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Guiding Principle #1 - Preserve the special character of the Island, which includes downtown Winslow’s small-town 

atmosphere and function, historic buildings, extensive forested areas, meadows, farms, marine views and access, 

and scenic and winding roads supporting all forms of transportation.

Guiding Principle #2 - Manage the water resources of the Island to protect, restore and maintain their ecological 

and hydrological functions and to ensure clean and sufficient groundwater for future generations.

Guiding Principle #3 - Foster diversity with a holistic approach to meeting the needs of the Island and the human 

needs of its residents consistent with the stewardship of our finite environmental resources.

Guiding Principle #4 - Consider the costs and benefits to Island residents and property owners in making land use 

decisions.

Guiding Principle #5 - The use of land on the Island should be based on the principle that the Island’s 

environmental resources are finite and must be maintained at a sustainable level.

Guiding Principle #6 - Nurture Bainbridge Island as a sustainable community by meeting the needs of the present 

without compromising the ability of future generations to meet their own needs.

Guiding Principle #7 - Reduce greenhouse gas emissions and increase the Island’s climate resilience.

Guiding Principle #8 - Support the Island’s Guiding Principles and Policies through the City’s organizational and 

operating budget decisions.
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Housing Design Demonstration Project (HDDP) Program
OVERVIEW

• 2009 3-year Pilot Program in the greater Winslow area

• Revised in 2013; Revised in 2016 to reflect LID requirements, 

extended until 2019.

• Promotes green building and increase housing affordability 

using incentives

• 4 Tiers: Density incentives scaled to amount of Green Building 

and Infrastructure, and Housing Diversity 





Table 2.16.020.Q-4: Housing Diversity Program 

Project Density Bonuses

Tier 4

• 2.5 x Base Density

• Max. Bonus Mixed-Use FAR (all residential)

Tier 3

• 2.5 x Base Density

• OR Max. Bonus Mixed-Use FAR (all residential)

Tier 2

• 1.5 x Base Density (R-8 and R-14)

• 2.0 x Base Density not to exceed R-8 density 

(R-2, R-2.9, R-3.5, and R-4.3)

• Max. Bonus Mixed-Use FAR (all residential)

Tier 1

• No Density Bonus

http://www.codepublishing.com/WA/BainbridgeIsland/#!/BainbridgeIsland02/BainbridgeIsland0216.html#2.16.020




Table 2.16.020.Q-3 Innovative Site Development Scoring Method 

TIER 

Minimum 

Site 

Development 

Point  

Requirement 

WATER QUALITY & CONSERVATION 

Projects use methods to decrease water usage and improve 

stormwater runoff quality through an integrated approach to 

stormwater management such as greywater use, stormwater 

collection in cisterns, green roofs and covered parking. 

All HDDP projects will follow the WA State DOE 2012 Stormwater 

Management Manual for Western Washington, as amended in 

December 2014. 

LANDSCAPING & OPEN SPACE 

Project provides well-designed common open space, with at least 5 

percent of the gross land area, set aside as open space and designed 

as an integrated part of the project rather than an isolated element.  

The common open space must be outside of critical areas and their 

buffers and required roadside buffers.  Appropriate community 

amenities such as playgrounds, composting and neighborhood 

gardens promoting the production of locally grown food are 

encouraged.  Resident neighborhood community gardens can be in 

common open space areas, and shall be appropriately located for 

solar exposure, and include water availability, soil amenities, and 

storage for garden tools.  Required growing space for neighborhood 

gardens is 60 square feet per dwelling unit, not including any existing 

orchard area.  Open space dedicated to the public pursuant to the 

standards of BIMC Sections 17.12.030. A1, A2, A3, A6  & A7 is 

encouraged. 

TRANSPORTATION 

Project design provides enhanced sensitivity to pedestrian 

and bicycle travel to promote the people getting around 

without a car, a reduced carbon footprint, improved health 

of humans, and lower pollution levels.  Project internally 

preserves existing informal internal connection to external 

non-motorized facilities, furthering the Island-wide 

Transportation Plan (IWTP) and using such solutions as 

woonerfs, green streets, and natural trails and paths.  

Project reduces reliance on automobiles and trip counts, 

and promotes alternative transportation, such as 

integrating parking and charging facilities for electric cars, 

or bus shelters. 

4 30 

 

REQUIREMENT VALUE 

Number of dwelling units that integrate greywater reuse 

components into building design:                                                             

10% 1 

11-20% 2 

21-30% 3 

Over 31% 4 

 

Percentage of total roof area qualifying as 

“green roofs”:                                           15-30% 

Over 31% 

 

 

2 

4 

 

Project integrates cisterns:  % of total roof 

area directed to cisterns:                         15-30% 

Over 31% 

 

 

2 

4 

 

Percentage of total parking spaces that are covered (i.e. 

parking garage, carport):     

5-20% 1 

21-40% 2 

41-60% 3 

61-80% 4 

Over 81% 5 

 

% OF OPEN SPACE VALUE 
VALUE IF 

PUBLIC 

5-10% 2 4 

11-15% 4 6 

16-20% 6 8 

21-25% 8 10 

Greater than 25% 10 12 

Incorporates neighborhood garden 2  

Preserves tree that qualifies as a 

“Heritage tree” under City 

Program.  The tree is not otherwise 

required to be preserved.  

2 per tree 

All Private yard areas ≤ 20% turf 4 

Project landscaping integrates at 

least 60% native or drought 

tolerant plants 

4 

. 

 

TRANSPORTATION COMPONENTS VALUE 

Project preserves, creates or 

integrates internal and external non-

motorized connections. 

2 

Provides public walkways, separated 

paths, or bike lanes.  No points for 

facilities required by IWTP. 

3 

On-site car sharing program  
1 per each 

car 

Electric vehicle charging stations for 

3% of vehicle parking capacity. 
3 

Covered, consolidated bike parking 

for subdivisions  
3 

Bus Shelter 2 

3 25 

2 25 

1 14 

 



Housing Design Demonstration Project
FERNCLIFF VILLAGETier 3: Housing

Housing Resources Board

Phase I  24 SFR
built

Phase II  16 SF townhomes
built

R-3.5 Zone
Base Density = 20 units
Max Density Bonus= 50 units



Housing Design Demonstration Project
GROW COMMUNITYTier 2: Green Building

131 Total Units

Phase I  25 SFR, 20 Multifamily
Built

Phase II  Multifamily & SFR
Mostly Built

R-14 Zone
Base Density = 112 units
Max Density 1x5 Bonus = 168 units



Housing Design Demonstration Project
ERICKSEN URBAN COTTAGES

Tier 1 Green Building: NO Density Bonus

16 Lot Single-Family Subdivision

LEED Certification Required; LEED Platinum Earned

MUTC- Ericksen District (FAR)

Built



Housing Design Demonstration Project
MADRONA TOWNHOMES

Tier 1 Housing: NO Density Bonus

40 Lot Townhome Single-family Subdivision

10% Affordable Housing (5 lots); LEED Certified 

MUTC- Core District 

Under Construction



Housing Design Demonstration Project
BAINBRIDGE LANDING

Tier 1: NO Density Bonus

25 Townhomes Single-family Subdivision

100 Flats (multifamily)

15 Age-in-Place Units (multifamily)

MUTC- Ferry Terminal District 

Under Construction



Housing Design Demonstration Project
WALLACE COTTAGES

Tier 2: 10% Density Bonus

19 Single-family Subdivision

10% Affordable Housing (2 lots); 2 Age-in-Place Units 

LEED Silver or Built Green 4 Green Building Requirement

R-4.3

Hearing Examiner Public Hearing Scheduled



Green Building Certification # of units

Evergreen Sustainable Development 40

LEED Certified 16

Built Green 5 131

LEED Silver or Built Green 4 19

Total HDDP Units Built/Approved/In Progress 386

Total Units Designated Affordable Housing (50 yrs) 47







Suzuki Property Residential Density Potential: 

Property is 13.83 acres/ (602,435 ft2) in Size

Zoning Designation
Base 

Density

Tier 2 HDDP Program 

(2 x base density)

Tier 3 (Maximum) with 

HDDP Program 

(2.5 x base density)

R-2 

1 unit per 20,000 ft2
30 units 60 units 75 units



2017 MEDIAN HOUSEHOLD INCOME LIMITS BY HOUSEHOLD SIZE

Maximum Income Limits 

by Category (BIMC 

18.21.020)

Household Size

1 2 3 4 5 6 7 8

Extremely Low Income: ≤ 

30% of Median Household 

Income

$16,250 $18,550 $20,850 $24,600 $28,780 $32,960 $37,140 $41,320

Very Low Income: 31% -

50% of Median Household 

Income

$27,000 $30,850 $34,700 $38,550 $41,650 $44,750 $47,850 $50,900

Low Income: 51% - 80% of 

Median Household 

Income

$43,200 $49,400 $55,550 $61,700 $66,650 $71,600 $76,550 $81,450

Moderate Income: 81% -

95% of Median Household 

Income

$51,272 $58,596 $65,921 $73,245 $79,105 $84,964 $90,824 $96,683

Middle Income: 96%% -

120%  of Median 

Household Income

$64,764 $74,016 $83,268 $92,520 $99,922 $107,323 $114,725 $122,126

100% of Median 

Household Income 
$53,970 $61,680 $69,390 $77,100 $83,268 $89,436 $95,604 $101,772



ZONING DISTRICTS/LAND USE DESIGNATION ACREAGE
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This document is translating the hierarchy of “The Smart Growth Manual” into our “island” 

community. 
• Originally prepared by the DRB in 2012, in response to applicant confusion about what “guidelines 

applied to their project, revised in 2017 and 2018. Because it encouraged rethinking many of the 

existing guidelines, it was not embraced as a budget priority by the then Planning Director. 

 

ISLAND 
• Introduction (see BIMC, Comp Plan, Smart Growth Manual, and CNU) 

o Goals and Objectives 

• General Island Wide Guidelines 

o Sustainable Communities 

o Interconnected Habitats 

o Tree Preservation 

• Overall Design Principles (see MUTC and Smart Growth) 

o Townscape, Landscape, Streetscape, Street Design, Building Form, Signs 

o Neighborhood, Street, Building 

 

NEIGHBORHOOD 
• Winslow (MUTC) including overlays 

o General (all overlay districts in Winslow) 

o Gateway 

o Central Core 

o Ericksen 

o Madison 

o Ferry 

o High School Road 

• Lynwood Center 

• Island Center 

• Rolling Bay 

• Fort Ward 

• Commercial and Mixed-Use (includes Winslow and Neighborhood Service Centers) 

• Multi-family (R-14 and R-8 surrounding Winslow, also NSC’s) 

• Light Manufacturing (Day Road and Sportsman Club Road areas) 

STREET 
• Thoroughfare Network 

o Organize streets in clear network 

o Do not allow dead-end streets 

o Connect neighborhoods to adjacent roads and sites 

o Keep “blocks” small, especially downtown 
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o Avoid bridges and tunnels 

o Keep most vistas short, with memorable terminations. 

o Bend streets with restraint. 

o Establish distinct networks of walkable streets. 

• Thoroughfare Design 

• Incorporating Transit 

• Public Streetscape 

• Private Streetscape 

o Street Walls 

o Short Setbacks 

o Building Attachments 

o Building Heights 

o Eyes on the Street 

o Shops on the Sidewalk 

o Retail Management 

• Parking 

o Neighborhood Parking 

o Hiding Parking Lots 

o Parking Lot Quality 

o Parking Conversion 

o Parking Lot Access 

o Rear-access Parking 

o Front Garage Setback 

BUILDING 
• Building Types 

o Form-based Codes 

o Mid-rise 

o Commercial Lofts 

o Apartments 

o Live/Work 

o Rowhouses 

o Cottages 

o Large Houses 

o Courtyard and Sideyard Houses 

o Ancillary Dwellings 

• Green Construction 

• Architectural Design 
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