












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

 
 
X “Pre-App” Meeting Checklist 

 “Post-App” Meeting Checklist 

Project Name/Case #: Bainbridge Island Police and Court  

 
Land Use Application 
(Pre-app, Site Plan 
Review etc.): Pre-Application 

Project Description: 

 
 
Tenant improvement to the existing Harrison Medical Office Building to house the Bainbridge Police Department and Municipal 
Court. The building is located at 8804 Madison Avenue North, Bainbridge Island, Washington. 
 
The medical center building was constructed in 2014 and is 17,548 square feet in size and covers approximately 3.02 acres. It is 
type V-B construction with a fully automated fire sprinkler system.  

 
 

  
  

  
  

Applicable Design Guidelines 

Design 
Guideline 

Intent Description Applicant Response 
DRB Action 

(Y/N) 

1.  

To develop 
variation in façade 
treatment to 
provide visual 
interest. 

Vary building materials or patterns to produce 
variations in texture. 

This design element was utilized on the existing 
building and will be executed in all reworking of 
the exterior skin of the building. The balance of 
the building massing will remain unchanged. 
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2. 

To modulate the 
scale of building 
masses. 

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

Modulation will be incorporated in the small two-
story addition anticipated on the southwest 
corner of the existing building. 

 

Applicable Design Guidelines 

Design 
Guideline 

Intent Description Applicant Response 
DRB Action 

(Y/N) 

3. 
 

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

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

On the primary north elevation, the “transparency” 
will be maintained, but to a lesser extent than that 
which currently exists. The change to a 
Police/Court use demand a level of “bullet 
resistivity” that equates to more opacity in parts of 
the envelope. 

 

4. 

To establish 
visually prominent 
ground floor 
facades. 

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

These basic design approaches exist in the current 
building envelope and will be respected in the 
repurposing of the existing building. 
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5. 

To maintain 
pedestrian scale 
along facades 
facing public ways. 

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

These basic design approaches exist in the current 
building envelope and will be respected in the 
repurposing of the existing building. 

 

Applicable Design Guidelines 

Design 
Guideline 

Intent Description Applicant Response 
DRB Action 

(Y/N) 

6. 

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

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

Because the project is primarily a tenant 
improvement, the general building location will 
remain unchanged, include the location of parking 
and entry points to the building. 

 

7. 

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

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

Because the project is primarily a tenant 
improvement, the general building massing will 
remain basically unchanged. 

 

8. 

To encourage the 
creation of public 
outdoor spaces. 

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

The current site development includes a 
landscaped public space on the north side of the 
building, which will be maintained. 
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9. 

To soften the 
impact of the built 
environment. 

Encourage public pedestrian passageways and 
vegetation between buildings. The current structure is a monolithic block, with no 

expansion envisioned as a separate distinct 
building.  

 

10. 

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

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

Because the project is primarily a tenant 
improvement, the general building massing and 
cladding will remain with very minor adjustments. 

 

Applicable Design Guidelines 

Design 
Guideline 

Design Guideline Design Guideline Design Guideline 
Design 

Guideline 

11. 

To minimize the 
intrusiveness of 
commercial 
signage. 

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

To be developed in concert with COBI 
administration. 

 

12. 

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

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

There currently is no drive through function and 
nothing planned for in the future. 
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13. 

To provide 
pedestrian access 
to buildings. 

Provide multiple entrances along streets. 
Pedestrian passageways are encouraged. Security provisions strictly control access points to 

the building. The current locations of staff and 
public access will remain unchanged. 

 

14. 

To provide 
weather protection 
for pedestrians. 

Recessed entries and/or overhead weather 
protection above the sidewalk entrances shall 
be used. 

These basic design approaches exist in the current 
building envelope and will be respected in the 
repurposing of the existing building. 

 

15. 

To maintain 
smaller scale 
commercial 
buildings. 

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

The current structure is a monolithic block, with no 
expansion envisioned as a separate distinct 
building. Scale reduction is inherent in the original 
design. This was accomplished with a mix of 
massing offsets and a proportioned mix of glazed 
and opaque envelope surfaces. 

 

Applicable Design Guidelines 

Design 
Guideline 

Design Guideline Design Guideline Design Guideline 
Design 

Guideline 

16. 

To reduce the 
visual impact of 
parking areas. 

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

These basic design approaches exist in the current 
building site planning and will remain and be 
respected in the repurposing of the existing facility. 

 

 
 
Guidelines Requiring 
Action per DRB:  

 
DRB Summary Motion 
on Actions:  
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Police & Court Study for the Harrison MOB – 6/11/18 

The Big Picture: 

The goal was to see what could fit in the Harrison MOB without altering it or expanding it. Since the 
amount of space in the Harrison MOB is significantly less than the space in the space needs program, we 
had to begin by eliminating and/or reducing the size of a variety of spaces.  Hence, some of the larger 
program spaces simply cannot be provided as dedicated use spaces (i.e. only usable by one building 
tenant). Other spaces had to be eliminated altogether (perhaps they can be added in at subsequent 
future phases). 

• PD spaces upstairs were limited to short duration use spaces. Lockers, briefing, etc.. All PD
offices and spaces used continuously are downstairs.

• Plan reflect desire to retain and or enhance existing shear walls.

• Since high density storage MUST be limited to areas with slab on grade, Evidence and PD
Records are downstairs.

• Mobility impaired staff would enter through public lobby to use elevator.

Program spaces lost in the down-sizing for both Police and Court 

Courts: 

• Individual Offices for Domestic Violence (merged them into a shared office).

Police: 

• Dedicated PD Community Meeting / Multi-purpose Room eliminated.

Work Around: The gallery portion of the municipal courtroom would be designed to be 
configurable as a community / multi-purpose room (nights and days when court is not in 
session). 

• Police Sally Port / Warm Vehicle Storage Garage eliminated.

Work Around: Existing west parking lot to be Police Fleet only. It would screened, secured with 
“no climb” fencing and an automatically controlled vehicle gate. Existing canopy area to provide 
access to door providing dedicated access to short term holding / POI (person of interest) 
interview. 

• Firearms Prof. Range eliminated.

• Vehicle Exam Bay with ID lab eliminated.



Work Around: Limited ID lab functions may be addressed at officer’s bag tag area). 

• Evidence Return Vestibule eliminated.

Work Around: Routine evidence return to take place at Records customer service counter – i.e. 
add a parcel passer at one of the 3 Records counter positions). 

• Field Bag Lockers eliminated

Work Around: Created a sheltered / covered area outdoors at Patrol entry for field bag lockers. 

• Separate work desks and Counter Position for Records staff eliminated.

Work Around: The 3 public counter positions are designed as full working records workstations. 

• Wellness / Fitness Area eliminated (option to create it at open locker area in lieu of briefing room).

• 1 Conference Room eliminated.

• Juvenile Toilet Room eliminated.

• Detective Interview Rooms eliminated.

Work Around: Victim Witness interviews handled at Report Taking Rooms near Lobby. Suspect 
Interviews are all conducted at Short Term Holding. 

• Dedicated Lunch Room eliminated.

Work Around: 1 large building-wide lunch room to be shared by police and courts staff. 

• Dedicated Individual Police Lobby.

Work Around: Plan requires all Police and Courts visitors enter same Lobby with Court visitors 
proceeding upstairs (where court security can be set up on court days). 

Program elements retained, albeit at a smaller size than programmed 

Courts: 

• Prosecutor & Public Defender’s Offices reduced in size.

Police: 

• Armory and Weapons Maintenance reduced in SF.

• Detectives Area SF reduced.

Note: Patrol Sgts. Area could be swapped with Detectives to provide investigators workspaces 
with windows (results in loss of open collaboration layout - placing detectives in 2 X 2 offices). 

• Uniform Storage Room reduced.



Functional compromises made to facilitate fit for both Police and Court 

• Shared Courtroom

• Shared Lunch Room

Assorted changes that are at variance with the program and possible expectations of the Judge and 
Chief 

• Since Courtroom needs 2 exits (both that must prevent unauthorized access to secure areas of the
Courts and PD), we had to reconfigure and enclose the west emergency stair into a stair tower for PD
providing full / secure PD usage of upstairs and downstairs PD spaces.

Courts: 

• High density files cannot be used on second floor (Hence Courts Records space is larger –utilizing
conventional file cabinets).

General: 

• Present wall construction does not provide any ballistic protection.

Recommendation: Since the North wall must be upgraded completely to enable shear to meet 
code required “Essential” rating, we recommend it be provided with UL Listed ballistic liner 
panels (armortex or equiv.). Staff will need to be made aware that no other exterior walls 
provide such protection (i.e., if shooting occurs they’ll need to seek shelter behind files etc. and 
when possible move further into the interior of the building). 

Site related shortcomings the Harrison site forces upon the Police/Court/Public users 

• Need to separate secure parking for staff personal cars and police fleet.

Implication: Securable West lot will not completely address PD fleet needs resulting in officers 
periodically driving in, seeing it is full and having to drive around the building to use the south 
staff POV lot.  

• One existing elevator

Implication: Any present or future PD or Courts staff that is mobility impaired will need to access 
the building through public entry. 

• Only 1 egress point for PD parking.

Implication: Site is vulnerable to being held “hostage”. 
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EXTERIOR
ELEVATIONS

HARRISON - BAINBRIDGE
Project Number
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BAINBRIDGE
8804 MADISON AVE. N
BAINBRIDGE ISLAND,
WA 98110
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HARRISON - BAINBRIDGE
Project Number

HARRISON -
BAINBRIDGE
8804 MADISON AVE. N
BAINBRIDGE ISLAND,
WA 98110

SCALE:  1/8" = 1'-0"

1 EAST ELEVATION

SCALE:  1/8" = 1'-0"

2 SOUTH ELEVATION

SCALE:  1/8" = 1'-0"

3 WEST ELEVATION

AVG. EXISTING GRADE

AVG. EXISTING GRADE

AVG. EXISTING GRADE

MAX. ALLOWABLE BUILDING HEIGHT

MAX. ALLOWABLE BUILDING HEIGHT

REXTERIOR
ELEVATIONS
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8804 MADISON AVE. N
BAINBRIDGE ISLAND,
WA 98110

BAINBRIDGE ISLAND URGENT
CARE

Project Number

HARRISON-BAINBRIDGE

SUITE 202  911 WESTERN AVE  SEATTLE, WA  98104  PH: 206.682.7562

100% CD SET

PLANTING PLAN
SCALE:  1" = 20'-0"

SR-305

N
PLANTING PLAN
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SITE UTILITY PERMIT SUBMITTAL
HARRISON URGENT CARE

OVERALL SITE UTILITY PLAN
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OVERALL SITE UTILITY PLAN

STORM DRAINAGE
1. STORM DRAINS SHALL BE SMOOTH INTERIOR CORRUGATED POLYETHYLENE (ADS N12
OR EQUIVALENT) OR PVC (ASTM D3034, SDR 35) UNLESS OTHERWISE NOTED.

2. ALL BUILDING DOWNSPOUTS SHALL BE CONNECTED TO THE STORM DRAINAGE SYSTEM
THROUGH ROOF DRAINS LAID AT A MINIMUM SLOPE OF 2% (1/4 INCH PER FOOT) UNLESS
OTHERWISE NOTED.  CARE SHALL BE TAKEN TO MAINTAIN MINIMUM SLOPE AND AVOID
LOW POINTS ALONG THE PIPE.

3. PRIOR TO FINAL INSPECTION AND ACCEPTANCE OF STORM DRAINAGE WORK, PIPES AND
STORM DRAIN STRUCTURES SHALL BE CLEANED AND FLUSHED. ANY OBSTRUCTIONS
WITHIN THE STORM DRAIN SYSTEM SHALL BE REMOVED AND WASH WATER OF ANY SORT
SHALL NOT BE DISCHARGED TO THE STORM DRAIN SYSTEM OR SURFACE WATERS.

5. ALL MANHOLES AND CATCH BASINS IN PUBLIC RIGHTS-OF-WAY SHALL BE ADJUSTED TO
FINAL GRADE PRIOR TO FINAL PAVING.

6. CURTAIN AND FOOTING DRAINS SHALL BE CONNECTED TO STORM DRAIN SYSTEM AT
EITHER A CATCH BASIN OR WHEN 1 VERTICAL FOOT IS MAINTAINED BETWEEN THE
LOWEST POINT OF THE FOUNDATION DRAIN INVERT AND THE ELEVATION OF THE STORM
DRAIN SYSTEM.

SANITARY SEWER
1. SANITARY SEWER PIPE SHALL BE PVC (ASTM D3034, SDR 35).

2. TRENCHES SHALL BE BACKFILLED AND COMPACTED PRIOR TO TESTING OF THE SEWER
MAIN.

3. SIDE SEWER CONNECTIONS SHALL BE MADE BY A TAP TO AN EXISTING MAIN OR A WYE
FROM A NEW MAIN.  SIDE SEWERS SHALL BE 6" DIAMETER AT MINIMUM 2% SLOPE.

4. SIDE SEWER STUBS SHALL BE CAPPED AND THE LOCATION MARKED WITH A 2"X4" STAKE
EXTENDING FROM THE CAP TO AT LEAST 6" ABOVE GRADE.  THE STAKE SHALL BE PAINTED
WHITE AND MARKED "SEWER".

5. MANHOLES SHALL MEET ASTM C478 WITH RUBBER GASKETED JOINTS MEETING ASTM
C443.  JOINTS AND LIFT HOLES SHALL BE GROUTED INSIDE AND OUTSIDE.

6. ALL CONNECTIONS OF PVC PIPE TO MANHOLES SHALL BE MADE USING A/C X PVC
SEWER ADAPTER GASKET BY ROMAC OR GPK PRODUCTS.

7. SEWER LINES SHALL BE CLEANED AND PRESSURE TESTED PRIOR TO PAVING.  TESTING
SHALL INCLUDE VIDEO INSPECTION OF THE MAIN BY THE CONTRACTOR.  IMMEDIATELY
PRIOR TO VIDEO INSPECTION, ENOUGH WATER SHALL BE RUN DOWN THE LINE SO IT
COMES OUT THE LOWER MANHOLE.  A COPY OF THE VIDEO TAPE SHALL BE SUBMITTED TO
THE CITY.  ACCEPTANCE OF THE LINE WILL BE MADE AFTER THE TAPE HAS BEEN
REVIEWED AND APPROVED BY THE INSPECTOR.

8. ALL MANHOLES IN PUBLIC RIGHTS-OF-WAY SHALL BE ADJUSTED TO FINAL GRADE PRIOR
TO FINAL PAVING.

9. SANITARY SEWER FORCE MAIN SHALL BE 4" DIAMETER HIGH DENSITY POLYETHYLENE,
DRISCOPIPE 1000, DR11 OR EQUAL.  PIPE JOINING AND INSTALLATION SHALL BE
PERFORMED STRICTLY IN ACCORDANCE WITH MANUFACTURER'S RECOMMENDATIONS BY
QUALIFIED INSTALLERS.  FORCE MAIN SHALL BE PRESSURE TESTED IN ACCORDANCE WITH
WSDOT/APWA STANDARDS FOR WATER MAINS.  ALL FITTINGS SHALL BE BLOCKED IN
ACCORDANCE WITH WATERMAIN DETAILS.  INSTALL PIPE WITH 12 GAUGE COPPER TRACE
WIRE SPLICED WITH SPLIT BOLT CONNECTIONS.

WATER MAIN
1. UNLESS OTHERWISE SPECIFIED, PIPE FOR WATER MAINS SHALL BE CLASS 52,
CEMENT-LINED DUCTILE IRON PIPE.  JOINTS SHALL BE RUBBER GASKET PUSH-ON TYPE.
WATER SERVICE LINE 2" AND SMALLER SHALL BE HIGH DENSITY POLYETHYLENE, COPPER
TUBING SIZE, 200 PSI WORKING PRESSURE, DRISCOPIPE 5100 OR EQUAL.  WATER SERVICE
LINE 3" IN DIAMETER SHALL BE POLYVINYL CHLORIDE (ASTM D2241) WITH A WORKING
PRESSURE OF 200 PSI.

2. WATER MAINS SHALL BE INSTALLED WITH A MINIMUM COVER OF THREE FEET OVER THE
TOP OF THE PIPE.  DEFLECT THE WATER MAIN ABOVE OR BELOW EXISTING UTILITIES AS
REQUIRED TO MAINTAIN MINIMUM COVER AND 12-INCH MINIMUM VERTICAL CLEARANCE
BETWEEN UTILITIES UNLESS OTHERWISE SHOWN.

3. INSTALL PIPE AND WATER SERVICE LINES WITH 12 GAUGE COPPER TRACE WIRE
SPLICED USING SPLIT-BOLT CONNECTIONS.

4. ALL FITTINGS SHALL BE BLOCKED IN ACCORDANCE WITH THE DETAILS.

5. WATER PIPE SHALL BE DISINFECTED AND TESTED IN CONFORMANCE WITH
WSDOT/APWA STANDARDS.  NEW WATER MAINS SHALL BE CONNECTED TO THE EXISTING
SYSTEM ONLY AFTER THE NEW MAIN IS PRESSURE TESTED, FLUSHED, DISINFECTED AND
SATISFACTORY BACTERIOLOGICAL SAMPLE RESULTS ARE OBTAINED.  CONTRACTOR IS
RESPONSIBLE FOR PROPER DISPOSAL OF ALL CHLORINATED WATER DURING THE
DISINFECTION AND FLUSHING PROCESS.

6. ALL VALVE BOXES IN PUBLIC RIGHTS-OF-WAY OR EASEMENTS SHALL BE ADJUSTED TO
FINAL GRADE BEFORE FINAL GRADING IS COMPLETE.

7. FIRE LINES TO BE SIZED AND DESIGNED BY THE FIRE SUPPRESSION ENGINEER.

1. HDPE PIPE SHALL BE DRISCOPIPE 1000, SDR32.5 OR EQUIVALENT.  JOINTS SHALL BE BUTT
FUSE-WELDED STRICTLY IN ACCORDANCE WITH THE MANUFACTURER'S RECOMMENDATIONS.
JOINTS SHALL BE MADE BY A PROPERLY TRAINED TECHNICIAN.  PIPE SHALL NOT BE
DEFLECTED TIGHTER THAN A 25 FOOT RADIUS.

2. THE CONTRACTOR MAY MODIFY THE LOCATION AS REQUIRED TO MINIMIZE DISRUPTION OF
VEGETATION AND TO OPTIMIZE CONSTRUCTION OF THE PIPE.

3. THE LOCATION OF THE PIPE AND THE DISCHARGE AT THE BASE OF THE BANK SHALL BE
STAKED FOR REVIEW AND APPROVAL BY THE ENGINEER AND THE GEOTECHNICAL ENGINEER.

4. THE CONTRACTOR SHALL NOTIFY THE ENGINEER IF THE TEMPERATURE OF THE PIPE AT
THE TIME OF INSTALLATION IS OVER 100°.

HDPE OUTFALL NOTES

HDPE OUTFALL
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From: JANETTE AHRNDT
To: PCD
Subject: Design Review Board re: Winslow Hotel
Date: Sunday, June 2, 2019 1:47:08 PM

To the Design Review Board:

I am writing to voice my concerns about the current Winslow Hotel proposal.

There are many areas of the city guidelines that seem not to be met by the current proposal:  building mass, common
open space, pedestrian pathways, sidewalk amenities and access, no unbroken long facades, setbacks.

I trust you will follow the guidelines established to assure this project and its businesses do indeed bring harmony
and livability with the current neighborhood and Winslow businesses.

Thank you for your efforts and attention,
Janette  Ahrndt

mailto:sourcebalancing@msn.com
mailto:pcd@bainbridgewa.gov


From: Patricia & Peter Tegtmeyer
To: PCD
Subject: Proposed Winslow hotel
Date: Saturday, June 1, 2019 4:51:44 PM

Members of the Bainbridge Island Design Review Board

We write to you to express our dismay at the proposed development of a hotel/event space in Winslow.  This
proposal is too much for Winslow, and especially for the neighborhoods surrounding the site. 

This hotel is too big for the neighborhood, way out of scale for the neighboring buildings. 

This hotel is designed to used by the visiting public, rather than by BI residents.  It is not welcoming to local
residents or local businesses as it would interfere with the current pedestrian friendly atmosphere so valued by the
surrounding neighbors.   Activities related to the functions of the hotel/event space would further complicate the
already stressed parking and traffic conditions in Winslow.

This hotel is not suited for this site.  Please consider the real purpose of maintaining a user friendly town center on
Bainbridge, one that is welcoming to all BI residents whether they come for business, shopping, social, cultural, or
recreational activities.  This is what we have now.  Why do we need this type of development in Winslow???

Thank you for considering the wishes of our community. 

Pat & Peter Tegtmeyer
530 Wood Ave
Bainbridge Island

mailto:ptegt2@gmail.com
mailto:pcd@bainbridgewa.gov
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