
Planning commission 
Regularly Scheduled Meeting 

Thursday, August 10, 2017 
7:00 – 8:35 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 
 
 
7:00 PM CALL TO ORDER 
 Call to Order, Agenda Review, Conflict Disclosure 
 
7:05 PM REVIEW AND APPROVAL OF MINUTES 
 June 26, 2017 
 
7:10 PM PARKER OPEN SPACE PUBLIC HEARING (PLN50837 OS) 
 Jennifer Sutton, AICP, Senior City Planner  
 
7:25 PM PUBLIC COMMENT 
 Accept public comment on off agenda items. 
 
7:35 PM SMP LIMITED GENERAL AMENDMENT – Introduction 
 Christy Carr, AICP, Senior City Planner 
 
8:05 PM DISCUSSION OF ADDING COMMISSION REVIEW OF SUBDIVISIONS 
 
8:20 PM DISCUSSION OF ELECTION OF COMMISSION CHAIR & VICE-CHAIR 
 
8:30 PM NEW/OLD BUSINESS 
 
8:35 PM ADJOURN 
  

 

mailto:jrasely@bainbridgewa.gov
mailto:pcd@bainbridgewa.gov
https://ci-bainbridgeisland-wa.smartgovcommunity.com/PermittingPublic/PermitDetailPublic/Index/72eabc4d-340a-4a60-bbe0-a76f0105519e?_conv=1
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CALL TO ORDER – Call to Order, Agenda Review, Conflict Disclosure 
CRITICAL AREAS ORDINANCE PUBLIC HEARING 
CRITICAL AREAS ORDINANCE - Discussion 
NEW/OLD BUSINESS  
ADJOURN 
 
CALL TO ORDER – Call to Order, Agenda Review, Conflict Disclosure 
Chair J. Mack Pearl called the meeting to order at 7:03 p.m.  Commissioners in attendance were 
Michael Lewars, Maradel Gale, Jon Quitslund, William Chester, Michael Killion and Lisa 
Macchio.  City Staff present were Planning Director Gary Christensen, Senior City Planner 
Christy Carr and Administrative Specialist Lara Lant who monitored recording and prepared 
minutes.   
 
The agenda was reviewed.  There were not any conflicts disclosed. 
 
CRITICAL AREAS ORDINANCE PUBLIC HEARING 
Chair Pearl opened the public hearing at 7:05 p.m. 
 
Robert Dashiell – Mr. Dashiell stated not all critical areas required a 100 foot buffer.  He asked 
if they considered the economic impacts to homeowners or talked to the Assessor’s office.  Would 
affected homeowners receive tax breaks? Mr. Dashiell also wanted to know if nonconforming 
properties would still be legally labeled as such. 
 
Mike Juneau, Arborist – Mr. Juneau reviewed issues addressed by the Critical Areas Ordinance 
update.  He noted buffers in geohazard areas would be reduced to a reasonable level.  Requirements 
for permits were spelled out.    He suggested a third level of vegetation management be considered; 
code-oriented, ISA-certified arborists to oversee pruning in critical areas.  Mr. Juneau noted 
coppicing of native species should be a future discussion. 
  
Senior City Planner Christy Carr stated the city was trying to achieve a balance between individual 
property owners performing their own pruning and requiring certified arborists to perform the 
work.  Balancing regulations with trust in individual property owners was discussed.  
Commissioner Macchio suggested outreach to educate and guide the public might help strike a 
balance.  
  
Discussion of tree pruning regulations continued and a three-tiered approach to pruning was 
considered.  
 
Chair Pearl closed the Public Hearing at 8:08 p.m. 
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CRITICAL AREAS ORDINANCE - Discussion 
Chair Pearl continued discussion of the Critical Areas Ordinance.  The latest version of the draft 
ordinance was projected onto an overhead screen and Commissioners and Ms. Carr edited content 
in real time.  Options A and B of Chapter 16.20.050 Standards for Existing Development were 
reviewed again.  Both options had been left in the draft to give the public opportunity to comment.  
It was decided Option B would remain in the draft and Option A would be deleted.   
 

Motion:  I recommend approval of this draft of the Critical Areas Ordinance subject 
to the edits made tonight.   

 Lewars/Chester:  Passed Unanimously  
 
Director Christensen acknowledged the Planning Commission’s dedication to thorough review of 
the Critical Areas Ordinance and thanked Senior Planner Christy Carr for her work.  He reminded 
Commissioners of the invitation to attend the upcoming Short Course on Planning. 
  
NEW/OLD BUSINESS  
No new or old business. 
 
ADJOURN 
The meeting was adjourned at 8:53 p.m. 
 
 
Approved by:   
 
 
_______________________________  _________________________________ 
J. Mack Pearl, Chair     Lara Lant, Administrative Specialist 



  

Open Space Land 

Program Summary 
Chapter 84.34 RCW provides property tax relief for properties that meet certain use requirements.  Open space land 
is defined as any of the following: 

1. Land zoned for open space  

2. Any land area, the preservation of which, in its present use, would: 

a) conserve and enhance natural or scenic resources 
b) protect streams or water supply 
c) promote conservation of soils, wetlands, beaches or tidal marshes 
d) enhance the value to the public of abutting or neighboring parks, forest, wildlife preserves, nature 

reservations or sanctuaries or other open space 
e) enhance recreation opportunities 
f) preserve historic sites 
g) preserve visual quality along highway, road, and street corridors or scenic vistas 
h) retain in its natural state tracts of land not less than one acre situated in an urban area and open to public 

use on such conditions as may be reasonably required by the legislative body granting the open space 
classification 

3. Any land meeting the definition of “farm and agricultural conservation land”, which means either: 

a) Land previously classified as farm and agricultural land that no longer meets the criteria and is reclassified 
under open space land. 

b) “Traditional farmland”, not classified, that has not been irrevocably devoted to a use inconsistent with 
agricultural uses, and that has a high potential of returning to commercial agricultural. 

 

Basis of Assessment 
Kitsap County has adopted an Open Space Plan (WAC 458-30-330) that results in values based on sensitive 
characteristics of the land and its benefit to the public.  If a parcel of land qualifies with two sensitive characteristics, 
taxable value would be reduced by 50%.  If a parcel qualifies with three sensitive characteristics, and if a permanent 
conservation easement exists on the property, taxable value would be reduced by 80%.  If public access is allowed, 
in appropriate measure so that the integrity of the land is not compromised, an additional 10% reduction would be 
granted.  Generally, if the land characteristics make it reasonable, public access in some measure is expected as 
part of the public benefit for the classification.  If a residence exists on the parcel, a minimum one-acre residence site 
is excluded from classification. 
 

Application Requirements 
Applications must be filed with the Department of Community Development.  An application fee will apply.  If the 
property is located within city limits other city fees may also apply.  A farm plan may be required.  The application may 
be for an entire parcel or any portion thereof.  Complete applications received on or before December 31 are 
processed during the next calendar year for the following year’s taxes.   
 

Review Process 
Applications are reviewed by the Department of Community Development and by the city planning department, if the 
property is located within a city limits.  Following a public hearing, applications are approved or denied by the Board 
of County Commissioners and, if in a city, by the city council. Denial may be appealed in Superior Court.  Upon 
approval, an Open Space Taxation Agreement will be sent to the applicant, who may accept or reject the agreement. 
The signed agreement is recorded with the county auditor.    

(Continued on the back) 



Property Use Restrictions 
Land approved for classification as open space will be subject to certain use restrictions, designed to ensure that the 
natural character of the land will not be disturbed.  While specific restrictions may vary from property to property, the 
following is a list of standard conditions that will apply to most properties: 

1. No motorized vehicles 
2. No domestic animals or livestock (except on “traditional farm land”) 
3. No clearing of vegetation 
4. No hunting, fishing, or trapping 
5. No camping 
6. No smoking, campfires, or firearms 
7. No mining, storage or excavation of materials 
8. No dumping 

All conditions of approval become part of the recorded agreement. 
 

Removal of Classification 
Classification will be removed, and back taxes imposed, upon the occurrence of any of the following: 

• Owner’s request:  The request for withdrawal must be made in writing and signed by all owners.  Forms for 
withdrawal are available from the assessor.  . 

• Change of use:  Determination is made by Kitsap County that the property is no longer primarily devoted to the 
use for which it was classified.  

• Sale or transfer of the property, and the new owner does not wish to continue classification:  Back taxes must be 
collected before the conveyance is recorded.  
 

Transfer of Ownership 
A new owner may request to continue classification by signing a “Notice of Continuance”.  All new owners must sign, 
and an updated management plan may be required.  The new owners assume all tax liability accrued by the previous 
owner, including liability related to this classification. 
 

Back Taxes 
Back taxes equal the difference between the tax paid under open space classification and the tax at true and fair 
value for the current year and the last seven years, plus interest at 1% per month.  A 20% penalty is also applied if 
the property was classified less than ten years or a 2 year written notice of removal was not given or if there was a 
change in use. Back taxes are not collected under the following circumstances: 

1. Transfer to a government entity in exchange for other land within the state 
2. Land is taken by power of eminent domain or transferred in anticipation of the exercise of such power 
3. A natural disaster changes the use of the property 
4. Official action by the state, county, or city disallows the present use of such land 
5. Transfer of land to a church when such land would qualify for a property tax exemption pursuant to 

RCW 84.36.020 
6. Acquisition of property interests by public agencies for the purpose of preserving open space lands and 

riparian easements 

Back taxes become due 30 days following notification of the owner, and are subject to additional interest of 1% per 
month after the due date.   
 

                                                                 Kitsap County Assessor’s Office 

                                                                       614 Division Street MS-22 

                                                                    Port Orchard, WA 98366-4677 

                                                                      Telephone: (360) 337-7160 

                                                                                Fax: (360) 337-4874 

                                                                E-mail: assessor@co.kitsap.wa.us 

                                                                       www.kitsapgov.com/assr/ 
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Applicant: Newell & Saradel Parker 

  5524 Lynwood Center Road 

  Bainbridge Island, WA  98110 

 

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

(attached) to two properties from the Farm and Agriculture Land tax classification to 

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

Land category for current use assessment under Revised Code of Washington (RCW) 

Chapter 84.34.020(8)(b). 

 

Tax account number:  332502-4-001-2007 & 332502-4-039-2003 
 

Zoning & Comprehensive  

Plan Designation: R-1, One unit per 40,000 square feet 

 

 

 

http://app.leg.wa.gov/RCW/default.aspx?cite=84.34.020
http://app.leg.wa.gov/RCW/default.aspx?cite=84.34.020
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Based on the analysis, staff recommends approval of changing the current use assessment of the 

Parker properties from Farm and Agriculture Land under RCW 84.34.020(2)(b) to Farm and Agriculture 

Conservation Land/Traditional Farmland pursuant to RCW 84.34.020(8)(b). 

The Planning Commission 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 Parker properties are designated Residential (R-1) in the City’s Comprehensive Plan.  The zone is 
designated for areas appropriate for low-density, residential development and a variety of agricultural 
and forestry uses and the preservation of open space. 
 
Zoning and Land Use 

The Parker properties is zoned R-1, One Unit per 40,000 square feet zone.  The northern property (Lot -

001-2007, 4.5 acres) currently one residence and accessory buildings upon it, concentrated in the 

eastern quarter of the property.  The southern property (Lot -039-2003, 5.1 acres) has an agriculture 

accessory building in the NE corner.  Both properties have areas of pasture and forest.  The Parker 

properties have been a horse farm for many years, and the properties have been enrolled in the Farm 

and Agriculture Land current use taxation program.  The horse breeding and training businesses have 

ceased, and the properties will no longer produce enough agriculture income to qualify as commercial 

Farm and Agriculture Land pursuant to RCW 84.34.020(2)(b) to Farm and Agriculture Conservation 

Land/Traditional Farmland pursuant to RCW 84.34.020(8)(b). The Parker properties qualify as 

Traditional Farmland because the land has not been irrevocably devoted to a use inconsistent with 

agricultural uses and has a high potential of returning to commercial agriculture in the future. 

Totaling 9.51 acres in size, the two properties theoretically could yield nine additional single-family 
residential lot, if subdivided, for a total of 10 single-family residential lots.  
 
Current Use Tax Reduction 
The Kitsap County Assessor’s Office is working to complete a property tax comparison table to 

understand the tax implications of the Parker Current Use Assessment application. That comparison 

will be available to the Planning Commission at the August 10, 2017 Commission meeting. 

Findings 

The application has been reviewed for consistency with the Kitsap County Open Space Plan (KCC 
Chapter 18.12) and found to be consistent with the criteria for current use assessment for Open Space 
Classification- Farm and Agriculture Conservation Land/Traditional Farmland.   

http://app.leg.wa.gov/RCW/default.aspx?cite=84.34.020
http://app.leg.wa.gov/RCW/default.aspx?cite=84.34.020
http://app.leg.wa.gov/RCW/default.aspx?cite=84.34.020
http://app.leg.wa.gov/RCW/default.aspx?cite=84.34.020
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1) Land that was previously classified (as Open Space – Agriculture) under RCW 84.34.020(2) 
that no longer meet the criteria of said subsection (2) and that is reclassified under RCW 
84.34.020(1) (“Open Space land”). 
 
(2) Land that is traditional farmland that is not classified under Chapter 84.33 or 84.34 RCW, 
that has not been irrevocably devoted to a use inconsistent with agricultural uses and that has a 
high potential for returning to commercial agriculture. 

 
 

Open Space Land Summary 
Parker Current Use Application 
Property Site Plan/Map 
Parker Farm Plan, prepared by the Kitsap Conservation District 

Nickum Property 



















































































































332502‐4‐001‐2007  (Current Use = 3.5 Acres / Fully taxable home site = 1 acre)
PARKER, NEWELL & SARADEL
This estimate is based on the 2017 value and tax rate

Current Farm & Ag Exemption: Possibly Traditional Farm Exemption (‐50%): If property was fully taxable:
Current Market Land Value: 248,650 Current Use Market Land Value: 116,900 Market Land Value: 248,650
Current Taxable Land Value: 133,700 Potential Taxable Value (40%): 58,450 Taxable Value: 248,650
Improvement Value: 464,240 Homesite Value: 131,750 Improvement Value: 464,240
Total Taxable Value: 597,940 Improvement Value: 464,240 Total Market Value: 712,890
Current Rate: 10.165060 Total Taxable Value: 654,440 Current Rate: 10.165060
Current Tax Due: 6,078 Current Rate: 10.165060 Possible Tax Due: 7,247

Projected Tax Due: 6,652

Estimated annual tax increase: $574

Estimated annual tax increase: $1,168

Tax Shift Estimate to Transfer from Commercial Farm & Ag to Open Space Traditional Farm

If transferred from Farm & Ag to Open Space Traditional Farm

If removed from all exemption programs & the property becomes fully taxable



332502‐4‐039‐2003  (Current Use = 5.01)
PARKER, NEWELL & SARADEL
This estimate is based on the 2017 value and tax rate

Current Farm & Ag Exemption: Possibly Traditional Farm Exemption (‐50%): If property was fully taxable:
Current Market Land Value: 276,980 Current Use Market Land Value: 276,980 Market Land Value: 276,980
Current Taxable Land Value: 2,790 Potential Taxable Value (40%): 138,490 Taxable Value: 276,980
Improvement Value: 14,850 Homesite Value: 0 Improvement Value: 14,850
Total Taxable Value: 17,640 Improvement Value: 14,850 Total Market Value: 291,830
Current Rate: 10.165060 Total Taxable Value: 153,340 Current Rate: 10.165060
Current Tax Due: 179 Current Rate: 10.165060 Possible Tax Due: 2,966

Projected Tax Due: 1,559

Estimated annual tax increase: $1,379

Estimated annual tax increase: $2,787

Tax Shift Estimate to Transfer from Commercial Farm & Ag to Open Space Traditional Farm

If transferred from Farm & Ag to Open Space Traditional Farm

If removed from all exemption programs & the property becomes fully taxable
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Date:  August 10, 2017   

To:  Planning Commission    

From:  Christy Carr, AICP 
  Senior Planner 

Subject: Shoreline Master Program (SMP) Amendment 

 

 
The City completed its comprehensive update in 2014. In addition to this state-required comprehensive 
update, local governments may periodically amend their shoreline master programs when there is a 
change in law, zoning or other local conditions (WAC 173-26-090). Staff initiated a limited amendment in 
February 2016; however, that work was put on hold due to timing requirements of other work program 
tasks.  
 

 
Since the City last considered a limited amendment, the Department of Ecology (Ecology) has updated 
its rules implementing the Shoreline Management Act, including a new optional joint SMP amendment 
review process. Staff will seek direction from the City Council as to its preference for participating in the 
joint review, most likely at the September 5, 2017 study session.  
 
Another change included in Ecology’s rulemaking was to remove the word “limited” to clarify that 
amendments other than comprehensive amendments are simply amendments to the SMP. The qualifier 
“limited” was thought to be misleading, as amendments can cover significant substantive topics. 
Accordingly, the approval criterial for limited amendments were deleted from WAC 173-26-201, Process 
to prepare or amend shoreline master programs, and the definition of “master program amendment” 
was revised to read, in part, “Master program amendments include locally initiated amendments to 
address specific procedural and/or substantive topics as well as amendments adopted to meet the 
periodic review requirements of RCW 90.58.080(4).”  
 
 

 
The SMP is available on the City’s website in two formats: 
 

• Entire SMP as passed by Ordinance 2014-04: 
http://www.bainbridgewa.gov/DocumentCenter/View/3622  

file://///sands/data/PLN/Long%20Range%20Planning/2017%20CAO%20Update/20170413%20PC%20Staff%20Memo%20CAO%20Update.docx
http://www.bainbridgewa.gov/DocumentCenter/View/3622
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• Codified version in BIMC 16.12 (regulations only): 
http://www.codepublishing.com/WA/BainbridgeIsland/  

 
Staff will refer to the policies and regulations according to the numbering system in the SMP itself, not 

the codified regulations in BIMC 16.12.  

 
A “housekeeping” amendment was anticipated by City staff, Planning Commission, City Council and 
Ecology within about a year of the adoption of the comprehensive update, which was effective at the 
end of July 2014.  Most proposed revisions will be “housekeeping” in nature, rather than substantive, to 
improve clarity, consistency and ease of administration. Staff anticipates revisions to improve clarity and 
consistency may result in a topic rising to a substantive level; that is, clarifying language may effectively 
be a substantive policy decision.  
 
Staff also anticipates developing permit assistance materials for shoreline homeowners and permit 
applicants.  These will include topics such as how to determine your shoreline buffer; what can you do in 
your yard (vegetation maintenance); when you need a permit and what type; and guidance for planting 
plans, mitigation plans and monitoring plans. 
 

 
Staff is developing text amendments in strikeout/underline format and a summary and narrative of 
proposed changes. Commission members should read the current SMP regulations in anticipation of 
reviewing proposed changes. Particular sections of focus include: 
 

• Section 4.1.2 

• Section 4.1.3 

• Section 4.1.5.8 and Appendix B-9 

• Section 4.2.1 

• Shoreline Single Family Residence Mitigation Manual 
 
The Planning Commission will begin to review proposed revisions at its August 24, 2017 meeting.  
 
 
 

 
 
 
 
 

file://///sands/data/PLN/Long%20Range%20Planning/2017%20CAO%20Update/20170413%20PC%20Staff%20Memo%20CAO%20Update.docx
http://www.codepublishing.com/WA/BainbridgeIsland/
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