4  1.5   16 
The four “Historic/Potential Centers” of Seabold, Port Madison, Fort Ward and 17 

< Fig. LU-2  Future Land Use Map 
 
 
Policy LU 4.5  (formerly LU 1.5) 
The special planning area process for 
each designated center shall engage 
residents, landowners, businesses and 
other stakeholders in envisioning the 
appropriate extent, scale, use mix, and 
the desired and required services and 
infrastructure to serve the selected use 
mix and intensity.  
 
Policy LU 4.6  (formerly LU 1.5  1.6) 
The Future Land Use Map in Fig. LU-2 
adopted in this Plan establishes the 
future distribution, extent, and location 
of generalized land uses on the Island. 
 
Policy LU 4.7  (formerly LU 1.6 1.7)    
The City shall continue  
Continue to utilize the goals and use 
regulations of the Shoreline Master 
Program to protect the environmental 
quality of and public access to the 
Island’s saltwater shoreline. 
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Eagledale may be included in the multi-year work program under Policy 1.2, or if not, 1 

simply be candidate emerging centers through the 20 year life of this Plan.   In the latter 2 
case, conservation priorities and planning for longer-term infrastructure improvements 3 

should take account of these potential emerging centers.  5 4 

 5 
 6 
Policy LU 4.9  (formerly LU 1.7 1.9) 7 
Lands shown on Fig. LU-1 as “Conservation Areas” are appropriate for residential, 8 

recreational, agricultural, habitat and open space uses.   The City will use a variety of 9 
conservation tools, including public acquisition of certain properties, regulatory 10 
protection of environmentally critical areas, and innovative zoning tools such as aquifer 11 
conservation zoning and conservation villages6 to minimize the development footprint 12 

within these Conservation Areas.  13 
 14 

DESIGNATED CENTERS 15 

GOAL LU-5  (formerly GOAL LU-4) 16 

Focus urban development in designated centers 17 

 (formerly Policy LU 6.3) 18 
The residential densities in the Plan focuses residential growth in Winslow and other 19 

current and future centers with urban services, such as the Neighborhood service 20 
centers.   Collectively, Winslow and the Neighborhood service centers constitute 21 
Bainbridge Island’s designated centers. 22 

 23 
This is a change from the 1994 and 2004 Plans, both of which specified a numeric growth 24 

strategy as follows:  accommodate 50% of the population growth in Winslow through 25 

the year 2012, and accommodate 5% of population growth in the Neighborhood service 26 
centers.  The balance of the growth was to be absorbed throughout the remainder of the 27 
Island. For purposes of allocating 50% of the growth, Winslow was defined as the 28 

Winslow Master Plan Study Area. (Figure 2.3 of the Winslow Master Plan. 29 
 30 

Policy LU 5.1  (formerly LU 7.1) 31 

Winslow is the urban core of the Island, while the existing Neighborhood service service 32 
centers are smaller-scale centers.  In order to achieve the goals of the GMA this Plan 33 
would: 34 

● Encourages development in areas where public facilities and services exist 35 

or can be provided in an efficient and effective manner. 36 

● Provides a vibrant, pedestrian-oriented core. 37 

● Reduces sprawl. 38 

● Provides choice of housing location and lifestyle. 39 

● Maintains and protects environmentally sensitive and resource lands. 40 

● Encourages the retention of open spaces. 41 

● Maintains and enhances the fish and wildlife habitat. 42 
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 1 
Policy LU 5.2  (formerly LU 7.2) 2 

Increased density over and above the existing zoning in the NSCs should only occur 3 
through a shift in density from critical areas and farms through TDRs and through the 4 
use of density bonuses for affordable housing. 5 

 6 
Policy LU 5.3  (formerly LU 4.1) 7 
Encourage residential uses in a variety of forms and densities as part of the use mix in 8 
designated centers. REVIEW AFTER HOUSING ELEMENT                                                  REVIEW 9 
AFTER HOUSING ELEMENT 10 
 11 
Policy LU 5.4  (formerly LU 4.2) 12 
Sustainable development and redevelopment will be focused in the designated centers 13 
through a combination of intergovernmental and public-private partnerships, affordable 14 

housing incentive programs, “green” capital projects, and low impact development 15 

standards. 16 

 17 
Policy LU 5.5  (formerly LU 4.3)  18 
Implement a an optional green building code or “green factor” for both commercial and 19 
multifamily residential projects.   20 

 21 

Policy LU 5.6  (formerly LU 4.4)   22 
Address mechanisms for retaining and preserving open space in the vicinity of 23 

designated centers.   24 

 25 
Policy LU 5.7  (formerly LU 4.5) 26 
Encourage the design of buildings in designated centers for a long life and adaptability 27 

over time to successive uses. 28 
 29 
Policy LU 5.8  (formerly LU 4.6)   Adopt development standards and program public 30 

improvements to encourage walkability within each designated center and to the 31 

surrounding areas. 32 
 33 

Policy LU 5.9  (formerly LU 4.7) 34 
Development should be designed and located so as to avoid or minimize potential 35 

conflicts with agricultural activities, and right-to-farm ordinances must be recognized by 36 
any development located adjacent to agricultural uses.   37 
 38 

Policy LU 4.8 39 
Amend the Island-wide Transportation Plan to link designated centers and reduce 40 
vehicle miles traveled and greenhouse gas emissions. 41 

 42 
GOAL LU-6  (formerly GOAL LU-5) 43 

 44 
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Ensure a development pattern that is true to the vision for Bainbridge Island by 1 

reducing the inappropriate conversion of undeveloped land into sprawling 2 
development.  3 

 4 
Policy LU 6.1  (formerly LU 5.1) 5 
Land use designations should reflect the priority of Bainbridge Island to remain primarily 6 
residential, with nonresidential development concentrated in the designated centers.  7 

  8 

Policy LU 6.2  (formerly LU 5.2) 9 
Winslow is the heart of Bainbridge Island. Higher intensity residential and commercial 10 
development and human activity is encouraged within Winslow, the heart of Bainbridge 11 
Island. central core In order to create a vibrant city center, direct growth where 12 
infrastructure exists, reduce reliance on the automobile, provide opportunities for 13 

affordable housing, and absorb growth that would otherwise be scattered in outlying 14 

areas.  15 

 16 

Policy LU 6.3  (formerly LU 5.3) 17 
The Neighborhood service centers of Island Center, Rolling Bay, and Lynwood Center 18 
offer small-scale, commercial and service activity outside of Winslow. These designated 19 

centers Neighborhood service centers should be allowed to develop at slightly higher 20 
densities to reinforce their roles as smaller- scale, community centers than Winslow.   21 
REVIEW AFTER HOUSING, TRANSPORTATION, WATER RESOURCES ELEMENTS 22 
Policy LU 6.4  (formerly LU 5.4) 23 
Designation of new centers should be considered only after detailed analysis of the 24 

economic impact of the new development shows there will be no significant, adverse 25 

impact on the existing commercial centers, including Winslow.  26 

 27 
Policy LU 6.5  (formerly LU 5.5) 28 
The designated centers at Day Road and Sportsman Club are intended to augment the 29 

Winslow, Lynwood, and Rolling Bay designated centers Core and the Neighborhood 30 
service centers and allow a diverse economy with business retention, growth and 31 

innovation on the island.          .  REVIEW AFTER HOUSING, ECONOMIC, AND TRANSPORTATION ELEME 32 
The comprehensive land use plan for Bainbridge Island strives to provide for the full 33 

range of community needs. The These Business/ Industrial Districts can provide 34 

economic activity that includes a variety of low-impact, nonpolluting uses that reflect 35 
and respond to changing market conditions and are compatible with the community.  .   36 
 37 

Policy LU 6.6  (formerly LU 5.7 5.8) 38 
Applications for development approval on Bainbridge Island should be processed within 39 

the timelines established in the City’s land development regulations in order to ensure 40 

affordability, fairness, and predictability in the land development process. 41 

 42 

Policy LU 6.7  (formerly LU 5.8 5.9) 43 

To reflect the policies in the Housing Element to provide for a variety of housing options 44 
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in areas designated for residential development, including residential open space, 1 
accessory dwelling units shall be considered allowed uses in all residential zoning 2 

districts except R-6.(See Housing Element policy H 3.2)  REVIEW AFTER HOUSING ELEMENT 3 

 4 
Policy LU 6.8  (formerly LU 5.9 5.10) 5 
Water or wastewater infrastructure, which may contribute to system capacity exceeding 6 
local need, shall not be used to justify development counter to the City-wide land use 7 

policies. 8 
 9 

WINSLOW 10 

GOAL LU-7  (formerly GOAL LU-16)  11 
The Winslow mixed use and commercial districts are designed to strengthen the 12 

vitality of downtown Winslow as a place for people to live, shop, and work. The 13 
Mixed Use Town Center is intended to have a strong, residential 14 
component to encourage a lively community during the day and at night 15 

 16 
The Winslow Master Plan encourages development of a neighborhood of the Island 17 

that contains a strong, vital downtown where people want to live, shop and work. 18 
Outside the mixed use, higher density center, there would be a variety of housing 19 
choices, from higher density multifamily areas immediately adjacent to the downtown to 20 

single family residential neighborhoods.   21 

 22 

Policy LU 7.1 (formerly LU 13.1) 23 

The major center for new commercial development is the Mixed Use Town Center 24 

(MUTC) and the other commercial districts in Winslow. 25 
 26 
Development within the MUTC and High School Road Districts shall be consistent with 27 

the Winslow Master Plan (contained in the Subarea chapter of this Plan). The level of 28 
development is determined by using Floor Area Ratio (FAR) rather than dwelling units 29 

per acre. The use of FAR may result in an increase in the base level of development 30 
(density) over the existing zoning, but will provide greater flexibility in type and size 31 
of housing units that will further the goals of this Plan. 32 

 33 

Policy LU 7.2  (formerly part of LU 13.1) 34 
A base level of commercial and residential density within the overlay districts of the 35 

MUTC and the High School Road districts is described in the Winslow Master Plan, 36 
with an increase in the FAR allowed through the use of: 37 

● Affordable housing. 38 

● TDRs (transferable development rights). 39 

● Contributions to public infrastructure and public amenities in excess of what is 40 
required to mitigate the impacts of development. 41 

● Transfer of density within the MUTC and within the High School Road Districts. 42 
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● Preservation on-site of historic structures eligible for inclusion on a local, 1 
state or federal register of historic places. 2 

● Locating ferry-related parking under building. 3 
 4 
Policy LU 7.3 5 

Phasing mechanisms and/or incentives should be developed to promote the timely and 6 

logical progression of commercial and residential development. 7 
 8 
 9 

GOAL LU-7 10 

 11 

Establish areas of urban concentration where public facility and service 12 
capacities already exist or are being developed, and which are characterized by 13 

growth that will be served by a combination of existing and new public facilities 14 

and services. 15 
 16 

Winslow Mixed Use and Commercial Districts 17 

. The most intense commercial area in Winslow is in the Central Core Overlay 18 
District. In this area, a vertical mix of uses is encouraged, but exclusively retail 19 
and/or office uses are permitted as well. In other areas of the Mixed Use Town 20 

Center District, office and retail uses should include a residential component. 21 
 22 
  Policy LU 16.1 23 

The Mixed Use Town Center is intended for select areas within one mile of the ferry 24 
terminal and particularly the downtown core area of Winslow, which is within one-half 25 

mile of the ferry terminal, that are suitable for pedestrian-oriented development. 26 
 27 
Policy LU 16.2 28 

The Mixed Use Town Center District includes diversity in types of housing, shopping, 29 
civic facilities, recreation, and employment. A variety of land uses are allowed which 30 

promote a pedestrian atmosphere, enhance the viability of the Town Center and can 31 

be developed in a manner that  is harmonious with the scale of the Town Center. 32 
Land uses which require outdoor storage or which have primarily an auto orientation, 33 

such as drive-through establishments, are not permitted within the Mixed Use Town 34 
Center. 35 

 36 
Policy LU 16.3 37 

To ensure the visual appeal and pedestrian-orientation of the land uses, the land 38 
development regulations include design standards for: 39 

● Building height, bulk, and placement. 40 

● Landscaping. 41 

● Land coverage. 42 



Revisions to 10/12/15 PC Recommended Land Use Element       6/3/2016 
 

 
 

17            2016 Comprehensive Plan                                                                   DRAFT LAND USE ELEMENT 
         

● Open space. 1 

● Parking requirements. 2 

● Signage. 3 

● Street improvements. 4 
 5 
Policy LU 16.4 6 

The base levels of development in the Mixed Use Town Center and High School 7 
Road Districts are determined by the floor area ratios (FAR) established in the 8 

Winslow Master Plan. A maximum level of development may be achieved through 9 
the use of FAR bonus provisions established in the Winslow Master Plan, including 10 
Transfer Development Rights, an affordable housing density bonus or contributions to 11 
public infrastructure or public amenities in excess of what is required to mitigate 12 

development impacts. 13 

 14 

Policy LU 16.5 15 

The area north of Bainbridge Performing Arts to High School Road, between Madison 16 
and Ericksen Avenues, is most appropriate for high-density, residential uses. 17 

 18 
Policy LU 16.6 19 

Develop a parking plan for the Mixed Use Town Center District in order to ensure 20 
the viability of the Center. The Plan should include provisions for shared parking, 21 

public parking structures or garages, parking opportunities off Winslow Way, 22 
reduction of the parking requirements for areas within the Center, and identification 23 

of areas which could be developed as small, public parking lots to serve the 24 
businesses, and the Plan should consider the use of street trees that allow solar 25 

access. Establish a public/private partnership, such as a Parking Authority, to 26 
implement the parking plan. 27 

 28 
A Parking Authority could assist with funding, site acquisition, planning, engineering, 29 
and traffic studies, and create an overall integrated plan of action with sequential 30 

implementation. 31 
 32 
Policy LU 16.7 33 

Monitor the success in achieving the Plan’s goal to increase the vitality of the Mixed 34 
Use Town Center and the effectiveness of the bonus density program. The monitoring 35 
program includes tracking the use of TDRs, the affordable-housing density bonus and 36 
bonuses for contributions to public facilities, the types of businesses which are 37 

located in the Town Center, and the number and frequency of business changes. 38 
 39 

  Policy LU 16.8 40 

Pursue the construction of a complete waterfront trail system. 41 
 42 

GOAL LU-17  43 
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Maintain overlay districts that distinguish the neighborhoods and commercial 1 

areas within the Mixed Use Town Center. 2 

There are a number of distinct neighborhoods or commercial centers within the Mixed 3 
Use Town Center. Development within the Town Center should reflect the different 4 

qualities and characteristics of these distinct areas. Except where explicitly stated, the 5 
permitted uses and densities are uniform throughout the Mixed Use Town Center. 6 
However, design standards and mix of uses may vary. The overlay districts establish 7 
these variations. Also, the goal of achieving pedestrian-oriented development is sought 8 

throughout the Town Center. 9 
 10 
Policy LU 17.1 11 

Encourage neighborhood participation in defining the design standards for each overlay 12 
district. 13 

 14 
Central Core Overlay District 15 

 16 
Policy LU 17.2 17 

The Central Core Overlay District is the most densely deve loped and dynamic 18 
district within the Mixed Use Town Center. Within this overlay district, residential 19 
uses are encouraged, but exclusive office and/or retail uses are permitted. 20 

 21 
Policy LU 17.3 22 

Design standards that address public spaces, parking and landscaping recognize the 23 
urban character of the Central Core Overlay District and apply to future development. 24 

 25 
In general, open space and landscaping standards may be more relaxed in this district 26 

in favor of building placement and lot coverage standards which create a continuous 27 
urban façade. 28 

 29 
Policy LU 17.4 30 

Mixed Use developments within the Central Core Overlay District that include a 31 
residential component may be exempt from requirements to provide off-street parking 32 

for the residential component of the project. When establishing the parking 33 
requirements for such a project, the City should consider the extent to which the 34 

shared parking will satisfy residents’ parking demand. 35 
 36 
 37 
Policy LU 17.5 38 

Improve pedestrian and visual access to the waterfront from the Central Core. 39 

 40 

Ericksen Avenue Overlay District 41 
 42 
Policy LU 17.6 43 
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The Ericksen Avenue Overlay District is intended to preserve the unique and historical 1 
features of the Ericksen Avenue neighborhood and to provide for a mix of residential 2 
and small-scale, nonresidential development, with provision for open space. 3 

 4 
Policy LU 17.7 5 

New multi-story retail development is permitted within the Ericksen Avenue Overlay 6 
District only with a residential component. 7 

 8 

Historic (pre-1920) single-family, residential structures on Ericksen may be 9 
converted to nonresidential use. However, any additions to the structure must be 10 

added to the rear and must be compatible with the character of the original structure. 11 
Policies related to the historic structures on Ericksen Avenue are contained in the 12 

Historic Preservation section of this Element. 13 
 14 
Policy LU 17.9 15 

New buildings within the Ericksen Overlay District must be constructed so that the 16 
overall character of the street, including traditional building forms, roof shapes, and 17 

relationship of building to street, is compatible with that of the historic structures on 18 
Ericksen Avenue.  19 

 20 
Madison Avenue Overlay District 21 

 22 
Policy LU 17.10 23 

The Madison Avenue Overlay District is intended to provide for a mix of residential 24 
and small-scale, nonresidential development. 25 

 26 

Policy LU 17.11 27 

Within the Madison Avenue Overlay District mixed-use development is encouraged. 28 

New multi-story retail development is permitted only with a residential project. 29 

 30 
Gateway Overlay District 31 

Policy LU 17.12 32 

The area along SR 305 from Winslow Way to the parcel north of Vineyard Lane is the 33 
gateway to Bainbridge Island and should be developed to enhance this role. 34 

 35 

 36 

Policy LU 17.13 37 

The Gateway Overlay District provides protection for the ravine. The District permits 38 
low-intensity, tourist-oriented, commercial, multifamily, and agricultural uses that have 39 

limited parking and minimum traffic impact. Limited, impervious surface coverage is 40 

allowed. If changes to SR 305 are made, then the uses permitted in the District will 41 
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be re-examined. 1 
 2 
Policy LU 17.14 3 

The ravine is an important, natural feature of Bainbridge Island and must be protected. 4 
A high priority is to purchase properties or obtain conservation easements where the 5 
ravine is located to provide a permanent open space and connect a trail along the 6 

ravine. 7 

 8 
Ferry Terminal District 9 

 10 

GOAL LU-18  11 

The Ferry Terminal Overlay District is intended to provide an attractive setting 12 
for ferry and associated transportation-oriented uses and serve as the entry point 13 

into Winslow. This District is also intended as a pedestrian and transit oriented, 14 
mixed-use neighborhood that complements the character and vitality of the 15 
core and serves the neighborhood and commuters. 16 

 17 
Policy LU 18.1 18 

Limit commuter parking and locate parking underground below new residential/office 19 
development in the ferry terminal wherever feasible. 20 

 21 
Policy LU 18.2 22 

Require new development to provide landscaping, landscape buffers and signage that 23 

enhances the setting of this visually important area, and limits the undesirable visual 24 
impacts of parking lots. 25 

 26 
Policy LU 18.3 27 

Protect adjacent, residential zones from the encroachment of parking, traffic impacts, 28 
and development. 29 

 30 

Policy LU 18.4 31 

Landscaping and signage standards should provide an attractive entry point that 32 

emphasizes Winslow’s intimate character and natural setting. 33 
 34 

Ferry Terminal Planning Area 35 
 36 

GOAL LU-19  37 

Planning for the Ferry Terminal and Gateway Districts should be coordinated 38 

 39 

Policy LU 19.1 40 

The Ferry Terminal and Gateway Districts are developed in cooperation with the City, 41 
Washington State Department of Transportation, Kitsap Transit, and the private 42 
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landowners to ensure coordinated and consistent development. The Ferry Terminal 1 

plan should address such issues as design standards, coordinated transportation 2 
analysis, pedestrian and visual connections between the ferry terminal and the 3 

Winslow Way retail center, and environmental protection. 4 

 5 
 6 

Water-dependent Industrial District 7 
GOAL LU-21  8 

Allow for the continuation of water-dependent, industrial uses on Bainbridge 9 
Island in order to preserve elements of a working waterfront within the urban 10 
shoreline area. Water-dependent uses require direct contact with the water and 11 
cannot exist at a non-water location due to the intrinsic nature of the operation. 12 

   13 
Policy LU 21.1 14 

The Water-dependent Industrial District is intended primarily to provide for ship and 15 
boat building and boat repair yards. Preference should be given to small, local, boat 16 

haul-out and repair facilities, and water-oriented industry which serves boating needs. 17 

Policy LU 21.2 18 

Water-dependent industrial development shall not be located on sensitive and 19 

ecologically valuable shorelines such as natural accretion shore forms, marshes, bogs, 20 

swamps, salt marshes and tidal flats, and wildlife habitat areas, nor on shores 21 
inherently hazardous to such development, such as flood and erosion prone areas and 22 

steep and unstable slopes. 23 
 24 
Policy LU 21.3 25 

Industrial uses shall employ best management practices (BMPs) and best available 26 

facilities practices and procedures concerning the various services and activities 27 

performed and their impacts on the surrounding water quality.  28 

 29 

Policy LU 21.4 30 

Regional and statewide needs for industrial facilities should be carefully considered in 31 

reviewing new proposals, as well as in allocating shorelines for such development. 32 
Such reviews or allocations should be coordinated with port districts, adjacent counties 33 

and cities, and the State in order to minimize new industrial development that would 34 
duplicate under-utilized facilities elsewhere in the region, or result in unnecessary 35 
adverse impacts. 36 

 37 

Policy LU 21.5 38 

Expansion or redevelopment of existing, legally established industrial areas,  39 
facilities, and services with the possibility of incorporating mixed use development 40 

should be encouraged over the addition and/or location of new or single-purpose 41 
industrial facilities. Such development or redevelopment for mixed use should occur 42 
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through a master planned development process in areas designated appropriate for 1 

such urban shoreline uses. 2 
 3 

 Policy LU 21.6 4 

Joint use of piers, cargo handling, storage, parking, and other accessory    facilities 5 
among private or public entities should be strongly encouraged or required in waterfront 6 

industrial areas. 7 
 8 
Policy LU 21.7 9 

New or expanded industrial development should be required to provide physical and/or 10 

visual access to shorelines and visual access to facilities whenever possible, and when 11 
such public access does not cause significant interference with operations or hazards 12 
to life and property. 13 

 14 
Winslow Residential Districts 15 

 16 
GOAL LU-22 17 17 

The Urban Multi-Family District is intended to provide for moderate to high-18 
density residential development that may include some office and governmental 19 

uses, and are permitted as conditional uses. 20 
 21 
Policy LU 22.1 17.1 22 

Residential development within the Urban Multi-Family District i s  served by public 23 

facilities and services normally associated with urban area development. 24 
 25 
Policy LU 22.2 17.2 26 

Retain the existing densities of residential uses which range from 8 to a maximum of 27 

14 units per acre within the Urban Multi-Family District. 28 
 29 
  Policy LU 22.3 17.3 30 

Provide landscape buffers between any multifamily and existing single family homes. 31 
 32 
Policy LU 22.4 17.4 33 

To ensure the compatibility of multifamily developments with adjacent uses and 34 
retain the scale of development in Winslow, development regulations include design 35 

standards for: 36 

● Building height, bulk, massing, and articulation to promote a pedestrian scale 37 
and to ensure adequate light, air, and view corridors between lots. 38 

● Parking requirements, including location of parking to the rear or side yards. 39 

● Landscaping, including parking lots. 40 

● Lighting standards that prevent unnecessary glare on neighboring residential 41 
properties. 42 

● Location and screening of service areas such as dumpsters. 43 
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● Open space. 1 

● Pedestrian linkages between multifamily buildings and the street edge and 2 
adjacent residential or commercial properties. 3 

 4 
Urban Residential District 5 

 6 
GOAL LU-23 18 7 

The Urban Residential District is intended for moderate density urban 8 
residential development. 9 

 10 
Policy LU 23.1 18.1 11 

Residential development within the Urban Residential District i s  served by public 12 
facilities and services normally associated with urban area development. 13 

 14 
Policy LU 23.2 18.2 15 

Densities of residential use within the Urban Residential District range from 4.3 to 16 

a maximum of 6 units per acre. 17 
 18 

Semi-Urban Residential District 19 
 20 

GOAL LU-24 19 21 

The Semi-Urban Residential District is intended to provide for vital residential 22 
neighborhoods in a semi-urban setting. 23 

Policy LU 24.1 19.1 24 

The Semi-Urban Residential District is located in areas that are suitable to provide a 25 

transition from urban uses to the less intensely developed areas of the Island. 26 
 27 
Policy LU 24.2 19.2 28 

Density of residential use within the Semi-Urban Residential District range from 2.9 to 29 

a maximum of 3.5 units per acres. 30 
 31 
High School Road District 32 

 33 
GOAL LU-8 (formerly GOAL LU-16) 34 

The High School Road District is intended to provide for mixed-use and 35 
commercial development in a pedestrian-friendly retail area. 36 

 37 
Policy LU 8.1  (formerly LU 20.1  16.1) 38 

The High School Road District includes a diversity in types of shopping and 39 
employment. A variety of commercial uses are allowed which offer goods and services 40 

for the convenience of Island residents. 41 
 42 
Policy LU 8.2  (formerly LU  20.2 16.2) 43 
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Auto-oriented uses and drive-through businesses that benefit from access to SR305 1 
shall be limited to the area shown on Figure LU-2 below. 2 

     3 

 4 
Policy LU 8.3 (formerly LU  5 
20.3  16.3) 6 
Development in the High 7 
School Road District should 8 
promote pedestrian-oriented 9 

mixed-use and residential 10 

development to offer a 11 
variety of housing types and 12 
sizes. 13 

 14 
Policy LU 8.4 (formerly LU  20.4  15 
16.4) 16 

The properties designated 17 
on the Land Use Map as 18 
High School Road District II 19 

are each limited to no more than 14,400 square feet of retail use. Retail use between 20 

5,000 and 14,400 square feet requires a conditional use permit. 21 
 22 

This portion of High School Road, designated High School Road District II on the Land 23 
Use Map, is immediately adjacent to a semi-urban, residential area of 2.9 to 3.5 units 24 
per acre and should have less intense uses than the remainder of the High School Road 25 

district. Since existing businesses are located in this area and infrastructure is in place, 26 

this Plan recommends the area for the High School Road designation, but with a 27 

limitation on the size of retail uses. 28 
 29 
Policy LU 8.5  (formerly LU 20.5  16.5) 30 

To ensure visual appeal and pedestrian and bicycle safety, the land development 31 
regulations include design standards for: 32 

● Building height, bulk, and placement. 33 

● Landscaping, including screening of parking lots, and development of 34 
pedestrian-oriented streetscape with building and landscaping (including 35 

trees) located at the street edge. 36 

● Lot coverage. 37 

● Open space. 38 

● Road access and internal circulation including pedestrian connections; 39 
developing more pedestrian crossings; and requiring parking in the rear 40 

wherever possible. 41 

● Signage. 42 

● Additional transit stops on both sides of SR 305. 43 
 44 
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Policy LU 8.6  (formerly LU 20.6  16.6) 1 

To visually screen development year-round, properties with frontage along SR 305 2 
shall provide a vegetated buffer along the highway that includes the preservation and 3 
protection of existing vegetation. Access to these properties should not be directly from 4 

SR 305. 5 
 6 

NEIGHBORHOOD SERVICE CENTERS 7 
 8 
The Neighborhood service centers provide Island-wide commercial and service activity 9 
outside Winslow. These areas should be developed at slightly higher densities to 10 

reinforce their roles as community service centers. The service centers will also help 11 
reduce traffic congestion by providing an alternative to shopping in Winslow. 12 

 13 

GOAL LU-9  (formerly GOAL LU-20) 14 

Encourage the development of the Neighborhood service centers at Rolling Bay, 15 

Lynwood, Day Road, Fort Ward and Island Center, as designated on the Future 16 
Land Use Map, as areas with small- scale, commercial, mixed use and residential 17 
development outside Winslow. 18 

 19 
Policy LU 9.1  (formerly LU 13.2) 20 

The Neighborhood service centers should provide Island-wide small-scale commercial 21 
and service activity and mixed-use development outside Winslow. 22 

 23 
Policy LU 9.2  (formerly LU 13.3) 24 

Development should be oriented toward the pedestrian. Retail uses shall be 25 

encouraged on the ground-floor to prevent blank walls with little visual interest for 26 

the pedestrian.  Offices and/or residential uses should be encouraged above ground 27 
floor retail. 28 

 29 

Policy LU 9.3  (formerly LU 25.1 20.1) 30 

Allow development of Neighborhood service centers in areas designated on the 31 

Future Land Use Map. 32 
 33 

Lynwood Center 34 
 35 

Policy LU 9.4 (formerly LU 25.2  20.2) 36 

Any new development or expansion of existing development in Lynwood Center will 37 
be required to connect to public sewer, when available, or meet other Health District 38 

requirements, when appropriate. 39 
 40 
Lynwood Center is designated as a Special Planning Area, and a subarea plan was 41 

completed in 1997. The “Lynwood Center Report and Final Recommendations” is 42 
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included in the section of the Comprehensive Plan entitled Subarea Plans. 1 

 2 
Island Center 3 
 4 
Policy LU 9.5  (formerly LU 25.3 20.3)      5 

Island Center is designated as a Special Planning Area. The boundaries for Island 6 

Center are as shown on the Land Use Map. Any changes to the boundaries may be 7 
determined during the special planning process. 8 
 9 
NSC Contract Zone:  Miller Road/Battle Point Drive 10 
 11 
Policy LU 9.6 (formerly LU 25.4  20.4) 12 

The 16.7-acre site on Miller Road is designated a contract zone to recognize the 13 
activities currently occurring on-site under the provisions of an Unclassified Use Permit 14 
and to consider some expansion of those activities. 15 

 16 
Rolling Bay 17 
 18 
Policy LU 9.7  (formerly LU 25.5 20.5)    19 

The Neighborhood Center boundaries are as shown on the Land Use Map. Rolling Bay 20 
is designated as a Special Planning Area. Any changes to the boundaries may be 21 

determined during the special planning process. 22 
 23 
Fort Ward Planning Area 24 

 25 
Policy LU 9.8  (formerly GOAL LU-27) 26 

Maintain and enhance the unique character of Fort Ward Planning Area (see Figure A) 27 
to recognize the history and natural landscape of the area and the sense of community 28 
that exists, including an open space system made up of wetlands, a neighborhood park, 29 

the historic marching fields, unbuildable slopes and the State Park (see Figure 4 3B).  30 
The Fort Ward Action Plan is a part of the Comprehensive Plan (Appendix XX). 31 

 32 

Policy LU 9.9 (formerly LU 32.1) 33 

Where possible, create tax incentives and encourage private purchase and renovation 34 
of historic structures. Transfer density within the Fort Ward Study Area as incentives 35 

for the preservation of historic structures. 36 

 37 
All Neighborhood service centers 38 
 39 
These following standards ensure that development will be designed to fit into the scale 40 
and character of the existing centers and the adjacent residential neighborhoods. The 41 

City developed design prototypes or illustrated design guidelines for each of the three 42 
service centers to serve as a visual reference for the future development of the 43 
community. These design guidelines can be crafted to recognize the distinct qualities 44 
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of each designated center the three service centers. 1 

 2 
Policy LU 9.10  (formerly LU 25.6 20.6)C 1.6 3 

The Neighborhood service centers should achieve a mix of neighborhood-scale 4 

businesses, public uses, and housing which are compatible with the scale and intensity 5 
of the surrounding residential neighborhood and which minimize the impact of noise, 6 

odor, lighting, fire safety, and transportation on the neighborhood 7 
 8 

Policy LU 9.11  (formerly LU 25.7 20.7) 9 

Mixed use development is strongly encouraged but not required. 10 
 11 
Policy LU 9.12  (formerly LU 25.8 20.8) 12 

Proposed uses must consider the impact on water quality, stormwater runoff, and 13 

environmentally sensitive areas such as wetlands, streams and high vulnerability 14 
recharge areas. 15 
 16 
Policy LU 9.13  (formerly LU 25.9 20.9) 17 

The development regulations include design standards for: 18 

● Building height, bulk, massing and articulation to promote a pedestrian scale. 19 

● Parking requirements, including location of parking to the rear or side yards, 20 
unless otherwise provided for in a Special Planning Area plan. Landscaping, 21 

including parking lots and buffer areas between higher and lower intensity uses and 22 

consideration of trees that allow solar access. 23 

● Lighting standards that prevent unnecessary glare on neighboring residential 24 
properties. 25 

● Location and screening of service areas such as dumpsters. 26 

● Open space. 27 

● Pedestrian linkages. 28 
 29 
Policy LU 9.14  (formerly LU 25.10 20.10) 30 

Encourage neighborhood participation in defining the design standards for each service 31 
center. 32 

 33 
Policy LU 9.15  (formerly LU 25.11 20.11) 34 

Establish and implement a street tree plan and planting program for major roadways 35 
at the Neighborhood service centers. 36 
 37 
Policy LU 9.16  (formerly LU 25.12 20.12) 38 

Develop a parking plan, if appropriate, for each service center. 39 
 40 
Policy LU 9.17  (formerly LU 25.13 20.13) 41 
Opportunities for providing a neighborhood commons or meeting place should be considered 42 
with any proposal for major redevelopment of an existing Neighborhood Center or as part of 43 
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development of a new Neighborhood Center to encourage the use of the Neighborhood 1 
Center by surrounding residents. 2 
 3 

Policy LU 9.18  (formerly LU 14.1) 4 

To minimize visual and environmental impacts, Eencourage parking in the rear or side 5 
yards of multifamily, commercial, and mixed use developments. Parking lots should 6 

be pedestrian-oriented and provide pedestrian and bicycle routes between the street, 7 
parking area, and main entrance, and consideration should be given to the use of trees 8 

that allow solar access.  9 

 10 

Policy LU 9.19 (formerly GOAL LU-26 21) 11 

Infill within the boundaries of the Neighborhood service centers, as designated on the 12 
Land Use Map, through the transfer of development rights from TDR Sending Areas of 13 

the Island or through an affordable housing density bonus.    14 

 15 

Policy LU 9.20  (formerly LU 21.1) 16 

The base density of residential development in the Neighborhood service centers, as 17 
designated on the Land Use Map, is 2 units per acre.  A density bonus of 3 units per 18 

acre may be obtained in areas not served by public water and sewer systems and using 19 
TDRs or providing affordable-housing, provided state and local Health District 20 

regulations can be met. Allow up to R-5 with public water and sewer. 21 

 22 

BUSINESS/INDUSTRIAL 23 

 24 

GOAL 10 (formerly Goal LU 22) 25 

The Business/ Industrial Z o n e  (B/I) is intended to provide opportunities for 26 
expansion of existing Island businesses, for diversity of jobs and for low-impact 27 
industrial activity that contributes to well-paying jobs, where traffic congestion, 28 

visual, and other impacts on the surrounding neighborhood can be minimized. 29 
 30 
Policy LU 10.1  (formerly LU 27.1 22.1) 31 

The Business/Industrial District is for non-polluting, light manufacturing development 32 
as well as other uses that add to the diversity of economic activity on the island and are 33 
compatible with other uses in the Business/Industrial District and neighboring zones. 34 

 35 
Policy LU 10.2  (formerly LU 27.2 22.2) 36 

New manufacturing businesses that plan to utilize toxic/hazardous substances must list 37 
these substances and quantities projected for annual usage; demonstrate compliance 38 
with all Federal, State and Kitsap Public Health District requirements for their handling. 39 

Development proposals are evaluated using performance standards for the B/I district.  40 
Uses of certain toxic/hazardous substances can disqualify the application from 41 
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approval because of potential environmental impact. However, the  C i ty  wou ld  1 

cons ider  factors such as quantity used, adequacy of storage, containment, spill 2 
management, and waste disposal plans in reviewing such a proposal. 3 

 4 
Policy 10.3 (formerly LU 22.3) 5 

The City shall Coordinate with the Bainbridge Island Fire Department when reviewing 6 

development proposals concerning hazardous. 7 
 8 
Policy LU 10.4  (formerly LU 27.4 22.4)     9 

Applications for development approval within the Business/Industrial District must 10 
show that adequate water, wastewater, transportation, fire, and storm drainage 11 
services are available to serve the development. 12 
 13 

Policy LU 10.5  (formerly LU 27.5 22.5) 14 

The City should eEnsure the adequate monitoring and enforcement of hazardous 15 

material regulations. 16 
 17 
Policy LU 10.6  (formerly LU 27.6 22.6) 18 

Performance standards for the Business/Industrial District address odor, lighting, 19 
noise, vibration, signage, traffic volumes, ingress and egress, parking, delivery and 20 

loading areas, and pedestrian and vehicle circulation, to create safe, efficient, 21 
compatible conditions among a variety of on-site uses and to protect adjacent 22 
residential neighborhoods. 23 

 24 
Policy LU 10.7  (formerly LU 27.7 22.7) 25 

Business/Industrial uses must be visually screened the development year-round from 26 
adjacent, non-industrial properties and from adjacent roadways. 27 

 28 

This policy establishes a performance standard – Business/Industrial uses must be 29 
visually screened from the roadway and from adjacent non-Business/Industrial 30 

development. The visual screening could be achieved through a combination of 31 
vegetation and building setback that would add depth to the buffer.  32 

 33 
 34 

GOAL LU-11 (formerly GOAL LU-23) 35 

Provide appropriate land for Business/Industrial in order to provide opportunities 36 
for small manufacturing businesses on the Island to expand, and to provide 37 
additional employment opportunities. 38 

 39 

  Policy LU 11.1   (Formerly GOAL LU-24) 40 

Discourage the inappropriate designation of isolated Business/Industrial 41 
Districts. 42 

 43 
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While seeking to limit isolated Business/Industrial uses, this Plan also recognizes the 1 

concerns of property owners to continue existing businesses at those locations as non-2 
conforming uses. Discussion included designation of certain businesses and 3 

nonconforming uses. However, owners were concerned about the ability to obtain 4 
financing in the future. This Plan seeks to reach a compromise. 5 

 6 
Policy LU 11.2  (Formerly LU 29.1 24.1) 7 

Isolated Business/Industrial zones activities are designated to reflect historical use and 8 
the designation should not be expanded. 9 

 10 

CONSERVATION AREA OF THE ISLAND 11 

 12 
GOAL LU-12  (formerly LU-2) 13 

 14 

Conserve ecosystems and the Island’s green, natural, open character 15 
 16 

Policy LU 5.6 17 
Development outside of designated centers should be compatible with the valued 18 

features of the Island’s open spaces, harbors, winding roads, small-scale agricultural 19 
establishments, natural landscape, and distinctive neighborhoods.7 20 

Uses of land on Bainbridge Island should reflect the intent of the vision, goals, and 21 
policies as well as the Land Use Map. 22 

 23 

Policy LU 12.1  (formerly LU 2.1)    24 

Preserve the open space area outside Centers designated centers through a land use 25 

pattern which will enhance the character of the area – forested areas, meadows, farms, 26 

scenic and winding roads that support all forms of transportation – and the valuable 27 
functions the open space area serves on the Island (i.e., aquifer recharge, fish and 28 

wildlife habitat, recreation).   Preservation and protection of the open space area is also 29 

addressed in the Environmental, Greenways, Forest Lands and Agricultural Lands 30 
sections of the Environmental Element.    31 
   32 
Policy LU 12.2  (formerly LU 2.2)    33 
Protect open space, critical areas, and agricultural uses through public and private 34 
initiatives such as open space tax incentives, cluster development, PUDs, transfer and 35 
purchase of development rights, public land acquisition, greenways, conservation 36 
easements, landowner compacts, or limiting the amount of lot coverage. 37 

 38 

Policy LU 12.3  (formerly LU 2.3)    39 
Encourage the aggregation of nonconforming lots of record and undeveloped 40 
subdivisions and short plats in order to achieve a development pattern that is consistent 41 
with goals of the Plan to preserve open space, provide greenways through the Island, 42 
protect environmentally sensitive areas, and protect the water resources.   43 
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 1 

Policy LU 12.4  (formerly LU 2.4)    2 
Map the existing aquifers and their recharge areas on the Island and utilize the best 3 

available science to design and adopt Aquifer Conservation Zone regulations to protect 4 

the Island’s water supply.   Protect aquifer recharge functions throughout the Island, all 5 
of which is an aquifer recharge area, through the application of critical areas 6 
regulations, Shoreline Master Program use regulations, low impact development 7 

regulations, and the wellhead protection regulations administered by the Kitsap Health 8 

District.8 9 
 10 
Policy LU 12.5  (formerly LU 2.5)    11 
Establish appropriate procedures to monitor the effect of water drawdowns within and 12 
between aquifers, and adopt programs and regulations to preclude groundwater 13 

contamination, and to encourage water conservation and enhanced aquifer recharge.     14 

 15 

Policy LU 12.6  (formerly LU 2.6)    16 
Provide detailed goals and policies to protect the Island’s ecosystems in the 17 

Environmental and Water Resources Element.    REVIEW AFTER WATER RESOURCES ELEMENT 18 
 19 

Policy LU 12.7  (formerly LU 2.7)    20 
The City shall work Work with the County Health Department to allow innovative 21 

solutions for on-site sewage treatment, including community septic and grey water 22 
systems. 23 
   24 

Policy LU 12.8  (formerly LU 2.8)    25 
Allow a density bonus in exchange for dedicating a portion of property into conservation 26 

as open space, farmland, or public access.  Priority should be given to conserving these 27 
lands near more densely developed areas.  Homes must be small and utilize green 28 

building techniques with significant reduction in resources in order to qualify for a bonus.     29 
REVIEW AFTER HOUSING ELEMENT 30 
 31 

GOAL LU-13  (formerly LU-3) 32 

Adopt landscape design standards and identify and protect public vantage 33 
points, view corridors and scenic vistas to support the Island’s sense of place, 34 
identity and orientation. 35 

 36 
Policy LU 13.1  (formerly LU 3.1)    37 
Existing vegetated buffers should be managed to preserve the Island’s character and 38 

the forested view from the road.  Invasive species should be removed in order to keep 39 
the native vegetation healthy.   40 

 41 
Policy LU 13.2  (formerly LU 3.2)    42 
New development should be designed to respond to the natural landscape and should 43 

be sited so as to have the least visual and environmental impact on the Island landscape.  44 
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Features that enhance the Island’s character such as barns, fences, fruit or vegetable 1 
stands, should be retained and encouraged.    2 

 3 

Policy LU 13.3  (formerly LU 3.3)  4 
Map tree-covered hillsides and hilltops, particularly the ridgelines so valued by the 5 
community, and adopt regulations and programs to protect them for their visual and 6 
aesthetic benefits to the Island as well as their functions as wildlife habitat and erosion 7 
and runoff retardation.  8 

 9 
Open Space Residential District 10 

 11 
GOAL LU-14   (formerly LU-30 25) 12 

Preserve the character of the interior areas of Bainbridge Island through 13 

establishment of an Open Space Residential District. 14 

 15 

Policy LU 14.1  (formerly LU 30.1 25.1) 16 

The Open Space Residential District is designated for less intensive, residential 17 
development and a variety of agricultural and forestry uses. 18 
 19 
Policy LU 14.2  (formerly LU 30.2 25.2)   20 

Residential development should be compatible with the preservation of open space, 21 
forestry, agricultural activities, and natural systems.  Accessory farm buildings and uses 22 

are allowable. 23 
 24 
Policy LU 14.3  (formerly LU 30.3 25.3) 25 

The overall density for residential use is a maximum of one unit per 2.5 acres. However, 26 
the landscape should maintain the natural and scenic qualities of the Island. 27 

 28 
Policy LU 14.4  (formerly LU 13.4) 29 

Home occupations provide employment opportunities and should be permitted where 30 

they are compatible with surrounding neighborhoods and the environment. 31 

 32 

                                   Residential Open Space 33 
 34 

GOAL LU-15  (formerly  LU-31 26) 35 

The Residential-1 (R-1) and Residential-2 (R-2) Districts are intended to 36 
recognize an existing development pattern in the Open Space areas of the Island. 37 
 38 
Policy LU 15.1  (formerly LU 31.1 26.1) 39 

The R-1 District is intended to recognize an existing development pattern of one unit 40 
per acre. 41 
 42 
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Policy LU 15.2  (formerly LU 31.2 26.2) 1 

The R-2 District is intended to recognize an existing development pattern of two units 2 
per acre. 3 
 4 
Policy LU 15.3  (formerly LU 31.3 26.3) 5 

The City should consider the development of subarea plans that establish land use 6 
policies and development standards tailored to the individual communities. 7 
Neighborhood participation in development of subarea plans should be encouraged. 8 

 9 

Local Food Production 10 

      11 

GOAL LU-16  (formerly LU-39 34) 12 

Promote food security, local food production, and public health by encouraging 13 

locally-based food production, distribution, and choice through urban agriculture, 14 
community gardens, farmers markets, and food access initiatives.  Establish 15 

partnerships and share resources to promote food access and production. 16 

 17 

Policy LU 16.1  (formerly LU 39.1 34.1) 18 

Allow community gardening and/or agriculture on public land where appropriate. 19 

 20 

Policy LU 16.2  (formerly LU 39.2 34.2) 21 

Encourage the development of neighborhood community gardens. 22 

 23 

Policy LU 16.3  (formerly LU 39.3 34.3) 24 

Promote interagency and intergovernmental cooperation and resource-sharing to 25 
expand community gardening opportunities. 26 

 27 

Policy LU 16.4  (formerly LU 39.4 34.4) 28 

Promote the dedication of land for community gardens in new housing developments. 29 

 30 

Policy LU 16.5  (formerly LU 39.5 34.5) 31 

Support the local farmers market and the direct connection between consumers and 32 
farmers. 33 

 34 

Transfer of Development Rights Program 35 
 36 

GOAL LU- 17  (formerly GOAL LU-15)  37 

Prioritize program goals and establish and maintain planning tools, including a 38 
purchase and transfer of development rights program, which implement the 39 
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goals and policies of this Plan to allow transferring development rights from areas 1 

intended for conservation, and promoting development in areas suitable for 2 
development. 3 

 4 
Policy LU 17.1  (formerly LU 15.1) 5 
Maintain and improve the City’s Purchase of Development Rights (PDR) and Transfer of 6 
Development Rights (TDR) programs to enable transferring development rights from 7 

areas intended for conservation to areas suitable for development. 8 

 9 
Policy LU 17.2  (formerly LU 15.2) 10 

The City recognizes the need to take a proactive role in the purchase and transfer of 11 
development rights and such a program should include: 12 

1) Designating appropriate staff resources to promote the program; 13 
2) Providing for the outright purchase of development rights by the City and 14 

establishing a fund for banking development rights; and 15 
3) Creating a process that coordinates the purchase and transfer of 16 

development rights. 17 

4) Initiating an outreach program to educate property owners and potential 18 
buyers about the use of the Purchase and Transfer of Development Rights 19 
program. 20 

 21 
Policy LU 17.3  (formerly LU 15.3) 22 
The City has identified appropriate TDR sending areas and prioritized areas (or 23 

resources) of the Island that are valued by the community and are appropriate for 24 
conservation through the PDR and/or TDR programs. 25 

  26 
Appropriate sending areas for example, could contain sensitive lands that are not 27 
protected by the critical areas regulations, priority links in the Wildlife Corridor, priority 28 

open space lands, or historic resources. Determination of appropriate sending areas 29 
should also be coordinated with the development of an Island-wide open space plan. 30 

 31 

PROPERTY RIGHTS 32 

 33 
GOAL LU-18  (formerly LU-10) 34 

Strive to ensure that basic community values and aspirations are reflected in the 35 

City’s planning program while recognizing the rights of individuals to use and 36 
develop private property in a manner that is consistent with City regulations. 37 

Private property shall not be taken for public use without just compensation 38 
having been made. The property rights of landowners shall be protected from 39 
arbitrary and discriminatory actions. 40 

 41 

INTERGOVERNMENTAL COOPERATION AND COORDINATION 42 
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 1 

GOAL LU-19 (formerly LU-11) 2 

All government entities should strive to cooperate and serve their constituents 3 

in a fiscally sound manner. 4 
 5 
In addition to the City government, there are three special purpose districts and the 6 
Kitsap Public Health District and Sewer District #7 which all serve the citizens of 7 
Bainbridge Island, as well as a number of state and county agencies. This goal 8 

addresses the need for cooperation and coordination in order to serve the Island’s 9 
citizens in the most cost effective manner. 10 

HISTORIC PRESERVATION 11 

 12 

GOAL LU-21  (formerly LU 33 28) 13 

Maintain and support a Historic Preservation Program– A successful historic 14 
preservation program requires on-going support of the community, as well as 15 
the City government and its designated department. 16 
 17 
Policy LU 21.1  (formerly LU 33.1 28.1) 18 

The City shall mMaintain it's the City’s status as a Certified Local Government (CLG), 19 

thereby promoting collaboration among City departments, boards and commissions. 20 
 21 
Policy LU 21.2  (formerly LU 33.2 28.2) 22 

The City and its Historic Preservation Commission (HPC) should regularly review the 23 

local historic preservation ordinance and update where necessary to assure that it 24 
achieves the Comprehensive Plan’s goals and policies. 25 
 26 
Policy LU 21.3  (formerly LU 33.3 28.3) 27 

The City and the HPC should develop the City’s preferred method of project 28 

compliance review and reporting, consistent with state laws and local ordinances. 29 
 30 
Policy LU 21.4  (formerly LU 33.4 28.4) 31 

The City and HPC shall coordinate with tribal communities and other interested 32 

stakeholders who have an interest in historic resources on the Island. 33 

 34 

GOAL LU-22  (formerly LU 34 29) 35 

Identification and Evaluation of Historic Resources – Historic property inventory 36 
and context statements inform planning efforts by identifying areas where 37 
resources worthy of preservation exist or are likely to occur. 38 
 39 
Policy LU 22.1  (formerly LU 34.1 29.1) 40 
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The City and HPC shall recognize historic resources listed on, or eligible for, the local 1 

registry as significant historic properties. 2 

 3 

Policy LU 22.2  (formerly LU 34.2 29.2) 4 

The City and HPC shall continue to inventory historic resources, thereby maintaining  5 
an up-to-date site database using the latest affordable technologies available. 6 
 7 
Policy LU 22.3  (formerly LU 34.3 29.3) 8 

The City and HPC should continue to support and expand the Local Historic Register 9 

program. 10 

Policy LU 22.4  (formerly LU 34.4 29.4) 11 

The City and HPC should develop protocols for the consistent evaluation of historic 12 

resources on the Island. 13 

 14 
Policy LU 22.5  (formerly LU 34.5 29.5) 15 

The City and HPC shall define and identify its “iconic” structures and sites (those 16 
intended for permanent preservation), which are deemed essential elements of the 17 
community’s character, history and identity. 18 

 19 
GOAL LU-23 (formerly LU 35 30) 20 

 21 

Preservation and Enhancement of Historic Resources – An effective historic 22 
preservation program provides meaningful practical incentives and policies for 23 
property owners and developers to preserve historic resources. 24 
 25 
Policy LU 23.1  (formerly LU 35.1 30.1 26 

The City shall encourage preservation of existing historic structures and sites 27 

as an important tool in building a sustainable and unique community. 28 
 29 
Policy LU 23.2  (formerly LU 35.2 30.2) 30 

Encourage the preservation, rehabilitation and restoration of existing structures through 31 
the adoption and implementation of the International Existing Building Code (IEBC). 32 
 33 

Policy LU 23.3  (formerly LU 35.3 30.3) 34 

Collaborate with the HPC and Design Review Board to develop design guidelines 35 
for projects within or adjacent to significant historic properties and/or 36 
neighborhoods to ensure compatible development. 37 
 38 
Policy LU 23.4  (formerly LU 35.4 30.4) 39 

Develop guidelines to ensure review of potential direct and indirect impacts to 40 
significant historic properties when planning and/or permitting projects. 41 
 42 
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Policy LU 23.5  (formerly LU 35.5 30.5) 1 

Identify and support practical owner/operator economic incentives and policies to 2 

encourage the rehabilitation and preservation of significant historic resources. 3 
 4 
Policy LU 23.6  (formerly LU 35.6 30.6) 5 

Engage in cooperative efforts with owners to encourage the preservation of historic 6 
resources. 7 
 8 

GOAL LU-24  (formerly GOAL 36 31) 9 

Public Participation – Establishing a broad base of support from citizens and 10 
their city government will strengthen the community’s commitment to historic 11 

preservation. 12 
 13 
Policy LU  24.1  (formerly LU 36.1 31.1) 14 

Support an on-going education program to increase awareness of the historic 15 

resources on the Island. 16 

 17 
Policy LU 24.2  (formerly LU 36.2)   18 

Support efforts to publicly recognize preservation efforts within the Island community. 19 
 20 
Policy LU 24.3  (formerly LU 36.3 31.2) 21 

Collaborate with interested stakeholders to promote historic preservation on the Island. 22 
 23 
Policy LU 24.4  (formerly LU 36.4 31.3) 24 

Identify and give public access to, an appropriate repository for curating historic 25 

preservation records and documentation. 26 

 27 

Siting of Essential Public Facilities 28 

 29 

GOAL LU-25  (formerly LU 37 32) 30 

The needs of the community should be met by providing essential public facilities 31 
and services that are equitably distributed throughout the community; that are 32 

located and designed to be safe and convenient to the people they serve; that 33 
provide flexibility of use and maximum efficiency; and that are compatible with 34 
adjacent uses, the environment, and preservation of public health and safety. 35 
 36 
The GMA requires that all jurisdictions planning under the Act must provide a process 37 
for siting essential public facilities such as airports, correctional facilities, sewage 38 
treatment plants. These goals and policies are intended to guide the siting process, and 39 

therefore, in accordance with RCW 36.70A.200(2), they do not preclude the siting of 40 
essential public facilities. Site specific consideration of a proposed essential public 41 
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facility would occur during the development application review process. 1 
 2 
Policy LU 25.1   (formerly LU 37.1 32.1) 3 

The City should develop a list of essential public facilities of a local nature that may 4 

potentially be sited on Bainbridge Island and coordinate with the Kitsap Regional 5 
Coordinating Council in the development of a list of state and countywide public facilities. 6 
 7 
Policy LU 25.2  (formerly LU 37.2 32.2) 8 

When an essential public facility of a statewide or countywide nature is proposed for 9 
Kitsap County, the City should appoint representatives as members of the Facility 10 

Analysis and Site Evaluation Advisory Committee or any other established siting 11 
committee to evaluate proposed public facility siting. 12 
 13 
Policy LU 25.3  (formerly LU 37.3 32.3) 14 

New essential public facilities shall not be located in designated resource lands, and 15 
critical areas. 16 

 17 
GOAL LU-26  (formerly GOAL 38 33) 18 

The process for siting essential public facilities should create an environment 19 
of cooperation and include adequate and early public review to promote trust 20 
between government agencies and the community. 21 

 22 
Policy LU 26.1   (formerly LU 38.1 33.1) 23 

If an essential public facility is proposed for Bainbridge Island that is an “essential 24 
public facility,” as defined in RCW 36.70A.200, the C i t y  should create a Facility 25 

Analysis and Site Evaluation Committee composed of citizens, City staff, elected 26 

officials and appropriate technical experts which should consider in determining a 27 
recommendation to City Council, at a minimum, the following: 28 

● Analysis of the need for such facility; 29 

● The development of specific siting criteria for the proposed project; 30 

● Identification, analysis, and ranking of potential sites; 31 

● Consistency with the goals and policies of the City’s Comprehensive Plan; 32 

● Identification of potential physical impacts including, but not limited to, those 33 
relating to land use, the environment, transportation, utilities, noise, odor and 34 

public safety; 35 

● Identification of potential cumulative impacts, including the likelihood of a 36 
related development locating in proximity to the proposed essential public 37 

facility; 38 

● Identification of potential fiscal impacts to the local economy; and 39 

● Measures to minimize and/or mitigate such impacts. 40 
 41 
Policy LU 26.2  (formerly LU 38.2 33.2) 42 
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The City or other government agency, if responsible for construction of an essential 1 

public facility, shall develop a community notification and communications plan that 2 

will ensure ongoing contact with the community during the planning and construction 3 
phase of a project. The plan should include identification of all departments that will 4 
play a role in the planning or construction of an essential public facility; identify other 5 

governmental regulatory requirements; identify strategies for coordinating 6 
interdepartmental and interagency activities and strategies for responding to 7 
emergency or problem situations; and identify a conflict resolution process. 8 

 9 
 10 
 11 
 12 
 13 
 14 

 15 

 16 
GOAL LU-27  (formerly LU-9) 17 

Ensure that the community vision and goals in this plan are realized. 18 
 19 
Policy LU 27.1  (formerly LU 9.1) 20 

Develop a series of benchmarks against which to measure the Plan’s continued viability 21 

and ensure that continued public input is part of the monitoring program. 22 

 23 

Policy LU 27.2  (formerly LU 9.2) 24 

The Action Plan to implement the Comprehensive Plan should be reviewed yearly to 25 

determine whether the status of actions described in the Action Plan. have been 26 
accomplished.] 27 

HIGH PRIORITY ACTIONS: 28 
 29 

Action #1.  Update the Winslow Mixed Use Town Center Plan in order to facilitate 30 
progress on the Housing Priorities that can best be accommodated in an area 31 
with an existing urban character, urban facilities, services and multi-modal 32 

transportation options. 33 

 34 

Action #2.  Adopt a multi-year planning work program for updating the subarea 35 
plans for Island Center, Rolling Bay, Fort Ward, Sportsman Triangle, and Day 36 
Road. 37 

 38 

Action #3.  Prepare a new Conservation Village land use regulation to incent 39 
creation of a new housing pattern that consolidates and dedicates open space. 40 
 41 

Action #4.   Adopt a storm and surface water system plan.   42 

 43 

LAND USE ELEMENT IMPLEMENTATION 
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MEDIUM PRIORITY ACTIONS: 1 

 2 

Action #1.  Identify discrete sections of the Land Use Code to amended to 3 
eliminate confusion, redundancy and delay in the permit process. 4 

 5 

Action #2.  Create more efficient review processes, including the roles and best 6 
practices and procedures for the Planning Commission, Design Review Board, 7 
and Hearing Examiner. 8 

 9 

Action #3.  Prepare benchmarks and a schedule to measure progress on 10 
implementing the above named priorities. 11 
 12 
OTHER PRIORITY ACTIONS: 13 

Action #1.  Review and update design standards and guidelines for the 14 
neighborhood centers. 15 

ENDNOTES 16 

1 The latest proposed revision to Guiding Policy 6.1 refers to a “plan horizon of one 
hundred years in order to recognize the longer-term life cycles of natural systems.   Tailor 
green building practices and public infrastructure investments, to be in line with this 
longer term perspective.” 
 
2 This reference to a fifty-year time horizon goes well beyond the 20 year GMA timeframe, 
but is half the 100 year time frame in Guiding Policy 6.1.  Perhaps fifty years is appropriate 
when speaking of the built environment while 100 years may be more appropriate wen 
considering the even longer cycle of natural systems and climate change dynamics. 
 
3 Fort Ward appears better suited to serve as a center than the other three historic centers 
it was previously grouped with (Eagledale, Seabold and Port Madison).  Unlike those three, 
Fort Ward has more immediate prospects for new improvements and uses, such as the 
Design Center and the community meeting room in the former Fort bakery.   In addition, 
Eagledale, Seabold and Port Madison are within the shadow of established or emerging 
centers (Winslow and Day Road, respectively) while Fort Ward is more remote and stand 
alone. 
 
4 This is a new policy to reflect the direction in the Water Resources Element that water 
quality and quantity is to be protected.  This may result in land use controls in a designated 
center that prohibit certain uses or require specific geotechnical or other construction 
measures. 
 
5Council members have expressed concerns that listing these four historic as candidate 
designated centers would detract from the success of other more suitable places for more 
dense and mixed-use development.   As noted above, only Fort Ward appears to be viable 
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within the time horizon of this plan, so we now recommend elevating it as a “designated 
center” and deleting references to Eagledale, Port Madison and Seabold. 
 
6 The Conservation Villages tool has been explicitly named in the 5.29.16 draft of the 
Housing Element as a High Priority Action (#2) citing HO-6.4: “Create new conservation 
villages permit process to apply outside of designated centers to increase housing choices, 
including affordable housing, while better conserving open space.”   It is also defined in the 
Glossary. 
 
7 Old Policy LU 5.6 is redundant with the policy immediately below it. 
 
8 This policy helps carry out the direction of the current draft Guiding Policy #1.1 : “Adopt 
an Island-wide conservation plan to identify and apply effective strategies to preserve the 
natural and scenic qualities that make the Island a special place, including better 
protections for trees, soils and native plants.”  
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 1 

 2 

 3 
 4 
The Land Use Element is one of the mandatory elements of the Comprehensive Plan 5 
under the Growth Management Act (GMA).   It addresses the general location and 6 

distribution of land uses within the city and, in combination with other Plan Elements, 7 
guides the use of land on Bainbridge Island.   These other Elements include: 8 
 9 

 The Environment and Water Resources Elements that address the protection 10 
and conservation of natural systems, including the Island’s sole source aquifer, 11 
the quality and quantity of water, habitat, vegetation, and air. 12 

 The Housing Element that identifies strategies to increase the diversity of 13 
housing types and the supply of affordable housing on the Island. 14 

 The Economic Element that encourages programs and policies to support 15 

economic vitality and opportunity for Island residents. 16 

 The Transportation Element to provide mobility and safety for all users while 17 

respecting neighborhood character and climate resilience. 18 

 The Capital Facilities and Utilities Elements to address the infrastructure 19 

needed to serve the planned land uses. 20 
 21 

Taken together, these Elements balance the Island’s highly held values of 22 
environmental stewardship with the needs of its people for housing, health, safety, 23 
economic opportunity, and access to goods, services, recreation, and cultural 24 

amenities.  25 
 26 

All of these Elements are guided by the Eight Guiding Principles set forth in the 27 
Introduction Chapter of this Comprehensive Plan.  These Principles emphasize the 28 

importance of shaping future growth and redevelopment in a way that retains the 29 
Island’s character and quality of life that its residents so highly value.    30 
 31 
Future growth on Bainbridge will be accommodated in a manner that is consistent 32 
with the requirements of the GMA, yet in several ways this comprehensive plan goes 33 

beyond the GMA’s minimum requirements.  For example, it exceeds the GMA’s 34 
minimal requirement to address water resources as a component of the Land Use 35 
Element by instead devoting an entire additional Element to Water Resources.  The 36 

GMA requires plans to be based on a twenty-year horizon, but this plan uses a fifty-37 
year/one hundred-year horizon to better account for the implications of Climate 38 
Change and the much longer-term cycles of natural systems and public infrastructure 39 
investments. 40 

 41 
The Island has sufficiently zoned land in 2016 to accommodate the anticipated growth 42 
through the year 2036. Therefore, any localized increase in density over current 43 
zoning should further one or more of these a public purposes: 44 

 45 

    LAND USE          Introduction  
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1) Shift density from critical areas or farmland to Winslow or other designated 1 

centers, 2 
2) Increase the range and supply of housing types and affordable housing.  3 

3) Contribute to public infrastructure or public amenities in excess of what is 4 

needed to mitigate the impacts of an individual project’s development. 5 
4) Reduce greenhouse gas emissions while planning for the effects of climate 6 

change. 7 

 8 

Another important component of the Plan’s implementation are benchmarks and 9 
targets against which to assess progress. For example, the Housing Element sets 10 
aspirational targets to increase the diversity of housing types and supply of affordable 11 
housing, establishes benchmarks, a monitoring program and a schedule for progress 12 

reports.  A monitoring program must be created to track progress in achieving other 13 
aspects of the Plan’s vision and goals. 14 

 15 

 16 LAND USE VISION 
 
 
 

NOTE:  THIS SECTION TO BE DRAFTED 
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 1 
 2 

 3 

 4 

GOAL LU-1  5 

Plan for growth based on the growth targets established by the Kitsap Regional 6 
Coordinating Council: 5,635 additional residents from 2010-2036 and, at the 7 
same time, promote and sustain high standards that will not diminish the 8 

quality of life and/or degrade the environment of the Island. 9 
 10 
Policy LU 1.1  11 

The City accepts the Kitsap Regional Coordinating Council (KRPC) population 12 

allocation and will continue to analyze the impacts of these allocations as the 13 

GOALS AND POLICIES 

Fig. LU-1.    

Island-wide 

Land Use Concept 
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Comprehensive Plan is implemented.   With an allocation of 28,660, the Island must 1 

plan for an increase in population of 5,635 persons by the year 2036.  2 
 3 

Policy LU 1.2  4 
Outside of Winslow and the Neighborhood Centers, the Island has a rural appearance 5 
with forested areas, meadows, farms, and winding, narrow, and heavily vegetated 6 

roadways. These characteristics represent the Island character that is so highly 7 
valued by its residents. As important as preserving Island character is to its 8 
residents, of equal importance is the protection of the Island’s environmentally 9 
sensitive areas. These outlying areas contain much of the Island’s sensitive areas – 10 
the major recharge areas for the Island’s aquifers, wetlands, and streams that serve 11 
a variety of important functions. Much of the area serves as fish and wildlife habitat. 12 

There is strong public support to encourage a pattern of development that preserves 13 

and protects this portion of the Island. 14 
 15 

GOAL LU-2  16 

This Comprehensive Plan recognizes and affirms that, as an Island, the City has 17 
natural constraints based on the carrying capacity of its natural systems. 18 

The Plan strives to establish a development pattern that is consistent with the 19 
goals of the community and compatible with the Island’s natural systems. 20 
 21 
Policy LU 2.1  22 

Recognizing that the carrying capacity of the Island is not known, the citizens of 23 

Bainbridge Island should strive to conserve and protect its natural systems, within 24 
the parameters of existing data.  Revisions to the Plan should be made as new 25 

information becomes available. 26 

 27 
The carrying capacity of Bainbridge Island is determined by many factors, including the 28 

supply of limited resources (particularly water), changes in patterns of consumption, 29 

and technological advances. This Plan acknowledges that, with current information, 30 
the carrying capacity of the Island is not known. During the timeframe of this Plan, 31 
additional information on the carrying capacity of the Island should be developed.  32 

 33 
The Plan seeks to take a balanced and responsible approach to future development. 34 

As our understanding of the Island’s capacity changes, the recommendations of this 35 
Plan should be reconsidered to ensure that they continue to represent a responsible 36 
path for the long-range future of the Island. 37 
 38 
Policy LU 2.2  39 

A public education program should be established to foster the community’s 40 
understanding of the natural systems on the Island and their carrying capacity. 41 

 42 
Policy LU 2.3   43 

This Plan recognizes that stewardship of the land is a responsibility of individual 44 
citizens and the community as a whole. Through its status as an employer and 45 
landowner, the City should take advantage of its opportunities to be an example of 46 
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environmental stewardship so that others will be encouraged to follow suit. 1 
 2 
Policy LU 2.4  3 

The City should develop a program that recognizes and rewards stewardship so that 4 

others will be encouraged to follow suit. 5 
 6 
Policy LU 2.5   7 
Work with EcoAdapt and others to prepare a Bainbridge Island Climate Change and 8 
Water Conservation Plan strategy.  9 

Revisit with Environmental, Water Resource& Housing Element 10 
GOAL LU-3   11 

Develop a meaningful process for citizen participation that includes participation 12 
from all segments of the Island community. 13 
 14 

 15 
FIG. LU-2   Strong citizen participation informed the comprehensive plan update. 16 
 17 
 18 

ISLAND-WIDE CONSERVATION AND DEVELOPMENT STRATGY 19 

     GOAL LU-4   20 

As part of a long-term, Island-wide, Conservation and Development Strategy, 21 
focus urban development in designated centers, maximize public access to and 22 
protect the shoreline, minimize impacts from the SR 305 corridor, and conserve 23 

the Island’s ecosystems and the green, natural and open character of its 24 
landscape. 25 
 26 
Policy LU 4.1  27 
The majority of development and redevelopment on the Island should be 28 
accommodated over the next fifty years in designated centers that have or will have 29 
urban levels of services and infrastructure.  See Fig. LU-1.  30 
 31 
Policy LU 4.2  32 
Adopt a multi-year work program to undertake the “Special Planning Area Process” for 33 
the designated centers of Winslow, Island Center, Rolling Bay, Sportsman Triangle, Fort 34 

Ward and Day Road.  The product of the “Special Planning Area Process” will be 35 
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Subarea Plans for each of the designated centers that will be adopted as part of the 1 

Comprehensive Plan. 2 

 3 

Policy LU 4.3   4 
Updating the Winslow Master Plan is the City’s highest work program priority because 5 
the greatest potential for achieving many of the City’s priorities is focused there, 6 
including increasing the diversity of housing types and the supply of affordable housing 7 

while helping to reduce the development pressures in the Island’s conservation areas. 8 

 9 
Policy LU 4.4   10 
The special planning area process for each designated center shall be informed by 11 

surface water and aquifer data in the respective watershed and appropriate provision 12 
made to limit permitted uses or require specific measures to protect the water resource. 13 

 14 

 15 

 16 
 17 

< Fig. LU-3  Future Land Use Map 
 
 
Policy LU 4.5   
The special planning area process for 
each designated center shall engage 
residents, landowners, businesses and 
other stakeholders in envisioning the 
appropriate extent, scale, use mix, and 
the desired and required services and 
infrastructure to serve the selected use 
mix and intensity.  
 
 
Policy LU 4.6   
The Future Land Use Map in Fig. LU-2 
adopted in this Plan establishes the 
future distribution, extent, and location 
of generalized land uses on the Island. 
 
 
Policy LU 4.7  
Continue to utilize the goals and use 
regulations of the Shoreline Master 
Program to protect the environmental 
quality of and public access to the 
Island’s saltwater shoreline. 
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Policy LU 4.8  1 

The SR 305 corridor, with its gateways at the Washington State Ferry landing in 2 
Winslow and the Agate Pass Bridge, is a major regional facility managed by the 3 
Washington State Department of Transportation.    See Fig. LU-1. The City shall 4 

actively work with the State and others to minimize the traffic impacts of SR 305 on 5 
mobility, safety, air quality and the visual character of Bainbridge Island, while also 6 
serving both the motorized and non-motorized needs of Island residents and 7 
businesses. 8 

 9 

 10 
Fig. LU-4   The SR 305 corridor is a major part of the Island’s functional mobility and visual character 11 
 12 
Policy LU 4.9   13 

Lands shown on Fig. LU-1 as “Conservation Areas” are appropriate for residential, 14 
recreational, agricultural, habitat and open space uses.   The City will use a variety of 15 

conservation tools, including public acquisition of certain properties, regulatory 16 
protection of environmentally critical areas, and innovative tools such as aquifer 17 

conservation zoning and conservation villages to minimize the development footprint 18 

within these Conservation Areas.  19 
 20 
 21 

DESIGNATED CENTERS 22 

GOAL LU-5   23 

Focus urban development in designated centers 24 

The Plan focuses residential growth in Winslow and other current and future centers 25 
with urban services, such as the Neighborhood Centers.   Collectively, Winslow and 26 
the Neighborhood centers constitute Bainbridge Island’s designated centers. 27 

 28 
This is a change from the 1994 and 2004 Plans, both of which specified a numeric 29 
growth strategy as follows:  accommodate 50% of the population growth in Winslow 30 
through the year 2012, and accommodate 5% of population growth in the 31 
Neighborhood Centers.  The balance of the growth was to be absorbed throughout the 32 
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remainder of the Island.  1 

Policy LU 5.1  2 

Winslow is the urban core of the Island, while the Neighborhood Centers are smaller-3 
scale centers.  In order to achieve the goals of the GMA this Plan: 4 

● Encourages development in areas where public facilities and services exist or 5 
can be provided in an efficient and effective manner. 6 

● Provides a vibrant, pedestrian-oriented core. 7 

● Reduces sprawl. 8 

● Provides choice of housing location and lifestyle. 9 

● Maintains and protects environmentally sensitive and resource lands. 10 

● Encourages the retention of open spaces. 11 

● Maintains and enhances the fish and wildlife habitat. 12 
 13 
Policy LU 5.2  14 

Increased density over and above the existing zoning in the NSCs should only occur 15 
through a shift in density from critical areas and farms through TDRs and through 16 
the use of density bonuses for affordable housing. 17 

 18 
Policy LU 5.3   19 
Encourage residential uses in a variety of forms and densities as part of the use mix in 20 
designated centers. REVIEW AFTER HOUSING ELEMENT                                                  REVIEW 21 
AFTER HOUSING ELEMENT 22 
Policy LU 5.4  23 
Sustainable development and redevelopment will be focused in the designated centers 24 

through a combination of intergovernmental and public-private partnerships, affordable 25 
housing programs, “green” capital projects, and low impact development standards. 26 

 27 

      28 
Fig. LU 5   Low Impact Development methods mimic natural drainage processes 29 
 30 
Policy LU 5.5 31 
Implement an optional green building code or “green factor” for both commercial and 32 

multifamily residential projects.   33 

 34 
Policy LU 5.6   35 
Address mechanisms for retaining and preserving open space in the vicinity of 36 

designated centers.   37 

 38 
Policy LU 5.7  39 
Encourage the design of buildings in designated centers for a long life and adaptability 40 
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over time to successive uses. 1 

Policy LU 5.8   2 
Adopt development standards and program public improvements to encourage 3 

walkability within each designated center and to the surrounding areas. 4 

 5 
Policy LU 5.9  6 
Development should be designed and located so as to avoid or minimize potential 7 

conflicts with agricultural activities, and right-to-farm ordinances must be recognized 8 

by any development located adjacent to agricultural uses.   9 
Policy LU 4.8 10 
Amend the Island-wide Transportation Plan to link designated centers and reduce 11 
vehicle miles traveled and greenhouse gas emissions. 12 

 13 

     GOAL LU-6   14 
 15 

Ensure a development pattern that is true to the vision for Bainbridge Island by 16 

reducing the inappropriate conversion of undeveloped land into sprawling 17 
development.  18 
 19 

Policy LU 6.1 20 
Land use designations should reflect the priority of Bainbridge Island to remain primarily 21 
residential, with nonresidential development concentrated in the designated centers.  22 

  23 
Policy LU 6.2 24 

Higher intensity residential and commercial development and human activity is 25 
encouraged within Winslow, the heart of Bainbridge Island. In order to create a vibrant 26 
city center, direct growth where infrastructure exists, reduce reliance on the automobile, 27 
provide opportunities for affordable housing, and absorb growth that would otherwise be 28 

scattered in outlying areas.  29 
 30 
Policy LU 6.3   31 

Island Center, Rolling Bay, and Lynwood Centers offer small-scale, commercial and 32 
service activity outside of Winslow. These designated centers should be allowed to 33 

develop at higher densities to reinforce their roles as smaller-scale centers. 34 
ING, TRANSPORTATION, WATER RESOURCES ELEMENTS 35 
Policy LU 6.4   36 
Designation of new centers should be considered only after detailed analysis of the 37 

economic impact of the new development shows there will be no significant, adverse 38 
impact on the existing commercial centers, including Winslow.  39 

 40 
Policy LU 6.5   41 
The designated centers at Day Road and Sportsman Club are intended to augment the 42 

Winslow, Lynwood, and Rolling Bay designated centers and allow a diverse economy 43 
with business retention, growth and innovation on the island.          .  REVIEW AFTER HOUSING, 44 
ECONOMIC, AND TRANSPORTATION ELEME 45 
These Business/Industrial Districts can provide economic activity that includes a variety 46 
of low-impact, nonpolluting uses that reflect and respond to changing market conditions 47 
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and are compatible with the community.  1 

Policy LU 6.6  2 
Applications for development approval on Bainbridge Island should be processed within 3 

the timelines established in the City’s land development regulations in order to ensure 4 

affordability, fairness, and predictability in the land development process. 5 

 6 

Policy LU 6.7  7 

To reflect the policies in the Housing Element to provide for a variety of housing options 8 
in areas designated for residential development, including residential open space, 9 
accessory dwelling units shall be considered allowed uses in all residential zoning 10 

districts except R-6.(See Housing Element policy H 3.2)  REVIEW AFTER HOUSING ELEMENT 11 

 12 

Policy LU 6.8  13 
Water or wastewater infrastructure, which may contribute to system capacity exceeding 14 

local need, shall not be used to justify development counter to the City-wide land use 15 

policies. 16 

 17 

Winslow 18 

 19 
     GOAL LU-7  20 
The Winslow mixed use and commercial districts are designed to strengthen the 21 

vitality of downtown Winslow as a place for people to live, shop, and work. 22 
The Mixed Use Town Center is intended to have a strong, residential component 23 

to encourage a lively community during the day and at night. 24 
 25 

 26 
Fig. LU 6   Human scale, pedestrian orientation and active uses create character on Winslow Way 27 
 28 
Policy LU 7.1  29 

The major center for new commercial development is the Mixed Use Town Center 30 
(MUTC) and the other commercial districts in Winslow. 31 
 32 
Development within the MUTC and High School Road Districts shall be consistent with 33 

the Winslow Master Plan (contained in the Subarea chapter of this Plan). The level of 34 
development is determined by using Floor Area Ratio (FAR) rather than dwelling units 35 

per acre. The use of FAR may result in an increase in the base level of development 36 
(density) over the existing zoning, but will provide greater flexibility in type and 37 

The Winslow Master Plan encourages 
development of a neighborhood that contains 
a strong, vital downtown where people want 
to live, shop and work. Outside the mixed use, 
higher density center, there would be a variety 
of housing choices, from higher density 
multifamily areas immediately adjacent to the 
downtown to single-family residential 
neighborhoods.   
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size of housing units that will further the goals of this Plan.  1 

 2 
Policy LU 7.2 3 
A base level of commercial and residential density within the overlay districts of the 4 

MUTC and the High School Road districts is described in the Winslow Master Plan, 5 
with an increase in the FAR allowed through the use of: 6 

● Affordable housing. 7 

● TDRs (transferable development rights). 8 

● Contributions to public infrastructure and public amenities in excess of what is 9 
required to mitigate the impacts of development. 10 

● Transfer of density within the MUTC and within the High School Road Districts. 11 

● Preservation on-site of historic structures eligible for inclusion on a local, 12 

state or federal register of historic places. 13 

● Locating ferry-related parking under building. 14 
 15 

   16 
Fig. LU 7   Winslow’s residential, commercial and civic uses are inter-connected  17 
 18 
Policy LU 7.3 19 

Phasing mechanisms and/or incentives should be developed to promote the timely 20 

and logical progression of commercial and residential development. 21 
 22 

High School Road District 23 

 24 

     GOAL LU-8 25 

The High School Road District is intended to provide for mixed-use and 26 
commercial development in a pedestrian-friendly retail area. 27 

 28 
Policy LU 8.1  29 

The High School Road District includes a diversity of types of shopping and 30 
employment. A variety of commercial uses are allowed which offer goods and 31 

services for the convenience of Island residents. 32 
 33 
Policy LU 8.2 34 
Development in the High School Road District should promote pedestrian-oriented 35 

mixed-use and residential development to offer a variety of housing types and sizes. 36 
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 1 

Fig. LU 8  Detail of the High School Road Area 2 
 3 

Policy LU 8.4  4 

The properties designated on the Land Use Map as High School Road District II 5 
are each limited to no more than 14,400 square feet of retail use. Retail use between 6 

5,000 and 14,400 square feet requires a conditional use permit. 7 
 8 

This portion of High School Road, designated High School Road District II on the Land 9 
Use Map, is immediately adjacent to a semi-urban, residential area of 2.9 to 3.5 10 
units per acre and should have less intense uses than the remainder of the High 11 

School Road district. Since existing businesses are located in this area and 12 

infrastructure is in place, this Plan recommends the area for the High School Road 13 
designation, but with a limitation on the size of retail uses. 14 
 15 

   16 
Fig. LU 9   Low rise and mid-rise building forms in the High School Road Area 17 
 18 
 19 

 

Policy LU 8.3   
Auto-oriented uses and drive-
through businesses that benefit 
from access to SR305 shall be 
limited to the yellow dashed area 
shown in Fig. LU 8. 
 
Policy LU 8.4   
To visually screen development 
year-round, properties with 
frontage along SR 305 shall 
provide a vegetated buffer 
along the highway that includes 
the preservation and protection 
of existing vegetation. Access to 
these properties should not be 
directly from SR 305. 

 



CLEAN DRAFT V.2 Land Use Element 6/3/2016 

 
 14            2016 Comprehensive Plan                                                                   DRAFT LAND USE ELEMENT 

         

Policy LU 8.5  1 

To ensure visual appeal and pedestrian and bicycle safety, the land development 2 
regulations include design standards for: 3 

● Building height, bulk, and placement. 4 

● Landscaping, including screening of parking lots, and development of 5 
pedestrian-oriented streetscape with building and landscaping (including 6 

trees) located at the street edge. 7 

● Lot coverage. 8 

● Open space. 9 

● Road access and internal circulation including pedestrian connections; 10 
developing more pedestrian crossings; and requiring parking in the rear 11 

wherever possible. 12 

● Signage. 13 

● Additional transit stops on both sides of SR 305. 14 
 15 

 16 

NEIGHBORHOOD CENTERS 17 
 18 
The Neighborhood Centers provide Island-wide commercial and service activity 19 
outside Winslow. These areas should be developed at slightly higher densities to 20 

reinforce their roles as community service centers. The service centers will also 21 

help reduce traffic congestion by providing an alternative to shopping in Winslow. 22 
 23 
 24 

                                                    GOAL LU-9   25 

Encourage the development of the Neighborhood Centers at Rolling Bay, 26 
Lynwood, Day Road, Fort Ward and Island Center, as designated on the Future 27 
Land Use Map, as areas with small- scale, commercial, mixed use and 28 
residential development outside Winslow. 29 

 30 
Policy LU 9.1   31 

The Neighborhood Centers should provide Island-wide small-scale commercial and 32 
service activity and mixed-use development outside Winslow. 33 

 34 

Policy LU 9.2   35 

Development should be oriented toward the pedestrian. Retail uses shall be 36 

encouraged on the ground-floor to prevent blank walls with little visual interest 37 

for the pedestrian.  Offices and/or residential uses should be encouraged above 38 
ground floor retail. 39 

 40 
Policy LU 9.3   41 

Allow development of Neighborhood Centers in areas designated on the Future 42 
Land Use Map. 43 
 44 
 45 
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Lynwood Center 1 

 2 

3 
Fig. LU 10   Lynwood is a thriving mixed-use pedestrian neighborhood center 4 
 5 

Policy LU 9.4  6 

Any new development or expansion of existing development in Lynwood Center 7 
will be required to connect to public sewer, when available, or meet other Health 8 

District requirements, when appropriate. 9 

 10 
Lynwood Center is designated as a Special Planning Area, and a subarea plan was 11 

completed in 1997. The “Lynwood Center Report and Final Recommendations” is 12 
included in the section of the Comprehensive Plan entitled Subarea Plans. 13 

 14 

Island Center 15 
 16 
Policy LU 9.5  17 

Island Center is designated as a Special Planning Area. The boundaries for Island 18 

Center are as shown on the Land Use Map. Any changes to the boundaries may be 19 
determined during the special planning process. 20 

 21 

NSC Contract Zone:  Miller Road/Battle Point Drive 22 
 23 
Policy LU 9.6  24 

The 16.7-acre site on Miller Road is designated a contract zone to recognize the 25 
activities currently occurring on-site under the provisions of an Unclassified Use Permit 26 
and to consider some expansion of those activities. 27 

 28 
 29 
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Rolling Bay 1 

 2 

   3 
Fig. 11  Rolling Bay is a cluster of primarily retail and civic uses 4 
 5 
Policy LU 9.7  6 

The Neighborhood Center boundaries are as shown on the Land Use Map. Rolling 7 
Bay is designated as a Special Planning Area. Any changes to the boundaries may be 8 

determined during the special planning process. 9 

 10 

 11 

Fort Ward 12 

 13 

   14 
Fig. 12   History and several structures help create unique character and identity at Fort Ward 15 
 16 

Policy LU 9.8 17 

Maintain and enhance the unique character of Fort Ward Planning Area (see Figure A) 18 
to recognize the history and natural landscape of the area and the sense of community 19 
that exists, including an open space system made up of wetlands, a neighborhood 20 

park, the historic marching fields, unbuildable slopes and the State Park (see Figure 4 21 
3B).  The Fort Ward Action Plan is a part of the Comprehensive Plan (Appendix XX). 22 

 23 
 24 
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Policy LU 9.9  1 

Where possible, create tax incentives and encourage private purchase and renovation 2 
of historic structures. Transfer density within the Fort Ward Study Area as incentives 3 

for the preservation of historic structures. 4 

 5 

All Neighborhood Centers 6 
 7 
These following standards ensure that development will be designed to fit into the 8 
scale and character of the existing centers and the adjacent residential neighborhoods. 9 

The City developed design prototypes or illustrated design guidelines for each of the 10 
three service centers to serve as a visual reference for the future development of the 11 

community. These design guidelines can be crafted to recognize the distinct qualities 12 
of each designated center. 13 

 14 

Policy LU 9.10 1.6 15 

The Neighborhood Centers should achieve a mix of neighborhood-scale businesses, 16 

public uses, and housing which are compatible with the scale and intensity of the 17 
surrounding residential neighborhood and which minimize the impact of noise, odor, 18 

lighting, fire safety, and transportation on the neighborhood 19 
 20 

Policy LU 9.11  21 

Mixed use development is strongly encouraged but not required. 22 
 23 
Policy LU 9.12   24 

Proposed uses must consider the impact on water quality, stormwater runoff, and 25 

environmentally sensitive areas such as wetlands, streams and high vulnerability 26 
recharge areas. 27 
 28 
Policy LU 9.13  29 

The development regulations include design standards for: 30 

● Building height, bulk, massing and articulation to promote a pedestrian scale. 31 

● Parking requirements, including location of parking to the rear or side yards, 32 
unless otherwise provided for in a Special Planning Area plan. Landscaping, 33 

including parking lots and buffer areas between higher and lower intensity uses 34 

and consideration of trees that allow solar access. 35 

● Lighting standards that prevent unnecessary glare on neighboring residential 36 
properties. 37 

● Location and screening of service areas such as dumpsters. 38 

● Open space. 39 

● Pedestrian linkages. 40 
 41 
Policy LU 9.14   42 

Encourage neighborhood participation in defining the design standards for each 43 

service center. 44 
 45 
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Policy LU 9.15   1 

Establish and implement a street tree plan and planting program for major roadways 2 
at the Neighborhood Centers. 3 
 4 
Policy LU 9.16  5 

Develop a parking plan, if appropriate, for each service center. 6 
 7 
Policy LU 9.17   8 
Opportunities for providing a neighborhood commons or meeting place should be considered 9 
with any proposal for major redevelopment of an existing Neighborhood Center or as part of 10 
development of a new Neighborhood Center to encourage the use of the Neighborhood 11 
Center by surrounding residents. 12 
 13 

Policy LU 9.18  14 

To minimize visual and environmental impacts, encourage parking in the rear or side 15 
yards of multifamily, commercial, and mixed use developments. Parking lots should 16 
be pedestrian-oriented and provide pedestrian and bicycle routes between the street, 17 
parking area, and main entrance, and consideration should be given to the use of trees 18 

that allow solar access.  19 

 20 

Policy LU 9.19  21 

Infill within the boundaries of the Neighborhood Centers, as designated on the Land 22 
Use Map, through the transfer of development rights from TDR Sending Areas of the 23 
Island or through an affordable housing density bonus.    24 

 25 

Policy LU 9.20   26 

The base density of residential development in the Neighborhood Centers, as 27 
designated on the Land Use Map, is 2 units per acre.  A density bonus of 3 units per 28 

acre may be obtained in areas not served by public water and sewer systems and 29 
using TDRs or providing affordable-housing, provided state and local Health District 30 

regulations can be met. Allow up to R-5 with public water and sewer. 31 

 32 

Business/Industrial 33 

 34 

                     GOAL 10 35 

The Business/ Industrial Z o n e  (B/I) is intended to provide opportunities for 36 

expansion of existing Island businesses, for diversity of jobs and for low-37 

impact industrial activity that contributes to well-paying jobs, where traffic 38 
congestion, visual, and other impacts on the surrounding neighborhood can be 39 
minimized. 40 

 41 
Policy LU 10.1   42 

The Business/Industrial District is for non-polluting, light manufacturing 43 
development as well as other uses that add to the diversity of economic activity on 44 
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the island and are compatible with other uses in the Business/Industrial District and 1 

neighboring zones. 2 
 3 
Policy LU 10.2   4 

New manufacturing businesses that plan to utilize toxic/hazardous substances must 5 
list these substances and quantities projected for annual usage; demonstrate 6 
compliance with all Federal, State and Kitsap Public Health District requirements for 7 
their handling. Development proposals are evaluated using performance standards 8 
for the B/I district.  Uses of certain toxic/hazardous substances can disqualify the 9 

application from approval because of potential environmental impact. However, the 10 
Ci ty  wou ld  cons ider  factors such as quantity used, adequacy of storage, 11 
containment, spill management, and waste disposal plans in reviewing such a 12 
proposal. 13 

 14 
Policy 10.3  15 

Coordinate with the Bainbridge Island Fire Department when reviewing development 16 
proposals concerning hazardous. 17 

 18 
Policy LU 10.4  19 

Applications for development approval within the Business/Industrial District must 20 

show that adequate water, wastewater, transportation, fire, and storm drainage 21 
services are available to serve the development. 22 

 23 
Policy LU 10.5   24 

Ensure the adequate monitoring and enforcement of hazardous material 25 

regulations. 26 
 27 
Policy LU 10.6  28 

Performance standards for the Business/Industrial District address odor, lighting, 29 
noise, vibration, signage, traffic volumes, ingress and egress, parking, delivery and 30 

loading areas, and pedestrian and vehicle circulation, to create safe, efficient, 31 
compatible conditions among a variety of on-site uses and to protect adjacent 32 
residential neighborhoods. 33 

 34 
Policy LU 10.7  35 

Business/Industrial uses must be visually screened the development year-round 36 
from adjacent, non-industrial properties and from adjacent roadways. 37 

 38 

This policy establishes a performance standard – Business/Industrial uses must be 39 
visually screened from the roadway and from adjacent non-Business/Industrial 40 

development. The visual screening could be achieved through a combination of 41 
vegetation and building setback that would add depth to the buffer.  42 

 43 

     GOAL LU-11 44 

Provide appropriate land for Business/Industrial in order to provide 45 
opportunities for small manufacturing businesses on the Island to expand, 46 
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and to provide additional employment opportunities. 1 
 2 

  Policy LU 11.1    3 

Discourage the inappropriate designation of isolated Business/Industrial 4 

Districts. 5 
 6 
While seeking to limit isolated Business/Industrial uses, this Plan also recognizes the 7 
concerns of property owners to continue existing businesses at those locations as 8 
non-conforming uses. Discussion included designation of certain businesses and 9 

nonconforming uses. However, owners were concerned about the ability to obtain 10 
financing in the future. This Plan seeks to reach a compromise. 11 

 12 
Policy LU 11.2   13 

Isolated Business/Industrial activities are designated to reflect historical use and the 14 
designation should not be expanded. 15 

 16 

 17 

ISLAND-WIDE CONSERVATION AREA 18 

 19 

                                                      GOAL LU-12   20 
 21 

Conserve ecosystems and the Island’s green, natural, open character 22 
 23 

Policy LU 12.1  24 

Preserve the open space area outside designated centers through a land use pattern 25 

which will enhance the character of the area – forested areas, meadows, farms, scenic 26 

and winding roads that support all forms of transportation – and the valuable functions 27 
the open space area serves on the Island (i.e., aquifer recharge, fish and wildlife 28 
habitat, recreation). 29 

 30 

   31 
Fig. LU 13   The view from the road on much of the Island is of green, leafy countryside 32 
 33 

 34 
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Policy LU 12.2  1 
Protect open space, critical areas, and agricultural uses through public and private 2 
initiatives such as open space tax incentives, cluster development, PUDs, transfer 3 

and purchase of development rights, public land acquisition, greenways, conservation 4 
easements, landowner compacts, or limiting the amount of lot coverage. 5 

 6 
Policy LU 12.3  7 
Encourage the aggregation of nonconforming lots of record and undeveloped 8 

subdivisions and short plats in order to achieve a development pattern that is 9 
consistent with goals of the Plan to preserve open space, provide greenways through 10 
the Island, protect environmentally sensitive areas, and protect the water resources.   11 

 12 
Policy LU 12.4  13 
Protect aquifer recharge functions throughout the Island, all of which is an aquifer 14 
recharge area, through the application of critical areas regulations, Shoreline Master 15 

Program use regulations, low impact development regulations, and the wellhead 16 

protection regulations administered by the Kitsap Health District. 17 
 18 
Policy LU 12.5  19 

Establish appropriate procedures to monitor the effect of water drawdowns within and 20 
between aquifers, and adopt programs and regulations to preclude groundwater 21 
contamination, and to encourage water conservation and enhanced aquifer recharge.     22 

 23 
Policy LU 12.6  24 
Provide detailed goals and policies to protect the Island’s ecosystems in the 25 

Environmental and Water Resources Element.    REVIEW AFTER WATER RESOURCES ELEMENT 26 
 27 

Policy LU 12.7   28 

Work with the County Health Department to allow innovative solutions for on-site 29 
sewage treatment, including community septic and grey water systems. 30 
   31 

Policy LU 12.8  32 
Allow a density bonus in exchange for dedicating a portion of property into conservation 33 

as open space, farmland, or public access.  Priority should be given to conserving these 34 

lands near more densely developed areas. 35 

 36 

GOAL LU-13   37 

Adopt landscape design standards and identify and protect public vantage 38 
points, view corridors and scenic vistas to support the Island’s sense of place, 39 

identity and orientation. 40 
 41 
Policy LU 13.1  42 
Existing vegetated buffers should be managed to preserve the Island’s character and 43 
the forested view from the road.  Invasive species should be removed in order to keep 44 
the native vegetation healthy.   45 
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Policy LU 13.2  1 
New development should be designed to respond to the natural landscape and should 2 

be sited so as to have the least visual and environmental impact on the Island 3 

landscape.  Features that enhance the Island’s character such as barns, fences, fruit or 4 
vegetable stands, should be retained and encouraged.    5 

 6 
Policy LU 13.3  7 
Map tree-covered hillsides and hilltops, particularly the ridgelines so valued by the 8 

community, and adopt regulations and programs to protect them for their visual and 9 
aesthetic benefits to the Island as well as their functions as wildlife habitat and erosion 10 
and runoff retardation.  11 
 12 

Open Space Residential District 13 

 14 
GOAL LU-14    15 

Preserve the character of the interior areas of Bainbridge Island through 16 
establishment of an Open Space Residential District. 17 

 18 

Policy LU 14.1   19 

The Open Space Residential District is designated for less intensive, residential 20 

development and a variety of agricultural and forestry uses. 21 
 22 
Policy LU 14.2  23 

Residential development should be compatible with the preservation of open space, 24 

forestry, agricultural activities, and natural systems.  Accessory farm buildings and 25 

uses are allowable. 26 
 27 
Policy LU 14.3   28 

The overall density for residential use is a maximum of one unit per 2.5 acres. 29 
However, the landscape should maintain the natural and scenic qualities of the Island. 30 

 31 

Policy LU 14.4   32 

Home occupations provide employment opportunities and should be permitted 33 

where they are compatible with surrounding neighborhoods and the environment. 34 

 35 

Residential Open Space 36 
 37 

GOAL LU-15   38 

The Residential-1 (R-1) and Residential-2 (R-2) Districts are intended to 39 
recognize an existing development pattern in the Island’s Open Space areas. 40 
 41 
Policy LU 15.1   42 

The R-1 District is intended to recognize an existing development pattern of one 43 
unit per acre. 44 
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Policy LU 15.2   1 

The R-2 District is intended to recognize an existing development pattern of two 2 
units per acre. 3 
 4 
Policy LU 15.3   5 

The City should consider the development of subarea plans that establish land use 6 
policies and development standards tailored to the individual communities. 7 
Neighborhood participation in development of subarea plans should be encouraged. 8 

 9 

Local Food Production 10 

      11 

GOAL LU-16   12 

Promote food security, local food production, and public health by encouraging 13 
locally-based food production, distribution, and choice through urban 14 
agriculture, community gardens, farmers markets, and food access initiatives.  15 

Establish partnerships and share resources to promote food access and 16 
production. 17 

 18 

Policy LU 16.1   19 

Allow community gardening and/or agriculture on public land where appropriate 20 

 21 

   22 
Fig LU 14   Agriculture is part of Bainbridge Island’s landscape, history, economy and culture  23 

 24 

Policy LU 16.2   25 

Encourage the development of neighborhood community gardens. 26 

 27 

Policy LU 16.3   28 

Promote interagency and intergovernmental cooperation and resource-sharing to 29 
expand community gardening opportunities. 30 

 31 

Policy LU 16.4   32 

Promote the dedication of land for community gardens in new housing developments. 33 
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Policy LU 16.5   1 

Support the local farmers market and the direct connection between consumers and 2 
farmers. 3 

 4 

Transfer of Development Rights Program 5 
 6 

GOAL LU- 17  7 

Prioritize program goals and establish and maintain planning tools, including a 8 

purchase and transfer of development rights program, which implement the 9 
goals and policies of this Plan to allow transferring development rights from 10 
areas intended for conservation, and promoting development in areas suitable 11 
for development. 12 

 13 
Policy LU 17.1   14 
Maintain and improve the City’s Purchase of Development Rights (PDR) and Transfer of 15 

Development Rights (TDR) programs to enable transferring development rights from 16 

areas intended for conservation to areas suitable for development. 17 

 18 
Policy LU 17.2   19 

The City recognizes the need to take a proactive role in the purchase and transfer of 20 

development rights and such a program should include: 21 

1) Designating appropriate staff resources to promote the program; 22 
2) Providing for the outright purchase of development rights by the City and 23 

establishing a fund for banking development rights; and 24 
3) Creating a process that coordinates the purchase and transfer of 25 

development rights. 26 

4) Initiating an outreach program to educate property owners and potential 27 
buyers about the use of the Purchase and Transfer of Development Rights 28 
program. 29 

 30 
Policy LU 17.3   31 
The City has identified appropriate TDR sending areas and prioritized areas (or 32 

resources) of the Island that are valued by the community and are appropriate for 33 
conservation through the PDR and/or TDR programs. 34 

  35 
Appropriate sending areas for example, could contain sensitive lands that are not 36 
protected by the critical areas regulations, priority links in the Wildlife Corridor, 37 

priority open space lands, or historic resources. Determination of appropriate 38 

sending areas should also be coordinated with the development of an Island-wide 39 
open space plan. 40 

 41 

  42 

 43 

 44 
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  PROPERTY RIGHTS 1 

 2 
GOAL LU-18   3 

Strive to ensure that basic community values and aspirations are reflected in the 4 
City’s planning program while recognizing the rights of individuals to use and 5 
develop private property in a manner that is consistent with City regulations. 6 
Private property shall not be taken for public use without just compensation 7 
having been made. The property rights of landowners shall be protected from 8 

arbitrary and discriminatory actions. 9 

 10 

INTERGOVERNMENTAL COOPERATION AND COORDINATION 11 

 12 

GOAL LU-19  13 

All government entities should strive to cooperate and serve their 14 
constituents in a fiscally sound manner. 15 
 16 

In addition to the City government, there are three special purpose districts and the 17 
Kitsap Public Health District and Sewer District #7 which all serve the citizens of 18 
Bainbridge Island, as well as a number of state and county agencies. This goal 19 

addresses the need for cooperation and coordination in order to serve the Island’s 20 
citizens in the most cost effective manner. 21 

                                         HISTORIC PRESERVATION 22 

 23 

GOAL LU-21   24 

Maintain and support a Historic Preservation Program– A successful historic 25 
preservation program requires on-going support of the community, as well as 26 
the City government and its designated department. 27 
 28 
Policy LU 21.1   29 

Maintain the City’s status as a Certified Local Government (CLG), thereby promoting 30 
collaboration among City departments, boards and commissions. 31 
 32 
Policy LU 21.2   33 

The City and its Historic Preservation Commission (HPC) should regularly review the 34 
local historic preservation ordinance and update where necessary to assure that it 35 

achieves the Comprehensive Plan’s goals and policies. 36 
 37 
Policy LU 21.3   38 

The City and the HPC should develop the City’s preferred method of project 39 

compliance review and reporting, consistent with state laws and local ordinances. 40 
 41 
Policy LU 21.4   42 

The City and HPC shall coordinate with tribal communities and other interested 43 
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stakeholders who have an interest in historic resources on the Island. 1 

 2 

GOAL LU-22   3 

Identification and Evaluation of Historic Resources – Historic property inventory 4 
and context statements inform planning efforts by identifying areas where 5 
resources worthy of preservation exist or are likely to occur. 6 
 7 
Policy LU 22.1   8 

The City and HPC shall recognize historic resources listed on, or eligible for, the local 9 

registry as significant historic properties. 10 

 11 
Policy LU 22.2   12 

The City and HPC shall continue to inventory historic resources, thereby maintaining  13 
an up-to-date site database using the latest affordable technologies available. 14 
 15 
Policy LU 22.3   16 

The City and HPC should continue to support and expand the Local Historic Register 17 

program. 18 

 19 
Policy LU 22.4  20 

The City and HPC should develop protocols for the consistent evaluation of historic 21 
resources on the Island. 22 

 23 
Policy LU 22.5   24 

The City and HPC shall define and identify its “iconic” structures and sites (those 25 

intended for permanent preservation), which are deemed essential elements of the 26 

community’s character, history and identity. 27 
 28 

GOAL LU-23  29 

 30 

Preservation and Enhancement of Historic Resources – An effective historic 31 

preservation program provides meaningful practical incentives and policies for 32 
property owners and developers to preserve historic resources. 33 
 34 
Policy LU 23.1   35 

The City shall encourage preservation of existing historic structures and sites 36 

as an important tool in building a sustainable and unique community. 37 
 38 
Policy LU 23.2   39 

Encourage the preservation, rehabilitation and restoration of existing structures 40 

through the adoption and implementation of the International Existing Building Code 41 
(IEBC). 42 
 43 
 44 
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Policy LU 23.3   1 

Collaborate with the HPC and Design Review Board to develop design guidelines 2 
for projects within or adjacent to significant historic properties and/or 3 
neighborhoods to ensure compatible development. 4 
 5 
Policy LU 23.4   6 

Develop guidelines to ensure review of potential direct and indirect impacts to 7 
significant historic properties when planning and/or permitting projects. 8 
 9 
Policy LU 23.5   10 

Identify and support practical owner/operator economic incentives and policies to 11 

encourage the rehabilitation and preservation of significant historic resources. 12 
 13 
Policy LU 23.6   14 

Engage in cooperative efforts with owners to encourage the preservation of historic 15 

resources. 16 
GOAL LU-24   17 

Public Participation – Establishing a broad base of support from citizens and 18 

their city government will strengthen the community’s commitment to historic 19 
preservation. 20 
 21 
Policy LU  24.1  22 

Support an on-going education program to increase awareness of the historic 23 
resources on the Island. 24 

 25 

Policy LU 24.2  26 

Support efforts to publicly recognize preservation efforts within the Island community. 27 
 28 
Policy LU 24.3  29 

Collaborate with interested stakeholders to promote historic preservation on the Island. 30 
 31 
Policy LU 24.4  32 

Identify and give public access to, an appropriate repository for curating historic 33 
preservation records and documentation. 34 

 35 

         ESSENTIAL PUBLIC FACILITIES 36 

 37 

GOAL LU-25   38 

The needs of the community should be met by providing essential public 39 

facilities and services that are equitably distributed throughout the community; 40 
that are located and designed to be safe and convenient to the people they 41 
serve; that provide flexibility of use and maximum efficiency; and that are 42 
compatible with adjacent uses, the environment, and preservation of public 43 
health and safety. 44 
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 1 
The GMA requires that all jurisdictions planning under the Act must provide a process 2 
for siting essential public facilities such as airports, correctional facilities, sewage 3 

treatment plants. These goals and policies are intended to guide the siting process, 4 

and therefore, in accordance with RCW 36.70A.200(2), they do not preclude the siting 5 
of essential public facilities. Site specific consideration of a proposed essential public 6 
facility would occur during the development application review process. 7 
 8 
Policy LU 25.1    9 

The City should develop a list of essential public facilities of a local nature that may 10 
potentially be sited on Bainbridge Island and coordinate with the Kitsap Regional 11 
Coordinating Council in the development of a list of state and countywide public 12 
facilities. 13 
 14 
Policy LU 25.2   15 

When an essential public facility of a statewide or countywide nature is proposed for 16 
Kitsap County, the City should appoint representatives as members of the Facility 17 

Analysis and Site Evaluation Advisory Committee or any other established siting 18 
committee to evaluate proposed public facility siting. 19 
 20 
Policy LU 25.3   21 

New essential public facilities shall not be located in designated resource lands, and 22 
critical areas. 23 

 24 
GOAL LU-26   25 

The process for siting essential public facilities should create an 26 
environment of cooperation and include adequate and early public review to 27 

promote trust between government agencies and the community. 28 

 29 
Policy LU 26.1    30 

If an essential public facility is proposed for Bainbridge Island that is an “essential 31 

public facility,” as defined in RCW 36.70A.200, the City should create a Facility 32 

Analysis and Site Evaluation Committee composed of citizens, City staff, elected 33 

officials and appropriate technical experts which should consider in determining a 34 
recommendation to City Council, at a minimum, the following: 35 

● Analysis of the need for such facility; 36 

● The development of specific siting criteria for the proposed project; 37 

● Identification, analysis, and ranking of potential sites; 38 

● Consistency with the goals and policies of the City’s Comprehensive Plan; 39 

● Identification of potential physical impacts including, but not limited to, those 40 
relating to land use, the environment, transportation, utilities, noise, odor and 41 

public safety; 42 

● Identification of potential cumulative impacts, including the likelihood of a 43 
related development locating in proximity to the proposed essential public 44 

facility; 45 
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● Identification of potential fiscal impacts to the local economy; and 1 

● Measures to minimize and/or mitigate such impacts. 2 
 3 

Policy LU 26.2   4 

The City or other government agency, if responsible for construction of an essential 5 
public facility, shall develop a community notification and communications plan that 6 

will ensure ongoing contact with the community during the planning and construction 7 
phase of a project. The plan should include identification of all departments that will 8 
play a role in the planning or construction of an essential public facility; identify other 9 

governmental regulatory requirements; identify strategies for coordinating 10 

interdepartmental and interagency activities and strategies for responding to 11 
emergency or problem situations; and identify a conflict resolution process. 12 

 13 
 14 

 15 
 16 

GOAL LU-27   17 

Ensure that the community vision and goals in this plan are realized. 18 
 19 
Policy LU 27.1   20 

Develop a series of benchmarks against which to measure the Plan’s continued 21 
viability and ensure that continued public input is part of the monitoring program. 22 

 23 

Policy LU 27.2   24 

The Action Plan to implement the Comprehensive Plan should be reviewed yearly to 25 

determine the status of actions described in the Action Plan. 26 

 27 
HIGH PRIORITY ACTIONS: 28 
 29 

Action #1.  Update the Winslow Mixed Use Town Center Plan in order to facilitate 30 
progress on the Housing Priorities that can best be accommodated in an area 31 

with an existing urban character, urban facilities, services and multi-modal 32 
transportation options. 33 

 34 

Action #2.  Adopt a multi-year planning work program for updating the subarea 35 
plans for Island Center, Rolling Bay, Fort Ward, Sportsman Triangle, and Day 36 
Road. 37 

 38 

Action #3.  Prepare a new Conservation Village land use regulation to incent 39 
creation of a new housing pattern that consolidates and dedicates open space. 40 
 41 

Action #4.   Adopt a storm and surface water system plan.   42 

 43 

MEDIUM PRIORITY ACTIONS: 44 
 45 

LAND USE ELEMENT IMPLEMENTATION 
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Action #1.  Identify discrete sections of the Land Use Code to amended to 1 
eliminate confusion, redundancy and delay in the permit process. 2 

 3 

Action #2.  Create more efficient review processes, including the roles and best 4 
practices and procedures for the Planning Commission, Design Review Board, 5 
and Hearing Examiner. 6 

 7 

Action #3.  Prepare benchmarks and a schedule to measure progress on 8 
implementing the above named priorities. 9 

 10 

 11 

OTHER PRIORITY ACTIONS: 12 
 13 

Action #1.  Review and update design standards and guidelines for the 14 
neighborhood centers. 15 

 16 

 17 

 18 
 19 
 20 
 21 
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Department of Planning and community development 
 
Staff Report 
 
Date:   May 25, 2016 
To:   City of Bainbridge Island Planning Commission 
From:   Joshua Machen, AICP 

Planning Manager 
Project:  Wintergreen Walk Clinic  
   Site Plan and Design Review  
File Number:  PLN50231 SPRA 
             

 
I. INTRODUCTION 

 
Applicant: Wenzlau Architects 
 490 Madison Ave. North #105 
 Bainbridge Island, WA 98110 

 
Owner: VWA-Bainbridge Island, LLC 
 30050 Chagrin Blvd. STE. 360 
 Pepper Pike, OH 
   
Request: The proposed project is a modification of the approved Visconsi Master Plan.  

The approved master plan included a 20,000 square foot Medical building.  The 
proposed medical building is 30,000 square feet.  The building footprint and 
location has been altered on the site to accommodate the additional 
programmatic space needed for the clinic.  The footprint of Building 6 is also 
reduced from 7,200 to 4,800 square feet.  The reduction in size is to allow for 
the expanded parking to accommodate the larger clinic.   The proposed concept 
will also require approval of a boundary line adjustment that is being reviewed 
concurrently with this application. (Attachments B & C).   

 
Location: Wintergreen Walk, being portions of Sect. 23, T. 25N. R. 02E. W.M.  Tax parcel 

numbers 232502-3-086-2009 
 
 
Zoning 
Designation: Mixed-Use Town Center, High School Road District & II (MUTC HSR-I and HSR-II) 
 
Comprehensive 
Plan Designation: Mixed-Use Town Center, High School Road Districts II (MUTC HSR-II) 
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Environmental 
Review: A SEPA Threshold Determination will be issued by the Director concurrently with 

the decision on this underlying permit.  
             
 
Recommendation: 
 
Approve the application with the following conditions: 
 

SEPA Conditions 

1. All graded materials removed from the subject property shall be hauled to and deposited at City 
approved locations. Consistent with  local regulations a grade/fill permit shall be obtained for 
any grading or filling of 50 cubic yards of material or more if the grading or filling occurs on a site 
that has not been previously approved for such activities. A SEPA Threshold Determination is 
required for any fill over 100 cubic yards on a site that has not previously received a SEPA 
determination. 

 
2. Work shall immediately stop if any historical or archaeological artifacts are uncovered during 

excavation or construction and the Department of Planning and Community Development and 
the Washington State Office of Archaeology and Historic Preservation shall be immediately 
notified. Construction shall only continue thereafter in compliance with the applicable 
provisions of law. 

 
3. To mitigate the possible impact on adjacent properties from light and glare, all exterior lighting 

shall be hooded and shielded so that the bulb is not visible from adjacent properties. All 
landscape lighting shall be downcast and lighting within surface parking lots shall be no higher 
than 14 feet above grade. All exterior lighting shall comply with BIMC Chapter 15.34 (Note: 
BIMC 15.34 was repealed now BIMC 18.15.040). 

 
4. Prior to any clearing or grading on the site, chain-link construction fencing shall be installed and 

inspected by the City at the edge of the tree’s dripline for trees being preserved as part of the 
development and along the 100 foot wetland buffer. Signs shall be affixed to the fence every 50 
feet indicating the protected area. 

 
5. No disturbance of the wetland buffer shall occur, except for activities described in the approved 

wetland buffer enhancement, restoration and mitigation plan approved with the Visconsi 
Master Plan and the installation of a utility stormwater dispersal line to return treated 
stormwater to the wetland. Prior to installation, the applicant shall apply for and receive 
approval of a Special Use Review. Proper buffer restoration, mitigation and enhancement shall 
be proposed and implemented as part of the Special Use review. 

 
6. All construction activities shall comply with the construction operating hours limitations 

contained in BIMC Chapter 16.16. Noise produced by this development must comply with the 
maximum environmental noise levels established by law including Washington Administrative 
Code (WAC) 173-60. 
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7. No use in this development shall produce emissions of smoke, dust and/or odors beyond the 
property boundary that may unreasonably interfere with any other property owner’s use and 
enjoyment of his/her property. In addition, all sources and emission units are required to meet 
the emission and the ambient air quality standards specified in Chapter 173-400 WAC, and 
administered by the Puget Sound  Clean Air Agency, and shall apply to all air contaminants listed 
in that regulation. 

 
Project Conditions: 
 

8. The site shall be developed in substantial conformance with the site plans and building 
elevations which shall include the submittals date stamped received February 18, 2016. 

 
9. The 50-foot averaged full landscape screen along Highway SR305, as shown on the submitted 

plans, shall be maintained between the proposed development and Highway SR 305 to the west. 
All existing trees within the required buffers shall be retained and protected during and after 
construction, except for the three trees identified for removal and replacement on the tree 
retention plan. 

 
10. The applicant shall obtain an approved building and/or grading permit from the Department of 

Planning and Community Development, prior to any construction activities on the site.  
 
11. A Boundary Line Adjustment approved by the Department of Planning and Community 

Development shall be recorded with the Kitsap County Auditor prior to the issuance of any 
building permits where buildings are proposed over property lines or do not otherwise meet lot 
coverage, FAR or other zoning regulations. 

 
12. Prior to building permit issuance, the applicant shall satisfy the concerns listed in Bainbridge 

Island Fire Department Memo of February 1, 2016. Specifically, the following comments shall be 
addressed to the Fire Marshall’s satisfaction: 
a. The project shall comply with the applicable provisions of the adopted Fire Code and any 

applicable NFPA standards or other requirements as stipulated by the Fire Marshal. 
 
b.  Landscaping shall not be planted within 36” of fire hydrants as per BIMC 13.10.120 and 

other fire department connections shall remain clear of plantings.  
 

13. Sign permits shall be obtained as required by BIMC Section 15.08.  
 
14. No signs are permitted to be placed within the 50-foot full screen buffer adjacent to Highway 

SR305. 
 
15. Signs having internal illumination and standard metal can or plastic panel signs are not allowed, 

and any new signs shall comply with the Mixed Use Town Center Design Guidelines.  
 
16. The site and buildings shall meet all accessibility standards of the Building Code and other law. 
 
17. All the conditions and recommendations of the Development Engineer Project Review dated 

May 25, 2016 shall be satisfied (Attachment Q). Specifically, all previous engineering conditions 
of the Visconsi Master Plan continue to apply to this amendment. 
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18.  Parking shall be improved in substantial conformance with the approved site plan. The parking 
area shall be paved, all stalls shall be striped to their full dimensions and appropriate signage 
shall be placed at each handicap stall(s). Each parking stall shall meet the dimensional standards 
of BIMC Table 18.15.020-3 outside of required driving aisles or minimum sidewalk width of five 
feet. 
 

19.  At least one space within each parking lot of 25 spaces or more shall be designated as a shared-
car program or electric vehicle charging station space. 
 

20. No more than 30 percent of the required parking spaces may be designated as compact spaces. 
All compact spaces shall be property identified as “compact”. 
 

21. The primary walkways throughout the development shall meet accessibility requirements 
including being surfaced with nonskid hard surfaces and providing a minimum of five feet of 
unobstructed width.  
 

22. As shown on the site plan, where pedestrian walkways cross driving aisles, contrasting 
construction material, such as stamped concrete or pavers shall be used for the cross walk. 
 

23. A minimum of 24 bicycle spaces associated with the clinic building shall be installed prior to final 
inspection. The racks or wall hangers shall allow for the wheel and frame of the bicycle to be 
locked. The bicycle stalls shall provide for both visitors and employees of the clinic. 
 

24. Prior to issuance of any building permit, a final landscaping plan shall be submitted and 
approved by the Department of Planning and Community Development. 
 

25. All landscaping shall be installed as provided in the approved landscaping plans or a 
performance assurance device shall be submitted and approved, prior to final inspection of any 
building. The installation of landscaping shall be verified by a Landscape Professional and a 
landscaping declaration shall be signed by either the certified landscape professional or owner.  
 

26. Prior to occupancy of any building or the release of a landscaping performance assurance, a 
landscaping maintenance assurance device for the required landscaping shall be provided to 
COBI for a period of three years. All landscaping and buffers shall be maintained for the life of 
the project. 
 

27. In order to define the circulation system and pedestrian separation, raised curbs shall be used to 
separate landscaping and raised walkways from parking stalls and drive aisles. 
 

28. Exterior trash receptacles/recycling facilities shall be fully screened with solid walls and gates 
(no chain-link fencing). The screening enclosures shall be architecturally consistent with the 
adjacent structures. All enclosures serving associated buildings shall be constructed and 
inspected prior to final inspection of the associated building. 
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29.  At the time of building permit submittal, detailed lighting plans demonstrating compliance with 
the lighting standards shall be submitted for review and approval by the COBI. 
 

30. All mechanical equipment shall either be located underground, incorporated into landscaping or 
integrated within the building or roof form of the building. Parapet walls may be used to screen 
roof top mechanical equipment as long as equipment is completely obscured from view and the 
parapet does not substantially detract from the building architecture. 

31. A minimum of 16 trees shall be planted outside of the required buffers and in addition to the 
required trees for the parking lot shall be provided to compensate for the five trees being 
removed, which are outside of the required buffers.   
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Staff Analysis 

 
II. FINDINGS OF FACT 

 
A. Site Characteristics 
 

1. ASSESSOR’S RECORD INFORMATION: 
232502-3-086-2009  VWA-Bainbridge (pre-BLA)  1.67 acres  

          (post-BLA) 2.75 acres 
2. TERRAIN: 

The property has been graded flat with a small slope to the Pro-build property to the 
north an there is an off- site wetland on the property to the East. Almost all trees and 
shrubs have been removed from the site outside of the preserved roadside buffer to the 
west and the wetland buffer area to the east. (Attachments B & E)   
 

 
 
3. SITE DEVELOPMENT/EXISTING USE: 

The site contains an existing stormwater detention facility and the improved access road 
that runs through the property to Pro-Build.  
 



 

Wintergreen Walk 50231 SPRA   
May 25, 2016 

   page 7 

4. ACCESS: 
Vehicular access to the site is from High School Road on the new road called 
Wintergreen Lane, non-motorized access will be from improved sidewalks along 
Wintergreen Lane. 

 
5. PUBLIC SERVICES: 

a. Police - Bainbridge Island Police Department 
b. Fire - Bainbridge Island Fire District 

 
6. EXISTING ZONING/ COMPREHENSIVE PLAN DESIGNATION: 

HSR-II, (High School Road II overlay districts) Zoning and Comprehensive Plan 
Designation 

 

 
 
7. SURROUNDING ZONING/COMPRHENSIVE PLAN DESIGNATION: 

a. North:  HSR-II 
b. East:  R-8/Urban Multi-family (UMF) and R-2.9/Semi-urban Residential (SUR) 
c. South:  HSR 2 
d. West:  HWY SR305 /R-8 
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8. SURROUNDING USES: 
e. North:  Commercial (Pro Build Development) 
f. East:  Stonecress Multi-family Development and Woodland Village Subdivision 
g. South:  Commercial (Walgreen’s/Key and Kitsap Banks) 
h. West:  Highway 305 and Commercial (76 Station) 

 
B. History 
 

1. A pre-application conference was held January 4, 2016. 
2. A public participation meeting was held at the City on January 4, 2016.  Comments and 

responses from that meeting are included as Attachment A. 
3. On January 4, 2016 the applicants presented the project to the Design Review Board 

(Attachment T). 
4. A formal application for the Site Plan and Design Review and Boundary line Adjustment 

were submitted on February 18, 2016 (Attachment B & C).   
5. On February 1, 2016, the Fire Department provided written comment on the proposal 

(Attachment S). 
6. The City issued non-binding water/sewer availability letter on March 4, 2016. 
7. On March 24, 2016 the application was deemed complete. 
8. A Notice of Application/SEPA comment period was published and mailed out April 1, 2016.  

One public comment letter was received from Charles Schmid. 
9. The applicant then presented a revised proposal to the Design Review Board on April 18, 

2016 (Attachment U) 
14 The City Development Engineer reviewed the project and provided final comments and 

recommended conditions on May 25, 2016 (Attachment Q). 
 
C. Public Comment 

 
A single public comment letter was received during the public comment period.  The commenter 
asked that the project be reviewed by the Hearing Examiner for consistency with his original 
approval on the master plan, since the proposed building is larger, asked for a revised traffic 
study, the possible need for a cross walk on High School road and encouraged the ample use of 
trees at the site.   Since this proposal is an amendment to the approved site plan and design 
review application and not a revision to the conditional use permit, the Director has authority 
to review and issue a decision, this application will not return to the Hearing Examiner unless 
there is an appeal filed.  A revised traffic study was prepared based on the larger clinic 
building.  The traffic study and traffic engineer have made recommendations regarding the 
cross walk.  The applicant is providing more than the required number of trees to comply with 
the tree unit regulations. 

 
D. Comprehensive Plan Analysis 

 
Staff’s Analysis  
 
LU 1.2 Winslow is the heart of Bainbridge Island. Higher intensity residential and commercial 
development and human activity is encouraged within Winslow’s central core to create a 
vibrant city center, place growth where infrastructure exists, reduce reliance on the 
automobile, provide opportunities for affordable housing, and absorb growth that would 
otherwise be scattered in the outlying areas.  The subject development is proposed within the 
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High School Road II district, which are part of the “Winslow” zoning districts and were part of 
the Winslow Master Plan.  The properties are zoned for commercial use and have access to 
existing infrastructure to support commercial uses.  While the High School Road Districts are 
recognized as being more auto-oriented, the proposed development will also attract customers 
via foot or bicycle due to the close proximity to higher density residential uses within Winslow 
and the surrounding zones. 
 
LU 2.1 The major center for new commercial development shall be the Mixed Use Town 
Center and the other commercial districts in Winslow.  In accordance with this Comprehensive 
Plan policy, the subject property and proposed development are located in the High School 
Road II district, a downtown commercial zoning district. 
 
Commercial High School Road District Goal 5 
The commercial High School Road District is intended to provide for commercial uses that 
complement downtown Winslow and benefit from automobile access near the highway, while 
creating a pedestrian-friendly retail area.  The proposed development will provide a medical 
clinic, which is benefited from automobile and close highway access.  The Visconsi Master Plan 
development has been planned so that there are safe and attractive pedestrian connections, 
paths and seating areas. 
 
W 5.2 The Commercial High School Road District includes diversity in types of shopping and 
employment.  A variety of commercial uses are allowed which offer goods and services for the 
convenience of Island residents and which may have an automobile orientation.  Housing at a 
density of 8 units per acre is also permitted.  The proposed Medical Clinic is consistent with this 
goal as it provides services for the convenience of all island residents and typically is considered 
to have an automobile orientation. 
 
W 5.4  To ensure visual appeal and pedestrian and bicycle safety, the land development 
regulations shall include standards for: 

• Building height, bulk, and placement 
• Landscaping, including screening of parking lots, and development of pedestrian 

oriented streetscape with building and landscaping (including trees) located at the 
street edge 

• Lot coverage 
• Open space 
• Road access and internal circulation including pedestrian connections on all sides of 

the retail area from the high density housing adjacent to High School Road; 
developing more pedestrian crossings; and requiring parking in the rear whenever 
possible 

• Signage 
• Additional transit stops on both sides of SR 305 

 
The adopted Municipal Code contains the standards intended to implement this 
Comprehensive Plan goal.  The Visconsi Development, in which the Wintergreen Walk 
Clinic is a portion was required to meet the adopted standards contained in the Municipal 
Code and is providing pedestrian connections, parking lot screening and a buffer to the 
offsite wetland and Highway SR 305.  
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W 5.5 Properties with frontage along SR 305 shall provide a vegetated buffer along the 
highway that shall include the preservation and protection of existing vegetation, to visually 
screen the development year-round from the Highway.  Access to these properties shall not 
be directly from SR 305.  The proposed Wintergreen Walk Clinic amendment provides a 50 
foot averaged buffer adjacent to the Highway SR 305 right-of-way. No direct access from 
the Highway SR 305 is proposed; access to the site will continue to be from High School 
Road. 
 
AQ 1.3 Require that vegetated buffers be maintained between proposed development and 
the aquatic resource in order to protect the functions and values of such systems.  Degraded 
buffers should be restored to enhance their function. Reductions in vegetated buffers shall 
be allowed only in areas where such reductions, if consistently applied, would not result in 
significant cumulative impacts to aquatic resources and fish and wildlife habitat.  The 
proposed amendment continues to provide the prescribed buffer to the regulated off-site 
wetland to the northeast of the property.  
 
AQ 1.4 Ensure that development activities are conducted so that aquatic recourses and 
natural drainage systems are maintained and water quality is protected.  The proposal 
includes an engineered drainage plan that specifically requires water quantity and quality 
protections for the adjacent wetland. Water being captured by roof tops, parking lots and 
other impervious surfaces will be retained, to allow capture of sediments and pollutants 
before allowing the water to be properly dispersed back into the drainage basins. 
 
SD 1.3 The City shall require new development to provide both on-site improvements and 
off-site improvements necessary to avoid adverse downstream water quality and quantity 
impacts.  The applicant has submitted an engineered comprehensive stormwater drainage 
plan that addresses downstream water quality and quantity impacts.  The submitted plans 
were reviewed by and found to meet local and state regulations (Attachments Q). 
 
SD 1.4 Where appropriate and feasible, infiltration of stormwater is preferred over surface 
discharge to downstream systems.  The return of uncontaminated precipitation to the soil at 
natural rates near where it falls should be encouraged through the use of detention ponds, 
grassy swales and infiltration facilities.  The stormwater drainage plan submitted with the 
application includes several of these features, including but not limited to detention ponds, 
and infiltration/dispersal systems that will allow water to return to the soil and wetlands. 
 
TR 1.1 Scenic resource protection 
Protect the Island’s unique scenic resources along non-urban transportation corridors; 
require broad greenbelts and trees to screen parking and unwanted views and buffer noises 
between the roadway and development as identified in the Land Use Element.  The 
proposed development is providing a 50-foot averaged full screen landscaping buffer 
adjacent to the SR305 right-of-way, which is in addition to the existing trees located within 
the highway right-of-way outside of the improved roadway (Attachments I). In addition the 
project is required to provide parking lot landscaping that contains trees, shrubs and 
groundcover. 
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TR1.5 SR 305 scenic character 
Retain the scenic character of SR 305 by minimizing the placement of signs, discouraging new 
access points, and maintaining vegetative buffers.  The proposed development is providing 
an averaged 50-foot full screen vegetative buffer along the scenic SR 305 right-of-way.  As 
conditioned, no signs will be permitted within this buffer (Condition 14 ).  The project does 
not propose any new access points to the highway; instead it is relying on High School Road 
as the primary access point.  
 

E. Land Use Code Analysis 
 
 1. BIMC Chapter 2.16.040 Site Plans and Design Review 

The Wintergreen Walk Clinic was properly submitted as a major adjustment to the 
previously approved Visconsi site plan and design review application.  Since this is a major 
amendment to site plan and design review application, the applicant first applied for a pre-
application conference and had the preliminary plans reviewed by the Design Review Board.  
The applicants met with the Design Review Board once during the pre-application phase of 
the project, on January 4, 2016.  The application was also required to have a Public 
Participation Meeting, which was held that same day during the evening. As a Major 
Adjustment to Site Plan Review, the application is properly before the Planning Commission 
for review in a public meeting.  The Planning Commission is to provide a recommendation to 
the Director, who will issue a decision on the consolidated project.  The staff recommends 
the Planning Commission recommends approval of the application with the conditions listed 
in this project report. 
 
Decision Criteria 
The Director and Planning Commission shall base their respective recommendations or 
decision on site plan and design review applications on the following criteria: 
 
a. The site plan and design is in conformance with applicable code provisions and 

development standards of the applicable zoning district; As summarized in this staff 
report and in the materials prepared by the applicant, the application, with 
conditions, is in conformance with the Bainbridge Island Municipal Code. 

b. The locations of the buildings and structures, open spaces, landscaping, pedestrian, 
bicycle and vehicular circulation systems are adequate, safe, efficient and in 
conformance with the non-motorized transportation plan; The proposed site plan 
provides a building layout, parking and circulation system that are an efficient use of 
the available land while providing the required setbacks and screening from the 
adjacent properties and open spaces.   

c. The Kitsap County Health District has determined that the site plan and design meets 
the following decision criteria: 

i. The proposal conforms to current standards regarding domestic water supply and 
sewage disposal; or if the proposal is not to be served by public sewers, then the lot has 
sufficient area and soil, topographic and drainage characteristics to permit an on-site 
sewage disposal system. The Health District has not reviewed this amendment because 
they had no comment on the original Site Plan application as the properties are served 
by City sewer and water systems. A binding commitment unlimited reservation for 
sewer and water shall be obtained prior to building permit issuance (Condition 17).   



 

Wintergreen Walk 50231 SPRA   
May 25, 2016 

   page 12 

ii. If the Health District recommends approval the application with respect to those 
items in subsection i., the health district shall so advise the director. No comment. 

iii.  If the health district recommends disapproval of the application, it shall provide a 
written explanation to the director.  The Health District has not denied the 
application.  
 

d. The city engineer has determined that the site plan and design meets the following 
decision criteria: 

i. The site plan and design conforms to regulations concerning drainage in 
Chapters 15.20 and 15.21 BIMC; and 

ii. The site plan and design will not cause an undue burden on the drainage basin 
or water quality and will not unreasonably interfere with the use and enjoyment 
of properties downstream; and 

iii. The streets and pedestrian ways as proposed align with and are otherwise 
coordinated with streets serving adjacent properties; and 

iv. The streets and pedestrian ways as proposed are adequate to accommodate 
anticipated traffic; and 

v. If the site will rely on public water or sewer services, there is capacity in the 
water or sewer system (as applicable) to serve the site, and the applicable 
service(s) can be made available at the site; and 

vi. The site plan and design conforms to the “City of Bainbridge Island Engineering 
Design and Development Standards Manual,” unless the city engineer has 
approved a variation to the road standards in that document based on his or her 
determination that the variation meets the purposes of BIMC Title 18. 

The Development Engineer has reviewed the submitted civil plans and has found them 
to be consistent with these requirements.  A detailed response and analysis is 
contained in her memo (Attachment Q). 

e. The site plan and design is consistent with all applicable design guidelines in BIMC 
Title 18, unless strict adherence to a guideline has been modified as a housing design 
demonstration project pursuant to BIMC 2.16.020.Q;  The proposed development was 
reviewed by the Design Review Board during the pre-application stage of the 
development and during the Site Plan and Design Review process (Attachment T).  The 
applicant has incorporated the applicable Design Review Board’s recommendations 
into the final design of the buildings and layout of the site.  As now proposed, the 
design of the building form, wall articulation, roof form, landscaping and overall 
layout is consistent with the intent of the applicable design guidelines.  

http://www.codepublishing.com/wa/bainbridgeisland/html/BainbridgeIsland15/BainbridgeIsland1520.html#15.20
http://www.codepublishing.com/wa/bainbridgeisland/html/BainbridgeIsland15/BainbridgeIsland1521.html#15.21
http://www.codepublishing.com/wa/bainbridgeisland/html/BainbridgeIsland18/BainbridgeIsland18.html#18
http://www.codepublishing.com/wa/bainbridgeisland/html/BainbridgeIsland18/BainbridgeIsland18.html#18
http://www.codepublishing.com/wa/bainbridgeisland/html/BainbridgeIsland02/BainbridgeIsland0216.html#2.16.020
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f.  No harmful or unhealthful conditions are likely to result from the proposed site plan; 
The proposed development is for a use allowed by the Municipal Code within the High 
School Road Zoning Districts.  While the clinic may use toxic or otherwise harmful 
chemicals or products, the clinic is required to comply with local, state and federal 
regulations regarding storage, handling, and disposal of toxic or harmful substances.  
While the proposed development will produce additional traffic on High School Road 
and on the common access road that serves Pro Build, the traffic engineer has 
reviewed the anticipated traffic impacts and found them within the level of service 
standards adopted by the City.   

g.  The site plan and design is in conformance with the Comprehensive Plan and other 
applicable adopted community plans;  The proposed plan provides for additional 
medical clinic within the Winslow Master Plan Study Area, which is consistent with the 
Comprehensive Plan and zoning regulations.  See section II (D.) of this staff report for 
a detailed analysis of the Comprehensive Plan policies. 

h. Any property subject to site plan and design review that contains a critical area or 
buffer, as defined in Chapter 16.20 BIMC, conforms to all requirements of that chapter;  
No critical areas are identified on the subject property.  However, there is a wetland 
on the property to the east of this property.  The wetland buffer extends on to the 
subject property.  Proper setbacks and protections are being provided as part of this 
site plan. 

i. Any property subject to site plan and design review that is within shoreline jurisdiction, 
as defined in Chapter 16.12 BIMC, conforms to all requirements of that chapter; The 
subject property is not within the shoreline jurisdiction. 

j.  If the applicant is providing privately owned open space and is requesting credit against 
dedications for park and recreation facilities required by BIMC 17.20.020.C, the 
requirements of BIMC 17.20.020.D have been met;  While the proposal does contain 
court yards and other public areas, the applicants are not requesting any credits. The 
requirements of BIMC 17.20.020 are not applicable to this application because the 
proposal contains no new dwelling units. 

k. The site plan and design has been prepared consistent with the purpose of the site 
design review process and open space goals; The proposed site plan was prepared 
consistent with the overall purpose and goals of the Site Plan and Design Review 
process.  The process has provided a means for guiding the development in a logical, 
safe, attractive and expedient manner.  

  

http://www.codepublishing.com/wa/bainbridgeisland/html/BainbridgeIsland16/BainbridgeIsland1620.html#16.20
http://www.codepublishing.com/wa/bainbridgeisland/html/BainbridgeIsland16/BainbridgeIsland1612.html#16.12
http://www.codepublishing.com/wa/bainbridgeisland/html/BainbridgeIsland17/BainbridgeIsland1720.html#17.20.020
http://www.codepublishing.com/wa/bainbridgeisland/html/BainbridgeIsland17/BainbridgeIsland1720.html#17.20.020
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l.  For applications in the B/I zoning district, the site plan and development proposal 
include means to integrate and re-use on-site storm water as site amenities.  The 
subject property is not located within the B/I zoning district. 

2. BIMC Chapter 2.16.090 D.1 
 An application for a boundary line adjustment may be approved or approved with 
conditions if no additional lot is created and no lot is created that contains insufficient area 
and dimensions to meet the minimum requirements for area, width and depth for a building 
site in the zone in which the property is located. The lots contained within the Boundary 
Line Adjustment are both contained within the High School Road II commercial zone, 
which does not have a minimum lot size and no new lots are being created by the 
adjustment. 
 

3. BIMC Chapter 2.16.170 Consolidated Project Review 
When an applicant has two or more land use applications, they may request that the 
applications be processed under a single consolidated project review process.  The proposed 
Boundary Line Adjustment is being reviewed together with the Site Plan and Design Review 
application. The Director will issue a joint decision on both applications.  
 

4. BIMC Chapter 16.16 Noise Regulations 
The proposal is subject to noise regulations related to the construction hours and maximum 
environmental noise levels from the proposed uses on the property. Since the construction 
for this proposal will occur within 100 feet of residentially zoned properties, construction 
activities are limited to certain hours and days of the week in accordance with BIMC 
16.16.025.  The maximum allowed environmental noise levels are those allowed by state 
law (Condition 6). 
 

5. BIMC Chapter 16.20 Critical Areas 
While the subject properties do not contain critical areas, the property to the east of the 
subject properties contains a Category I wetland with a habitat score of 19. The proposal is 
providing the prescriptive 100-foot buffer and 15-foot building setback. As part of the 
Visconsi Master Plan approval, the applicants were required to augment the wetland buffer 
by removing invasive ivy and by replanting new trees and shrubs.  This invasive species 
removal and replanting occurred and a maintenance assurance device has been received.  
 

6. BIMC Chapter 18.06.040 High School Road Zone I and II districts 
 

a. The purpose of the High School Road II zone is to provide commercial uses that 
complement downtown Winslow and benefit from automobile access near the highway, 
while creating a pedestrian-friendly retail area. A variety of commercial uses are allowed 
that offer goods and services for the convenience of Island residents and that may have 
an auto orientation and a drive-through facility. The proposed Wintergreen Walk Clinic 
development is consistent with the purpose of the High School Road zone as it will 
provide a needed service that is typically accessed via automobile. 
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b. Performance Standards. The performance standards applicable to the MUTC district as 
listed in BIMC 18.06.030.B shall also apply to the HSR I and II districts (below): 
 
i. Noise. No use shall exceed the maximum environmental noise level, established by 

Chapter 173-60 WAC, as adopted in Chapter 16.16 BIMC. As conditioned, noise 
produced by this development must comply with the maximum environmental 
noise levels established by the Washington Administrative Code 173-60 or its 
successor (Condition 6). 

ii.  Air Quality Emissions. No use in this district shall produce emissions of smoke, dust 
and/or odors beyond the property boundary that may unreasonably interfere with 
any other property owners’ use and enjoyment of his/her property. In addition, all 
sources and emission units are required to meet the emission and the ambient air 
quality standards specified in Chapter 173-400 WAC, and administered by the Puget 
Sound Air Pollution Control Authority (PSAPCA), and shall apply to all air 
contaminants listed in that regulation.  As conditioned, all air emissions produced 
within this development will comply with this regulation (Condition 7). 

iii.  Lighting. Lighting standards set forth in BIMC 18.15.040 shall apply to the mixed use 
districts.  (See section II E.10 of this staff report for compliance with lighting 
standards) 

7. BIMC Chapter 18.09.020 Permitted Use Table 
The permitted use table lists the multiple uses that are that are permitted and conditionally 
permitted within the High School Road Districts I and II.  Included in those is health care 
facilities. 
 

8. BIMC Chapter 18.12 Dimensional Standards 
The proposed development is within the High School Road II zone, therefore the maximum 
floor area ratio (FAR) allowed is .3 (35,970 square feet), or in other words, 30 percent of the 
area of the resultant B of the boundary line adjustment (119,901 square feet) may be used 
to calculate the total amount of floor area for proposed building.  The proposed building will 
be at a FAR of .25 following the recording of the boundary line adjustment.   
 
The maximum lot coverage for the HSR II zones is 50 percent. The proposed lot coverage for 
this development is approximately 12.5 percent overall (15,000 square feet of building 
footprint). 
 
The setback from the SR 305 right-of-way is a minimum of 50 feet in order to provide a full 
screen landscape buffer.  The required side and rear setbacks are zero feet, however, there 
is wetland buffer to the east and there is a 10 foot separation being provided between the 
proposed building and the Pro-build development to the north.   
 

http://www.codepublishing.com/wa/bainbridgeisland/html/BainbridgeIsland18/BainbridgeIsland1806.html#18.06.030
http://www.codepublishing.com/wa/bainbridgeisland/html/BainbridgeIsland16/BainbridgeIsland1616.html#16.16
http://www.codepublishing.com/wa/bainbridgeisland/html/BainbridgeIsland18/BainbridgeIsland1815.html#18.15.040
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The building height limitations for the HSR II zone is 35 feet to the mid-point of the highest 
gable.  The proposed building is 34 feet to the mid-point of the roof. 

 
9. BIMC Chapter 18.15 Development Standards and Guidelines 

a. 18.15.010 Landscaping and Screening 
Since the proposal is located within the HSR II zone, the project only has a required 
perimeter landscape buffer along single-family use or zoning.  The only abutting single-
family use or zone is the Woodland Village Subdivision to the east of the subject 
properties.  However, this is also the location of the off-site wetland, which has a 100 
foot buffer; therefore the wetland buffer supersedes the perimeter landscaping 
requirement.   
 
A roadside buffer of 50 feet is required along SR305. The buffer may be reduced through 
averaging, but shall never be less than 35 feet wide.  The applicants have proposed 
buffer averaging to allow minor encroachments of the associated parking lot aisles as 
shown on the civil drawing sheet 4 (Attachment I).  The buffer is 50 feet on average, 
which averaging includes additional protection of significant trees.  The narrow portions 
of the buffer are not less than 35 feet and are in areas where there are no significant 
trees.  The increased area of the buffer is in an area where there are existing significant 
trees located in the northwest portion of the site.   
 
The parking lot landscaping requirement for the proposed development entails 
providing one tree for every four parking stalls as most of the parking areas are located 
to the side of the buildings.  The project has a 120 parking stalls proposed; therefore 30 
parking lot related trees will need to be planted.  The applicant has proposed planting 
close to 70 trees, which is in excess of the minimum required.  Also as required the 
landscaping plan properly designates landscape areas at the end of the parking stalls 
and aisles (Attachments G).  
 
The total site tree requirements for the HSR II zones is 40 tree units per acre. Each 
existing tree that is being preserved is given a tree unit value based on its size, then all 
proposed trees to be planted are also given a tree unit value.  The post BLA property is 
2.75 acres; therefore, a total of 110 tree units would typically be required outside of the 
significant trees being preserved within the wetland buffer or the roadside buffer.  Due 
to the fact that the subject property was completely cleared except for the required 
buffers as part of the original Visconsi Development, there are only a few existing trees 
left that would need to be retained or replaced as part of the significant tree retention 
requirement.  When existing properties have less than 40 tree units per acre, they are 
only required to maintain the same number of significant as exists prior to the current 
proposal.  Five existing trees are proposed to be removed from the property or roadside 
buffer to accommodate the proposed development.  These trees constitute a total of 
15.6 tree units.  The proposed landscaping plan is providing in excess of 16 tree units 
required in addition to the 30 parking lot trees required (Attachment G). 
As conditioned, all landscaping and buffers need to be maintained throughout the life of 
the project and the proposed landscaping must be installed or an assurance device 
provided prior to any occupancy of the buildings (Conditions 26). 
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b. 18.15.020 Parking and Loading 
The proposed building is proposed as a health care facility; therefore, the parking 
regulations require four parking spaces per 1,000 square feet of floor area.  As 
proposed, there is 30,000 square feet of floor area proposed, which requires a minimum 
of 120 parking spaces, which is the number of parking stalls being proposed for the 
clinic.  Additional parking dedicated to other buildings within the original Visconsi 
Master plan will remain.    
 
The regulations indicate that at least one parking stall be designated for shared-car 
programs or electric vehicle charging when the parking lot exceeds 25 parking spaces.  
The proposed clinic with have two lots that exceed 25 spaces each. As conditioned, at 
least one space within each parking lot of 25 spaces or more shall be designated as a 
shared-care program or electric vehicle charging station space (Condition 19).   
 
As required by this section of code the locations of the parking within this development 
are primarily to the sides or behind the proposed buildings (Attachment E).  As 
conditioned, each parking stall is to meet the dimensional standards of Table 18.15.020-
3 outside of required driving aisles or minimum sidewalk widths (Conditions 18).  Since 
there is a limitation on compact stalls within a development, no more than 30 percent 
of the required spaces may be compact spaces (Condition 20).   
 

c. 18.15.030 Mobility and access 
In order to define the circulation system and pedestrian separation, raised curbs shall be 
used to separate landscaping and raised walkways from parking stalls and drive aisles 
(Condition 27).  In accordance with the regulations regarding mobility and access, all 
internal walkways shall be surfaced with nonskid hard surfaces and provide five feet of 
unobstructed width (Condition 21).  As shown on the site plan, where pedestrian 
walkways cross driving aisles, contrasting construction material, such as stamped 
concrete or pavers shall be used for the cross walk (Condition 22). 
 
Bicycle spaces are required for the proposed clinic. A minimum of 24 bicycle spaces are 
required for this development; the spaces should be divided between spaces for 
employees and spaces available for the public (Condition 23).   
 

d. 18.15.040 Outdoor Lighting 
In order to preserve and enhance the view of the dark sky and promote health, safety 
and security, outdoor lighting is to be shielded and maintained so there is no light 
trespass.  All lighting shall be downcast and shielded such that it masks the horizontal 
surface of the light source. At the time of building permit submittal, detailed lighting 
plans demonstrating compliance with the lighting standards shall be submitted for 
review and approval by the City (Condition 29). 

 
 

10. BIMC Chapter 18.18 Design Guidelines 
The proposed project is subject to three sets of design guidelines; the commercial and 
mixed-use design guidelines for all zoning districts, the general design guidelines for the 
Mixed-Use Town Center and High School Road zoning, and the High School Road district 
design guidelines.  The application was first reviewed by the Design Review Board on 
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January 4, 2016 during the pre-application conference phase of review. The Design Review 
Board made several suggestions during that meeting and the applicant responded by 
making several modifications to the design including but not limited to addressing blank 
walls, pedestrian connections and building orientation (Attachment U).   
 
The Design Review Board (DRB) again reviewed the proposal after the applicant had 
submitted the formal Site Plan and Design Review Application on April 18, 2016.  The Board 
commended the applicant for the improvements to the design regarding pedestrian 
connections, and some board members recognized the architectural features that were 
incorporated to address the previous blank walls, while other board members disagreed.  
With some additional suggestions the board recommended approval of the application 
(Attachment U) 

 
F. Environmental Review: 

A SEPA Mitigated Determination of Nonsignificance will be issued by the SEPA Official together 
with the decision on the Site Plan and Design Review application.  

 
 

III. CONCLUSIONS 
 
 Staff’s Conclusion  

As conditioned, the proposed project is consistent with the Comprehensive Plan, the applicable 
sections of the Bainbridge Island Municipal Code including: BIMC 2.16.040 Site Plans and Design 
Review; BIMC Chapter 2.16.170 Consolidated Project review; BIMC Chapter 16.16 Noise 
Regulations; BIMC Chapter 16.20 Critical Areas; BIMC 18.06.040 High School Road II zone; BIMC 
18.09.020 Permitted Use Table; 18.12 Dimensional Standards; BIMC 18.15.010 Landscaping and 
Screening; BIMC 18.15.020 Parking and loading; BIMC 18.15.030 Mobility and access; BIMC 
18.15.040 Outdoor Lighting; and BIMC 18.18 Design Guidelines. Appropriate notice of 
application was made and comments were considered. The application is properly before the 
Planning Commission in a public meeting.  
 

IV. Attachments:   
 

A. Public Participation Meeting Summary and comment matrix 
B. Site Plan and Design Review Application, Submitted February 18, 2016 
C. Boundary Line Adjustment Application, Submitted February 18, 2016 
D. Cover/Vicinity Map/Aerial/Master Plans A00 –A2.2 
E.  Site Plans/Floor Plans A3-A4.2 
F. Building Elevation and Perspective Plans A5.1-A8  
G. Landscape Plans L100-L300 
H. Lighting Plan L200 
I. Preliminary Civil Plans C1-C4 
J. Project Description/Zoning Summary prepared by Wenzlau Architects 
K. Tree Retention Plan L001, L002 
L. Traffic Impact Analysis prepared by Transpo Group, March 23, 2016 
M. Non-binding Water/Sewer Availability letter 
N. Environmental Checklist 
O. Notice of Application, published April 1, 2016 
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P. Public Comment Letter (Schmid) 
Q. Development Engineer Project Review Memo 
R. Certificate of Concurrency 
S. Bainbridge Island Fire Department Comments 
T. Design Review Board Minutes, January 4, 2016 
U. Design Review Board Minutes, April 18, 2016 
V. Design Review Board Guideline Checklists with DRB and Staff Responses 
W. Boundary Line Adjustment Plans 
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