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Project	Description	
•  Restore	&	Preserve	Four	Historic	Buildings	
•  Convert	to	Hotel	Use	
•  Construct	New	4-Story	Addition	behind	
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Project	Description	
•  Restore	&	Preserve	Four	Historic	Buildings	
•  Convert	to	Hotel	Use	
•  Construct	New	4-Story	Addition	behind	

Pre-application	Objectives	
•  Feasibility	Study	
•  CUP	&	Departure	Evaluation	
•  Early	identification	of	DRB,	PC	&	HC	concerns	
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Why	save	these	buildings?	
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Process	Objectives	
•  Feasibility	Study	
•  CUP	&	Departures	Needed	
•  Determine	if	there	is	support	from	
							DRB,	PC	&	HC	

Why	propose	a	hotel	at	this	site?	
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C-1 Natural Systems
Water:
Site abuts Winslow Way Ravine and Ravine Creek.  Stormwater currently discharged to Winslow Way stormwater system 
(downspouts, curtain drains) or through infiltration (gravel parking areas, etc.).  Proposal would route all stormwater to City 
stormwater system.

Soil:
Site abuts Steep Slope Critical Area (WInslow Ravine).  Site soils mapped as 

Vegetation:
Site is currently fully developed with no significant trees, forested areas or plant communities.

Solar Access:
Site has full solar access to the south (Winslow Way), with partial seasonal shading to the east (from Winslow Ravine tree 
canopy) and to the west (from neighboring building).

Wind:
Prevailing wind from the SW. 

Resiliency:
Site is not at risk for flooding or tidal inundation, or unusal risk for heat vulnerability.

424 Winslow Way E 

Contextual Analysis

DRB Conceptual Meeting
October 7, 2019

C-2 Wildlife Habitiat & Corridors
Habitat:
Site is currently fully developed, with no identifiable intact habitat.

Connectivity:
Site abuts Winslow Ravine, presumably an established connection between existing habitiat areas.  Existing and proposed site 
improvements lie outside of Ravine area.

Shoreline:
Not applicable.

C-3 Unique & Prominent Features
Natural Features:
Site is currently fully developed, with no remaining significant trees, forested areas or other natural features.

Human-made Features:
Four historic commercial buildings (ca. 1910)  and associated driveway and parking areas.

Historic Sites:
Historic buildings on site among the oldest surviving commerical buildings on the Island.

Scale:
Scale along Winslow Way largely established by existing historic structures.  Proposed new construction to be setback from 
Winslow Way to reduce impact on streetscape.  Height of proposed new construction similar to height of existing neighboring 
building (400 Winslow Way). 

Uses:
Site is part of the WInslow Core Overlay District.  Neighboring mixed-use buildings to the north & west have a combination of 
commerical and residential uses.  Existing use on other side of Winslow Way is multi-familty residential.

C-5 Public Realm
Building Frontages:
Building frontages on site are established by existing historic structures and are consistent with other buildings in the Winslow 
Core area.

Activities:
Site is part of the Winslow Core District, characterized by pedestrian oriented shops, restaurants & services.

Open Space:
Site abuts the Winslow Ravine and is within easy walking distance to Waterfront Park and Waypoint Park.

Landscape:
Site abuts heavily wooded Winslow Ravine and faces mature stand of conifers accross Winslow Way.  

Utilities:
Full range of utilities are present and underground at this location

C-6 Systems of Movement & Access
Streets:
Winslow Way is a Secondary Arterial with on-street parking on both sides of the right-of-way.

Sidewalks:
Existing sidewalk improved as part of the Winslow Way Streetscape Improvement program.

Transit:
Site is served by Kitsap Transit bus routes.

Bicycles:
Site is located in an area with existing NMTP bike  improvements.

Access:
Both motorized and non-motorized access is from Winslow Way.  Existing curbcut constructed as part of Winslow Way 
Streetscape Improvement program to remain.

C-4 Built Environment
Massing:
Neighboring building (400 Winslow Way) is approximately 40' high (above average grade), and is built to the ROW line on 
Winslow Way and to the interior lot lines to the north and west of the subject site. 

Siting:
Siting is largely pre-established by existing historic structures.  Proposed new construction would be built to the north & west 
interior lot lines, and set back from the Winslow Ravine.

424	Winslow	Way	
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Winslow	Way	Streetscape	

Context	

Existing	frontage	pattern	
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Winslow	Way	Streetscape	

Context	

Existing	sidewalk	&	storefronts	
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Area	of	proposed	addition	

Context	

Edge	of	stream	buffer	
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Existing	curb	cut	&	driveway	

Context	

Back	of	existing	buildings	
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Existing	condition	at	second	floor	

Context	

Existing	condition	at	second	floor	
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Preliminary	Development	Program	

Proposed	Development:	

	 	 	 		
40	Room	Boutique	Hotel	
-	Convert	existing	historic	buildings	to	hotel	use	
-	Construct	new	4-story	guest	room	addition	on	northwest	portion	of	site	
-	Provide	1	level	of	below	grade	parking	
-	Provide	+/-	14	on-site	parking	spaces	
-	Provide	additional	parking	off-site	
-	Existing	buildings	to	be	nominated	for	landmark	status	on	the	city's	Historic	Registry	
	
-	Existing	buildings	to	be	preserved	&	restored:		+/-	4,600	square	feet	
-	New	addition:		+/-	14.900	square	feet	
-	Maximum	height	of	new	addition:		45'	
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Test	Plan:		1st	Floor	
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Test	Plan:		2nd	Floor	
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Test	Plan:		3rd	Floor	
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Test	Plan:		4th	Floor	
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View	from	Winslow	Way	(existing)	

Existing	Buildings	

Existing	Neighboring	Buildings	
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View	from	Winslow	Way	(proposed	massing)	

Proposed	Addition		(set	back	from	street)	

Existing	Buildings	to	Remain	
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View	from	Winslow	Way	(conceptual)	
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Conditions	&	Departures	
	
•  Conditional	Use	Permit		 	Required	for	hotel	use	in	Winslow	Core 		 						(Table		18.09.020)	
•  Parking	Requirements																													Departure	for	quantity	requirements	(on-site	&	off	site)							(18.15.020,C,2)	

•  Parking	Dimensional	Standards 	Departure	for	required	aisle	&	driveway	widths	 					(18.15.020,J)	
•  Stream	Buffer	Setback 	 	Departure	from	15’	setback	for	hard	surfaces					 							(16.20.110,E,7)	
•  FAR	Calculations 	 	Exempt	basement	areas	from	FAR	calcs 	 						(18.12.050)	
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Project Narrative

Property
The property is an undeveloped 58' by 200' parcel at 261 Ericksen Ave.  It is anticipated that there will be a 5' right-of-
dedication on Ericksen, reducing the site to 195' long and 11,310 square feet.

Context
- To the north is the Ericksen Cottages development, with 12 free-standing cottages and as shared parking area with carports
just to the north of  the development parcel.

- There is a line of  six landmark, mature, large cedar tress on the shared property line with the Cottages, a large maple tree
about 12' from the property line.  It is the intent of  the project to preserve these trees.

- To the south of  the project is a parcel with two older single story homes currently used as offices.

- To the west of  the project is the Islander Mobile Home Community.

Zoning
The parcel is in the Mixed Use Town Center Zoning and is within the Ericksen Avenue Overlay District.

Development Intent
Develop four free-standing cottages (about 1,150sf  each), as a Subdivision under the new Subdivision Ordinance, along with
associated required parking and vehicle access.

The project will follow the new Design for Bainbridge Guidelines once they have been approved.

Stormwater
The site has a gentle slope to the southeast.  This grade will be maintained across the parking area and driveway.  Stormwater
will be accommodated using the Bainbridge Low Impact Design Manual, treating and cleaning the water in a rain-garden in
the southeast corner of  the property prior to releasing it in the Bainbridge stormwater system.
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Subdivision Data

Property
11,310 square feet.

Natural Area
Required -                               - 5% of  site   =    565 sf
Provided -                               - 12.6% of  site  = 1,422 sf

Minimum width of  Natural Area                      - 5 feet min.

Community Space
Required -                                - 10% of  site   = 1,131 sf
Provided -                               - 10% of  site   = 1,131 sf

Homesite Size
Required -                              - 2,250 sf. maximum
Provided -                               -    968 sf  to 1,624 sf

Homesite Separation                        - 25 feet max.

Setbacks
Building to homesite boundary                      - 0 ft or 3 ft min, 10 ft total
Building outside of  homesite to exterior plat boundary line (larger than 200 sf)   - 5 ft
Homesite to exterior plat boundary line                   - 0 ft
Building, other than shared garage, to subdivision access road         - 5 ft
Shared garage to subdivision access road                 - 0 ft

FAR Calculation
Allowed - Maximum Residential FAR without bonus - 0.6               - 6,786 sf
Proposed                               - 5,292 sf, including carport
Maximum building footprint allowed                    - 2,500 sf
Proposed                               -    684 sf
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2Ericksen - East Side

1Ericksen - East Side

5Street View 4Sidewalk 3Cedar Trees
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SCALE: 1:7.29 1Ericksen - West Side

SCALE: 1:7.29 4Rear of  Lot
SCALE: 1:7.29 5Rear of  Lot

SCALE: 1:7.29 3Rear of  Lot

SCALE: 1:7.29 2Ericksen - West Side
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The intent of  this easement is to provide
access from the Grantee's property to
Ericksen Avenue and avoid a second curb
cut on Ericksen Avenue from the Grantee's
property - 2002
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Carport Carport

CarportCarport

(E) Home

Common House
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(E) Gravel Parking

SCALE: 1/8"   =    1'-0" 1Site Plan - easement
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'
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5'
5'

8'

5'-0" Right of  Way
Dedication

New Curb Cut

Potential
Rain

Garden

Stormwater Notes:
Tightline all roof  downspouts to
stormwater line in street.
Collect all stormwater from uncovered
driveway, path and parking areas and
treat in rain-garden at SE corner, prior
to running to stormwater line in street.

Site Area
A: 11,310 sq ft

A: 2,190 sq ft

Natural Area
A: 1,422 sq ft
12.6% of  site

Community Space
A: 631 sq ft

5'
5'

8'

2345

1

5'
19
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24
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5' 5' 3' 7'
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AN
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TR
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AN
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PY

TREE CANOPY

New
Driveway

Path - pervious?

Cottage
Footprint

Cottage
Footprint

Cottage
Footprint

Cottage
Footprint

Carport
Footprint

Guest

Lot 4 Lot 3

Lot 2 Lot 1

Common
Tract

Tree Notes:
Consulting arborist Katy Bigelow, has
reviewed the trees and their health.
Per her assessment "any type of
activity that would disturb/grade soils
would at a very minimum need to be
at least 12 feet from the base of  any
single trunk".

A: 684 sq ft

Homesite
A: 968 sq ft

Community Space
A: 500 sq ft
10% of  site - total

A: 576 sq ft

A: 576 sq ft

A: 576 sq ft

A: 576 sq ft

Homesite
A: 1,624 sq ft

Homesite
A: 1,117 sq ft

Homesite
A: 968 sq ft

SCALE: 1/8"   =    1'-0" 1Site Plan
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� � � � � � � � � � � � � � � � � � � � � � � � � � � � �  17

Analyze natural systems

Identify the extent and value of 
wildlife habitat and corridors

Assess unique and prominent 
features

Consider the de� ning attributes of 
the built environment

Analyze systems of movement and 
access

Study how the site relates to and 
can contribute to the public realm

C1

C2

C3

C4

C5

Design for new 
development should go 
beyond consideration 
of individual buildings 
and �t su ccessfully into 
Bainbridge Island�s 
urban context.  These 
requirements present 
an analytical framework 
to guide approaches 
to design that respect 
and enrich  the facets 
of the built and natural 
environment that make 
Bainbridge �B ainbridge.�

CONTEXT ANALYSIS

C6

� � � � � � � � � � � � � � � � � � � � � � � � � � � � �  1ŀ

C4

UNIQUE & PROMINENT FEATURES

Analyze

� � ��� � � � �� � �� � � � � �� �� � � � � � � � �� � � � � �� � � � h�
� �� � �� ���

� � � � � � � �� � � ����� � � � � � � � � � � �� h� � � �� �� � � � � � ���
� � � � � �� � � � � � � � � � � � � ���� � � � � � � � � � �
� �� � �� ���� ���� � � � �� �� �� � �

� �� � �� �� � � � � � � �� � �� � � � �� � � � � � � � � � � �� � � � �
� � � � � �� � � ��� � � � � � � � � � � � � � � � �� � � �
� �� � �� � �� �

� ���� ���� � ���� ��� �� �� � � � �� � ���� � � �� � � � � �
� � �� � � � ��� � � �� � � ��� � ��� �

BUILT ENVIRONMENT

� �� � � � � � � ���� � � � ��� ���� ��� �
� �� � �� ���� ���� �� �� � �� �� � ����
� �� � �� � � � � � � � �� � � � � � � �� � �� �� � ���
�� � � � � �� � � � � �� �� ��� � � �� � ��� �� �� � �
�� � � � �� � �� ��� �� � � � � � � � �� � �� � � �� � � �
context of the site, but to find ways 
� � � � � � � � � � � � � � � � � ���� � � � � �� � �� � � � � �
� �� � ���� � ���� ����

Analyze

� � � �� � � � � �� � �� ���� � views and view corridors, significant 
� � � � �� � � � � � �� � �� �� � ��� � � �� �� � � � � � � �� �
� � � � �� � � � � � � � � � � � � � � � � �

���� � ��� � ��
� �� � �� �� �

civic or publicly significant buildings 
� � � �� ���� �� � �� � � � ��� � � � � � � � �� � � � � � � � �� �
���� � ��� ���

�� �� � �� �� � � � �� � � ��� � ��� ��� ��� � � � � h� � �� �� � � � � � �� � � �� �
���� � �� � �� ���

C3
�� � � � �� � � �� � � �� � � �� � �� �� � � � � � � � � � ��
� � ����� � � � � �� � � � �� h� � � � � � � � � � �
� � � � �� � �� � �� � � � �� � � � �� �� �� ��� �
� �� ���� �� �� � ��� � ���� � � � � � �� � � ��
� �� �� � � ��� ��� � �� � ��� � � h� � � � �� � �� �� �
���� ��� ���� ��� � � � � � �� � ��
including views and vistas, bluffs, 
��� � � � � �� �� � � � �� � �� � � � � � � � � � � � � �� � �� ��
� �� � �� ���� ��� � � � ��� ��� � ��� ��� � �� �
�� �� ��� � � � � � � � � � � � � ��� � � � � � � � ���� � ��
� � �� � � e� ��� � � � ��� � � �� � �� � � � � � � � � � � h�
� � � ���� �� � � � � � � � � �� �� � � �� �� ��
� � � � �� � �� ��� � �� � �� � �� � �� � � � � � � �� �
� �� � � �� � � �� � �

� � � �  Ɨǉ  xx   � � � � � � � � � � � � � � � �

SYSTEMS OF MOVEMENT & ACCESS

� �� � �� � � � � � � � � �� � � ��� ��� �� � � ��
� � ��� �� � � �� � � � �� � � � � �� � �� �� � �� ��� �
� � � �� �� �� � � � � ���� � � �� � ��� �� � � � � �� � � � �
�� � � � ���� �� � � � �� � � � �� �� ��� � � � � �
� �� � �� � � T� � � � � � �� �� ���� � � � ���� � � ����
� �� ��� � � � �� � � � ��� � � ���� � �� �� � �� � ����
� � � � � �� �� � � � � � � �� � � � � � �� � � � � ��� �� � � ���
� �� � � � � � � � � ��� � � � �

C6

Analyze

� � � �� � � � street classification, width, traǽc 
� � � � � �� � ���� � ���� ��

� � � � � � � ��� � � �� �� �� ��� �� � � � � �� � � � � � � � � � �

� � � � �� � � �� ��� � � � � ���� � � � � � � � � � � � �

�� � � �� ���� �� ��� � � � � � � � � ��� � � � � � �

� � � � � � � � � � � � ���� � � � �� ��� � � � �� T� � � � � � �
� � � � �� T� �� �� � � ��

PUBLIC REALM

��� � � �� � � �� � � � ��� ��� �� �� � � � � �� �
�� �� � �� ��� � � �� ��� � �� � � �� � �� � �� ���� ����
� � �� � � � � �� � �� � �� � � �� � � �� � � ��� � � � � � � �
� �� � � �� � � ��� � � � �� � �� �� � �� �� � � � � � � ��
� �� � � � �� �� � � � ��� �� � � � � � � � �� � � � � � � � �� � �
� �� � � � � � � �� � �� �� � � � � � � � ��� � �� � � �� � � � �
� � �� � � � �� � � � � �� � �� ��� � � � � �� � � �� � � � � � �
���� � �� � � � � � � � � ���� � � � � � � � � � � �� �� � � �
� �� � � �� � � �� � � �� � � � �� �� � ����� � � � �� �
�� �� ��� � ���� �

C5

Analyze

��� � � � � � � � � � � � � � �� � � � � � � � � � � ���� � � � � � �� � � � � � � � � � � � � � �� � � �
� �� � �� �� � �� �� ���� �� � � � � �

� �� � � � � � �� � �� ��� � � � � � �� � � � � � � � �� � � � � � � � � � � � �

�� �� � � � � � �� � � �� � � � �� ���� � � � � � � � � �� � � � � � � �� � � � �
���� � �� � � � � � � � � � � �� � � � �

�� � � ��� � �� patterns of trees or other significant 
� � �� � � � � � �

�� � � � � � ��� �� � � � � � � � � � � �� � � ���� � � �� � � � � �� � �� � � � � � �
� � � � ��� � ���� �� � �� � � � � �

� � � �  ƗƗ  xx   � � � � � � � � � � � � � � � � � � � � � � � � � � � �

SITE DESIGN STANDARDS

Protect and repair natural systems

Preserve and enrich wildlife 
habitat

Respect and magnify unique 
aspects of site and context 

Complement and contribute to 
the built environment and local 
identity

Fit the project into the systems of 
access and movement, prioritizing 
pedestrians and bicycles

S1

S2

S3

S4

S5

Building on an 
understanding of the 
site and its context, site 
design de� nes how a 
building relates to its 
context.  The placement, 
orientation and massing 
of buildings should 
support broader 
patterns in Bainbridge 
Island�s built and natural 
environment as well as 
livable neighborhoods 
and communities.

� � � �  ƗƆ  xx   � � � � � � � � � � � � � � � � � � � � � � � � � � � �

COMPLEMENT AND CONTRIBUTE TO THE 
BUILT ENVIRONMENT AND LOCAL IDENTITY

Intent
� �� � �� ���� ���� � � � �� �� �� � �� ��� �� �� � � � �� �� ��� ��
� � � � � � � � � � �� �� ��� � � � � � � �� � � ���� � � � � �� � �� � � � � �
�� � ��� � ��� � �� � �� � � � � i �� � �� � � � �� �� ��� �� �� � � � � �� � � �
� � � � � � � � � � � � � � �� i � � � � � � ��� � � � � � �� � � � �� � � � ���� � � � � � u � � �
� � � � � � ��� � ��� � � � � � �� � � �� �� �� � � � � � � � � � �� � � � � � �� � � �
� �� �� �� ��� � � �� �����

S4

� � � �� � � � �� � � �� � ���� �� B � �� ���� � � � �� � � �
� � � � � � � � � � � � � � � � ���� � �� � �� � � �� � � �
� � � � � � �� � � � � B � � �� � � � � � � � � �� � � � �� � � � ��� � �
�� �� � �� � � � B � � �� � �� � �� ���� � ���� � � � � ��� � � � �� � ��
�� � ��� � �� � �� � � � � �

� � � (reate or reinforce a well�defined rhythQ of 
� � � � �� �� �� � � � � �� � � � � ��� � � � �� �� �� � �� � �� �� ��� ��
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Express a clear organizing 
architectural concept

Use an architectural language 
appropriate to Bainbridge Island

Create well composed fa�ades at 
all scales

Celebrate and prominently 
feature sustainable design 

Use high quality, sustainable 
materials and well�crafted 
details

B1

B2

B3

B4

B5

Bainbridge Island�s  
diverse buildings types 
and architectural styles 
work together with the 
Island�s  unique natural 
setting to create a 
beloved character. 
New development 
should reinforce the 
character of Bainbridge 
with thoughtful, well�
designed, high quality 
buildings.

BUILDING DESIGN STANDARDS

� � � �  ĊƗ  xx   � � � � � � � � � � � � � � � � � � � � � � � � � � � �

Integrate the landscape concept 
to complement the architectural 
concepts

Support the public realm with 
the landscape design

Integrate sustainable features 
into the landscape and make 
them visible wherever possible

Integrate and highlight green 
infrastructure practices

Support healthy habitat in the 
landscape

Preserve and enhance important 
views and view corridors

L1

L2

L3

L4

Landscape design 
is expected to �t 
the building into its 
setting, contribute 
to a comfortable and 
welcoming pedestrian 
environment, and 
support natural 
systems with 
habitat�fr iendly and 
sustainable features.  

LANDSCAPE STANDARDS

L5

L6
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Table 17.12.060-1: Homesite Clustering Requirements

ZONING DISTRICT
R-0.4 R-1 R-2 R-2.9 R-3.5 R-4.3 R-5 R-6 R-8 R-14 NC MUTC

HS I and II
DIMENSIONAL STANDARD

HOMESITE CLUSTERING REQUIREMENT

Short Subdivisions

2-4 lots with greater than 50% natural 
area and community space combined

n/a [1]

25 ft. maximum homesite separation

2-4 lots with less than 50% natural 
area and community space combined

No maximum homesite separation [1]

Site disturbance limited to 
35% of site n/a [1]

Long Subdivisions

5-9 lots with maximum natural area 
requirement

No maximum homesite separation [1]
Site disturbance limited to 35% of site 

25 ft. maximum homesite separation5-9 lots with less than maximum 
natural area requirement

50 ft. [2] 25 ft. [2]

Maximum homesite separation

10+ lots 50 ft. 25 ft.

Maximum homesite separation

1. Homesite location needs to meet general requirements (BIMC 17.12.060.B).
2.      As an alternative to maximum homesite separation, limit site disturbance to 35 percent of site. 
3.      Site disturbance includes land disturbing activity as defined in BIMC 15.20.020.22. 
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Table 17.12.070-1 Subdivision Dimensional Standards 

[Numbers in brackets indicate additional requirements listed at the end of the table.]

ZONING DISTRICT
R-0.4 R-1 R-2 R-2.9 R-3.5 R-4.3 R-5 R-6 R-8 R-14 NC MUTC

HS I and II
DIMENSIONAL STANDARD

MINIMUM LOT AREA

Short and Long Subdivision If the site is not served by a public sewer system, the minimum individual lot area shall be determined by the Kitsap Public Health District in accordance with Section 15 of the 
Kitsap County Board of Health Ordinance 2008A-01, Amended June 7, 2011, Onsite Sewage System and General Sewage Sanitation Regulations, as amended.

If the site is served by a public sewer system, there is no minimum lot area. 

Individual lots may contain portions of natural area, community space, and access easements.

Large Lot Subdivision 5 ac or 
1/128th of a 
section, 
whichever 
is smaller.

N/A

BASE DENSITY
The “base density” of a property means the density designated on the zoning map, exclusive of any density bonuses (see BIMC 18.12.050.A). Irregularly shaped lots and lots containing critical areas may not be 
permitted to achieve maximum density. Additional regulations on density may apply pursuant to BIMC 16.20.

Short, Long and Large Lot 
Subdivisions

The maximum number of lots permitted shall be calculated by dividing the total lot area of the property (without deducting areas to be dedicated as public rights-of-way or 
areas to be encumbered by private road easements) by the square footage shown below as the zone-specific base density.

Base Density 100,000 sq. 
ft.

40,000 sq. ft. 20,000 sq. ft. 
[1]

15,000 sq. ft. 12,500 sq. ft. 10,000 sq. ft. 8,500 sq. ft. 7,260 sq. ft. 5,400 sq. ft. 3,100 sq. ft. 20,000 sq. 
ft. [2]

See FAR 
table

Base density pursuant to BIMC 
18.12.030.A 

N/A N/A N/A N/A N/A N/A N/A N/A 3,630 sq. ft. 2,074 sq. ft. N/A N/A

NATURAL AREA 

Minimum percentage of total site 55% 45% 30% 25% 25% 20% 15% N/A 10% 5% 15% 5%

Minimum width 50 ft. 25 ft. N/A 5 ft.

COMMUNITY SPACE 
[x] Instead of providing the required 5% community space, that area may be added to the required natural area if it can be demonstrated that greater conservation area can be achieved.
[y] Community space not required if maximum natural area is provided.
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ZONING DISTRICT
R-0.4 R-1 R-2 R-2.9 R-3.5 R-4.3 R-5 R-6 R-8 R-14 NC MUTC

HS I and II
DIMENSIONAL STANDARD

Minimum percentage of total site 5% [x][y] 7.5% [y] 10% [y] 15% 10% 15% 10%

HOMESITE

Note: Refer to definition of homesite and standards for homesites.
[x] Refer to BIMC 16.12, Special Provisions for Point Monroe District – 1,400 sq. ft. maximum development area applies.

Maximum size 0 to 12,500 0 to 12,500 6,500 sq. ft. 5,500 sq. ft. 4,500 sq. ft. 3,500 sq. ft. 3,500 sq. ft. N/A [x] 3,000 sq. ft. 2,250 sq. ft. 3,500 sq. ft. 2,250 sq. ft.

HOME SIZE

Note: Home size includes all floor area, excluding the garage, consistent with definitions in BIMC 18.12.050.F and 18.36.030.103.

Maximum size N/A 1,600 sq. ft.

MAXIMUM LOT COVERAGE 

Short and Long Subdivision Same as applied to the entire property that is the subject of the subdivision application, a portion of which shall be assigned to each lot at the time of preliminary plat approval.

Large Lot Subdivision 10% 15% 20% 25% 25% 25% 25% N/A 25% 40% N/A N/A

MINIMUM SETBACKS

Note: Additional setbacks may be required by:

(a) Chapter 16.08 or 16.12 BIMC, or

(b) Chapter 16.20 BIMC, Critical Areas, or

(c) BIMC 18.09.030, Use-specific standards, or

[x]  Attached or zero lot line, or zero homesite boundary, is allowed in all districts if building is 1,600 sf or less  

[y]  ADUs do not need to meet TOTAL building to homesite boundary setback – only minimum setback; must be located within homesite.

Building to homesite boundary
Net building size 1,600 sq. ft. or less
Minimum/total [x] [y]  

5 ft. min., 10 ft. total 3 ft. min., 10 ft. total

Building to homesite boundary
Net building size 1,601 sq. ft. or more
Minimum/total [y]  

15 ft. min., 
50 ft. total

10 ft. min., 
25 ft. total 10 ft. min., 20 ft. total N/A N/A N/A

Building outside homesite to exterior 
plat boundary line
Net building size 200 sq. ft. or less

50 ft. 25 ft. 10 ft. 5 ft.
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ZONING DISTRICT
R-0.4 R-1 R-2 R-2.9 R-3.5 R-4.3 R-5 R-6 R-8 R-14 NC MUTC

HS I and II
DIMENSIONAL STANDARD

Building outside homesite to exterior 
plat boundary line
Net building size 200 sq. ft. or more

50 ft. 25 ft. 10 ft. 5 ft. 5 ft.

Homesite to exterior plat boundary line 50 ft. 25 ft. 15 ft. 10 ft. 0 ft.

Any building to SR 305 right-of-way 75 ft. 75 ft. 75 ft. N/A 25 ft. N/A N/A N/A 25 ft. N/A 25 ft. 25 ft.

Homesite to edge of arterial and 
collector right-of-way 25 ft. 10 ft.

Building outside homesite to edge of 
arterial and collector right-of-way [3] 40 ft. 10 ft.

Any building, other than shared 
garage, to subdivision access road 10 ft. 5 ft.

Shoreline Jurisdiction See Table 16.12.030-2, Dimensional Standards Table, and BIMC 16.12.040.I.3.h, Shoreline Structure Setbacks.

SHARED GARAGE DIMENSIONAL STANDARDS

Shared garage to subdivision access 
road 0 feet

Shared garage to shared garage 10 feet

Shared garage maximum size 60 feet long or 1440 square feet total

MAXIMUM BUILDING HEIGHT

Short, Long, and Large Lot 
Subdivisions

Height requirements for standard lots apply pursuant to BIMC Table 18.12.020-2.
   

[1]    The base density for that parcel in the Lynwood Center special planning area designated as R-2 is one unit per 20,000 sq. ft. but may be increased up to 3 units per acre; provided, that a public 
access easement is granted for that portion of the parcel that lies to the south of Point White Drive along the waters of Rich Passage. The base density of some parcels in the Fort Ward historic overlay 
district may be increased as shown in BIMC 18.24.110.  
[2]   In the NC district, single-family dwellings must be in accordance with zoning in the R-2 district except that bonus densities may be obtained pursuant to BIMC 18.12.030.D if applicable (see BIMC 
18.09.030.B).
[3]   Transit shelters allowed in setback subject to City approval. 
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