
 
City Council Study Session  
Tuesday, February 17, 2026 

 
Council Chambers  
280 Madison Ave N  

Bainbridge Island, WA  
 

and 
 

Remote Meeting on Zoom  
https://bainbridgewa.zoom.us/j/92947338351  

or Telephone: US: +1 253 215 8782  
Webinar ID: 929 4733 8351  

 
Agenda  

  
1. Call to Order / Roll Call - 6:00 pm 

2. Approval of Agenda / Conflict of Interest Disclosure - 6:05 pm 

3. Regular Business 

 A. (6:10 pm) Receive Presentation on Washington Department of Commerce 
Housing Accountability Act 

 B. (6:55 pm) Discuss Provision of the Department of Commerce Technical 
Assistance Directly to the City Council 

 C. (7:10 pm) Receive Presentation on City Land Capacity Analysis 
Methodologies for the updates to the Comprehensive Plan and Winslow 
Subarea Plan 

4. Committee Reports - 7:55 pm 

5. Adjournment - 8:05 pm 

  
The City of Bainbridge Island’s meetings are wheelchair accessible. The City also provides auxiliary 
aids and services for effective communication such as assistive listening devices, closed captioning, 
and print materials in digital format. For other reasonable accommodations and/or modification to 
programs, services, or activities, please contact the ADA Coordinator, Anshu Wahi at 
awahi@bainbridgewa.gov or 206-947-0803 as soon as possible, preferably at least 2 business days 
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prior to the meeting.  
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City Council Study Session Agenda Bill 

Tuesday, February 17, 2026 
 
Agenda Item: (6:10 pm) Receive Presentation on Washington Department of 
Commerce Housing Accountability Act 
 
Department: City Council Study Session  
 
Agenda Section: Regular Business 
 
Estimated Time: 45  Minutes  
 

 

 
Recommendation: 
 
Receive presentation 
 

 
 
Narrative: 
 
In a letter dated January 13, 2026, the City of Bainbridge Island was informed by the 
Washington Department of Commerce (Commerce) that it was selected for review 
under the Housing Accountability Act (ESSSB 5148). The Commerce Housing Section 
Manager and the Housing Accountability Program Manager will provide an 
overview of the Housing Accountability Act and what can be expected as a selected 
jurisdiction.  There will be an opportunity for council members to ask questions of 
Commerce staff during this study session agenda item. 
  
About the Housing Accountability Act 
In 2025, the Washington Legislature adopted Engrossed Second Substitute Senate 
Bill 5148 (Chapter 269, Laws of 2025) — known as the Housing Accountability Act — 
to support robust and accountable housing planning statewide. The law establishes 
both voluntary and selected review processes for local housing elements and 

Page 3 of 118



housing-related development regulations, with the goal of improving alignment 
with the GMA and ensuring jurisdictions plan for and accommodate countywide 
housing allocations. Under the GMA, cities and counties must include a housing 
element that plans for housing affordable to all economic segments of the 
population, encourages a variety of housing types and densities, and supports 
preservation of existing housing stock. In 2021, House Bill 1220 strengthened the 
state’s housing planning requirements by directing jurisdictions to “plan for and 
accommodate” housing affordable to all income levels. The state also directed 
Commerce to project future housing needs by income level and provided new 
requirements for local housing elements. 
 
Additional information can be found on the following Washington state websites: 
Housing Accountability Act (RCW 36.70A.835) 
Dept. of Commerce Expanded Housing Element Checklist 
Dept. of Commerce HAA Development Regulations Checklist 
  
 

 
 
Fiscal Impact: 
  
 

 
 
Community Engagement and Outreach:  
 
  
 

 
 
Attachments: 
 
1. Bainbridge Island Housing Accountability Act Selected Review Letter Jan 2026 
2. 260217 Dept of Commerce HAA Selected Review Overview and Next Steps 

Bainbridge Island 
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STATE OF WASHINGTON 

DEPARTMENT OF COMMERCE 
1011 Plum Street SE  PO Box 42525  Olympia, Washington 98504-2525  360-725-4000 

www.commerce.wa.gov 

 

January 13, 2026 
 
Ashley Mathews, Mayor 
C/O Patricia Charnas, Planning Director 
City of Bainbridge Island 
 
Sent via electronic mail: amathews@bainbridgewa.gov and pcharnas@bainbridgewa.gov 
     
 
Re: Housing Accountability Act Selected Review 
 
Dear Mayor and Council Members,   
 
In 2025, Engrossed Second Substitute Senate Bill 5148 (Chapter 269, Laws of 2025), also known 
as the Housing Accountability Act (HAA), was adopted to support robust and accountable 
housing planning by providing voluntary and selected review processes for the housing 
elements of local government comprehensive plans and housing development regulations. 
These processes are intended to assist local jurisdictions to align local plans and regulations 
with the housing planning requirements of the Growth Management Act (GMA) and plan for 
and accommodate local allocations of countywide housing needs. More details about the HAA 
can be found in RCW 36.70A.835 and on Commerce’s Updating GMA Housing Elements web 
page. 
 
The HAA Selected Review process provides that Commerce may select up to 10 cities and/or 
counties each calendar year for selected review. Commerce must selected jurisdictions using 
criteria outlined in RCW 36.70A.835(9)(a)(i)(A-C). In this first year of the program, Commerce is 
selecting from those jurisdictions that have not planned for and accommodated their portion of 
countywide housing needs and whose 2024 periodic updates were due on or before December 
31, 2024. 
 
Commerce has identified eight jurisdictions for selected review in 2026. These jurisdictions:  

 Did not submit a draft comprehensive plan for review and did not adopt a 
comprehensive plan by the statutory deadline, or 

 Submitted a draft plan to Commerce which was inconsistent with state housing element 
requirements and did not adopt a comprehensive plan, or 

 Adopted a comprehensive plan, but the housing element is inconsistent with state 
requirements after review and comment by Commerce planners.  
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Department of Commerce: Housing Accountability Act Selected Review and Technical Assistance 
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Based on these criteria, Commerce has selected the City of Bainbridge Island for the HAA 
Selected Review program. Based on our review, it appears the City of Bainbridge Island has not 
submitted a housing element in an adopted comprehensive by the required periodic update 
deadline in RCW 36.70A.130(5).  
 
As a jurisdiction selected for review, Commerce will be reaching out to staff in January 2026 to 
initiate conversations with the goal of the adoption of a comprehensive plan housing element 
and associated development regulations that are consistent with the requirements in RCW 
36.70A.835(7). For more information, review the HAA Selected Review Criteria and Procedures 
document. During this process, Commerce will provide technical assistance as you amend your 
plan and regulations.  
 
We look forward to working with the City of Bainbridge Island. We appreciate your 
coordination with our agency to implement the goals and requirements of the GMA. Laura 
Hodgson is the key contact for this work. She can be reached at 
laura.hodgson@commerce.wa.gov or 360-764-3143. 
 
Sincerely,  
 

 
David Andersen, AICP, Managing Director, Growth Management Services 
 
cc:  
Valerie Smith, AICP, Deputy Managing Director, Growth Management Services 
Ben Serr, AICP, Eastern Regional Manager, Growth Management Services 
Carol Holman, MUP, Western Regional Manager, Growth Management Services 
Anne Fritzel, AICP, Housing Section Manager, Growth Management Services 
Laura Hodgson, Housing Planning and Data Manager, Growth Management Services 
Ted Vanegas, Regional Planner, Growth Management Services  
Jennifer Sutton, Senior Planner, City of Bainbridge Island 
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Laura Hodgson

HOUSING PLANNING AND DATA MANAGER

2/05/2026

Housing 
Accountability Act: 
Selected Review
Overview and next steps for 2026 
jurisdictions

Page 7 of 118



WASHINGTON STATE DEPARTMENT OF COMMERCE 2

Housing Accountability Act (HAA)

• SB 5148 (laws of 2025) provides 
for Commerce review and 
approval of housing elements 
and housing-related development 
regulations

• Two approval processes:
• Voluntary Review 

• Selected Review

RCW 36.70A.835
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WASHINGTON STATE DEPARTMENT OF COMMERCE 3

HAA Selected Review Program

• In the Selected Review Program, Commerce must select 
jurisdictions for review based on criteria in RCW 36.70A.835(9):
• (A) The jurisdiction has not planned for and accommodated its portion 

of the countywide housing need 
• Meaning: Housing element not adopted or inconsistent housing element adopted

• (B) The jurisdiction’s housing production is less than 50 percent of their 
share of countywide housing production adjusted by housing need 

• (C) The jurisdiction’s housing production consists of greater than 80% 
single-family homes aimed at households earning >120% AMI

• Criteria for 2026 is just “(A)” above

• Each year, Commerce may select up to 10 jurisdictions for review 
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WASHINGTON STATE DEPARTMENT OF COMMERCE 4

HAA Selected Review Program

• For 2026, Commerce selected 8 jurisdictions 
for Selected Review:
• Bainbridge Island

• Beaux Arts Village

• Brier 

• Carnation

• Darrington

• DuPont

• Gold Bar

• Woodway
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WASHINGTON STATE DEPARTMENT OF COMMERCE 5

For HAA Approval, Local Government Planning 
Documents must be Consistent with: 

• The housing planning goal in RCW 36.70A.020(4);

• The housing element requirements in RCW 36.70A.070(2);
• Identify existing and projected housing needs

• Identify sufficient land capacity for housing needs

• Identify barriers to affordable housing and actions to address (adequate provisions)

• Identify policies and regulations that result in racially disparate impacts and policies to 
begin to undo these impacts

• Identify areas at risk of displacement and anti-displacement policies

• Any relevant rules adopted by Commerce;

• Any relevant state environmental policy act (SEPA) requirements;

• The county or city’s comprehensive plan;

See Commerce’s 
Expanded Housing 
Checklist
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WASHINGTON STATE DEPARTMENT OF COMMERCE 6

• Housing land capacity requirements in RCW 36.70A.115;
• Emergency shelter, transitional housing, emergency housing, and permanent 

supportive housing (STEP) requirements in RCW 35.21.683 and 35A.21.430;

• Co-living requirements in RCW 36.70A.535;

• Density bonuses required in RCW 36.70A.545;

• Parking requirements in RCW 36.70A.620 (repealed) and 36.70A.622;

Not applicable to Bainbridge Island:

• Middle housing requirements, as applicable, in RCW 36.70A.635–638; and

• Accessory dwelling unit requirements in RCW 36.70A.680-682 and 696-69

See Commerce’s HAA Development Regulations Checklist 

For HAA Approval, Local Government Planning 
Documents must be Consistent with: 
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WASHINGTON STATE DEPARTMENT OF COMMERCE 7

Approximate Timelines

Feb 28, 2026

• Jurisdictions 
submit 2024 
comprehen-
sive plan and 
development 
regulations 
using HAA 
checklists 

April 30, 2026 

• Commerce 
notifies the 
jurisdictions 
of needed 
amendments

June 2026 

• Jurisdictions 
submit 
updated 
materials for 
60-day review

Aug 2026

• Jurisdictions 
submit 
adopted 
plans and 
regulations 
with changes

Nov 2026

• Commerce 
reviews 
materials 
against the 
requirements 
and makes a 
determination

Builder/developer 
feedback

Builder/developer 
feedback
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WASHINGTON STATE DEPARTMENT OF COMMERCE 8

If HAA results in Non-Compliance Decision

• Jurisdictions:
• May not deny affordable or moderate-income housing development 

• May not approve affordable or moderate-income projects with 
conditions that have a substantial adverse impact on the project

• May not be eligible for certain state grants and loans, including those in 
WAC 365-196-585(6)

• Public Works Trust Fund (Public 
Works Board)

• Centennial Clean Water Fund 
(Department of Ecology)

• Drinking Water State Revolving 
Fund (Department of Health)

• Recreation and Conservation Office

• Transportation Improvement Board
• Predisaster Mitigation Grants 

(Emergency Management Division, 
Washington Military Department)

• Water Pollution Control Facilities 
Grants
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WASHINGTON STATE DEPARTMENT OF COMMERCE 9

By-right Affordable Housing Provision 

By-right Affordable Housing Provision applies unless at least one of the 
following conditions is met: 

• A jurisdiction has received a compliance decision from Commerce

• Denial/approval of the development is required in order to comply with 
state or federal law

• The development is outside of an urban growth area, in a critical area or 
critical area buffer where development is not permitted, or in a shoreline 
master program area where residential uses are not allowed

• The development is located where residential or mixed-use 
development is not permitted

RCW 36.70A.835(11)
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WASHINGTON STATE DEPARTMENT OF COMMERCE 10

By-right Affordable Housing Provision 

• The development MUST be an affordable or moderate-income 
development
• At least 20% of units are affordable as defined in RCW 36.70A.130 (60% AMI rental or 

80% AMI ownership, and no more than 30% of income),

• At least 50% of the units are workforce housing (below 80% AMI rental or below 100% 
AMI ownership, and no more than 30% of income), OR

• All of the units are moderate-income housing (below 120% AMI)

• The development must ensure affordability for a minimum of 25 years

• The county or city must periodically audit affordability
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WASHINGTON STATE DEPARTMENT OF COMMERCE 11

Resources
• See “Housing Accountability Act” 

on Updating GMA Housing 
Elements webpage

• www.commerce.wa.gov/gro
wth-management/housing-
planning/housing-guidance/ 

• RCW 36.70A.835

Questions?
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Thank you!

The Commerce website

Click this logo to go to the Commerce website
www.commerce.wa.gov

www.commerce.wa.gov
Facebook logo

Click this logo to go to the Commerce 
Facebook page

Twitter logo

Click this logo to go to the Commerce 
Twitter page

Linkedin logo

Click this logo to go to the Commerce 
Linkedin page

Intagram logo

Click this logo to go to the Commerce 
Instagram page

Anne Fritzel
HOUSING SECTION MANAGER

Anne.Fritzel@commerce.wa.gov

(360) 259-5216

Laura Hodgson
HOUSING ACCOUNTABILITY PROGRAM MANAGER

Laura.Hodgson@commerce.wa.gov

(360) 764-3143
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City Council Study Session Agenda Bill 

Tuesday, February 17, 2026 
 
Agenda Item: (6:55 pm) Discuss Provision of the Department of Commerce 
Technical Assistance Directly to the City Council 
 
Department: City Council Study Session  
 
Agenda Section: Regular Business 
 
Estimated Time: 15 Minutes  
 

 

 
Recommendation: 
 
Discussion only. 
 

 
 
Narrative: 
 
Following the presentation from the Washington Department of Commerce on the 
Housing Accountability Act (HAA), Council will discuss the provision of Department 
of Commerce technical assistance directly to Council. 
 
 
 
  
 

 
 
Fiscal Impact: 
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Community Engagement and Outreach:  
 
  
 

 
 
Attachments: 
 
None 
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City Council Study Session Agenda Bill 

Tuesday, February 17, 2026 
 
Agenda Item: (7:10 pm) Receive Presentation on City Land Capacity Analysis 
Methodologies for the Updates to the Comprehensive Plan and Winslow Subarea 
Plan 
 
Department:  
 
Agenda Section: Regular Business 
 
Estimated Time: 45 Minutes  
 

 

 
Recommendation: 
 
Information only 
 

 
 
Narrative: 
 
Kitsap is a "Buildable Lands" county where land capacity analyses (LCAs) are 
required by state law to be completed as a step in a periodic review of 
Comprehensive Plans. The 2021 Kitsap County Buildable Lands Report describes a 
"look back" on what lands were developed, which informs a LCA to "look forward" 
to analyze how to achieve new population, housing and employment targets.  
 
LCAs are in-depth calculations of a parcel's ability to support development.  Cities 
normally adjust countywide LCA methods to address the differences between 
urbanized and rural lands so that a more accurate measurement of capacity for 
new housing development on vacant, partially used or under-developed lands is 
produced. Land capacity takes into account such factors as zoning and 
development standards, infrastructure, environmental constraints, roads and 
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easements to estimate current land capacities.  All Kitsap cities made such 
adjustments to the Kitsap County LCA methodology as documented in Appendix C: 
County/City Documentation of Assumptions of the 2021 Kitsap County Buildable 
Lands Report. 
 
In its updated 2026 guidance on preparing Housing Elements for Comprehensive 
Plan updates, the Washington Department of Commerce provided more specificity 
on land capacity methodologies that now must evaluate capacity to accommodate 
allocated housing needs at all income levels. 
 
This evening's discussion will begin with an overview of LCA methodologies and 
present comparisons between the LCA utilized for island areas outside of Winslow, 
which exhibits more low and undeveloped lands versus the LCA for the more urban 
Winslow Subarea. 
 
Additional information about the updates to the City's Comprehensive Plan and 
Winslow Subarea Plan can be found on the project websites: 
https://cityofbainbridgeisland.civilspace.io/en/projects/2024-comprehensive-plan-
periodic-update 
https://cityofbainbridgeisland.civilspace.io/en/projects/winslow-subarea-plan-
update 
 

 
 
Fiscal Impact: 
  
 

 
 
Community Engagement and Outreach:  
 
  
 

 
 
Attachments: 
 
1. LCA Chapter_2026_Housing_Element 
2. Land Capacity Analysis 2024-05-10 
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1 5/3/2024

2024 Comprehensive Plan Periodic Update
Land Capacity Analysis for Draft EIS

Contents
Alternatives Analyzed ...................................................................................................................4

Source Data .................................................................................................................................4

Methodology ................................................................................................................................4

Figure 1 – Kitsap County Residential LCA Process ...................................................................5

Figure 2 – Kitsap County Residential Land Supply Data Processing Diagram ............................6

Figure 3 – Kitsap County Commercial/Industrial Land Supply Data Processing  Diagram .................7

Figure 4 – Summary Logic of Parcel Categorization in Steps 1 & 2 ............................................8

Pre-Processing of Parcel Data .......................................................................................................9

Table 1 – “Prop_Class” Codes for LCA Analysis .......................................................................9

Table 2 – Parcels Excluded from LCA Analysis based on Landowner ......................................11

RESIDENTIAL LAND CAPACITY ANALYSIS .................................................................................13

Step 0 – Programmatic Infrastructure Gap Review .......................................................................13

Table 3 – Infrastructure Gap Areas and Alternative Densities .................................................13

Step 1 - Define Development Status and Classify Parcels ............................................................13

Step 1.1: Identify Pipeline Properties (Optional) .......................................................................13

Step 1.2: Identify Excluded Properties .....................................................................................14

Step 1.3: Identify Vacant Properties .........................................................................................14

Step 1.4: Identify Partially Utilized Properties ...........................................................................14

Step 1.5: Identify Under-Utilized Properties .............................................................................14

Step 1.6: Identify Platted Lots ..................................................................................................14

Step 1.7: Segment Land Base for Processing ...........................................................................14

Step 2: Exclude Parcels Unlikely to Develop ................................................................................15
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2 5/3/2024

Step 3: Identify Critical Areas ...................................................................................................... 15

Step 4: Identify Future Roads/Right of Way Needs ....................................................................... 15

Step 5: Identify Future Public Facility Needs ................................................................................ 15

Step 6: Account for Unavailable Lands (Market Factor) ................................................................ 15

Step 7: Determine Available Net Acres ........................................................................................ 15

Step 8: Apply Density in Each Zone to Calculate Housing Unit Capacity ....................................... 15

Step 8.1. Calculate Gross Housing Unit Capacity ..................................................................... 15

Figure 5 - Building Program Allocation for the NC Zone .......................................................... 16

Table 4 – Residential Density Assumptions by Zone .............................................................. 16

Step 8.2. Calculate Net Housing Unit Capacity ........................................................................ 17

Step 8.3. Address Pipeline Development ................................................................................. 17

Step 8.4. Address Capacity for Accessory Dwelling Units (ADU’s) for Additional Urban Housing
Capacity (Optional) ................................................................................................................ 17

Step 9: Apply Average Household Size to Calculate Population Capacity ...................................... 17

COMMERCIAL/INDUSTRIAL LAND CAPACITY ANALYSIS ........................................................... 18

Step 0 – Programmatic Infrastructure Gap Review ....................................................................... 18

Step 1 - Define Development Status and Classify Parcels ............................................................ 18

Step 1.1: Identify Pipeline Properties (Optional) ....................................................................... 18
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Step 5: Identify Future Public Facility Needs ................................................................................ 19
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Step 7: Determine Available Net Acres ........................................................................................ 19

Step 8: Apply Density in Each Zone to Calculate Building Square Footage Capacity ...................... 19

Step 8.1. Calculate Gross Commercial/Industrial Square Footage Capacity ............................. 19

Table 4 – Commercial/Industrial Building Area Assumptions by Zone .................................... 19

Step 8.2. Calculate Net Commercial/Industrial Square Footage Capacity ................................. 20
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Page 60 of 118



3 5/3/2024

Step 9. Apply Employment Density by Zone to Determine Employment Capacity .......................... 20

Step 9.1 Classify each Zone as Either Commercial or Industrial ................................................ 20

Step 9.2 Select Employment Density Assumptions for Commercial and Industrial Zones .......... 20

Step 9.3 Divide Net Square Foot Capacity by Employment Density to Calculate Employment
Capacity ................................................................................................................................ 20

Home-Based Business Employment ........................................................................................... 20

List of Appendices

A. Land Capacity Tables
B. Key Assumptions for Centers Outside of Winslow
C. Home-Based Business Projection & Allocation
D. Existing Land Use Map (Alternative 1)

Proposed Land Use Maps (Alternatives 2 & 3)
E. Existing Zoning Map (Alternative 1)

Proposed Zoning Maps (Alternatives 2 & 3)
F. 2021 Kitsap County Buildable Land Report
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4 5/3/2024

Alternatives Analyzed
The following Draft Environmental Impact Statement (DEIS) alternatives were analyzed for the areas
outside of the Winslow Town Center.

1. No Action
2. Dense Centers – “Go Up”
3. Distributed Density – “Go Out”

The alternatives are mapped in Appendices D and E.  Key assumptions for the alternatives are
documented in Appendix B and C.

Source Data
The following data was used for this land capacity analysis.

 Kitsap County tax parcel data from November 2023.
 City of Bainbridge Island critical area data from November 2023.
 Winslow Subarea Plan Update alternatives from April 19, 2024.
 Comprehensive Plan alternatives (outside Winslow) from May 2, 2024.

Methodology
The methodology for land capacity analysis (LCA) used by the City of Bainbridge Island (and all
jurisdictions in Kitsap County) is documented in the 2021 Kitsap County Buildable Lands Report
(BLR, Appendix F).  Specifically:

 Appendix A of the BLR describes the base LCA methodology used by all jurisdictions.
 Appendix C of the BLR describes modifications to the LCA methodology used by the City of

Bainbridge Island for the capacity calculations in the BLR.

The LCA methodology used to analyze these alternatives is substantially similar.  Any modifications
are described in this document.

The following process diagrams summarize the 10-step LCA process.
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Figure 1 – Kitsap County Residential LCA Process

Source: 2020 BLR, Appendix A
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Figure 2 – Kitsap County Residential Land Supply Data Processing Diagram

Source: 2020 BLR, Appendix A

Page 64 of 118



7 5/3/2024

Figure 3 – Kitsap County Commercial/Industrial Land Supply Data Processing 
Diagram 

Source: 2020 BLR, Appendix A
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Figure 4 – Summary Logic of Parcel Categorization in Steps 1 & 2
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Pre-Processing of Parcel Data
1. Clip the parcel layer using the shoreline (approximate ordinary high water line) layer to

ensure parcels include only upland land area.
2. Create/update the "Parcel_Acreage" and "Parcel_SQFT" fields in the parcel layer based on

the geometry of the clipped parcels.
3. Review and correct the "Prop_Class" field as needed (see Tables 1 and 2).  This is primarily

focused on identifying parcels that should be in an excluded land use category for LCA Step
1.  "Prop_Class" 999 is assigned to parcels that should be excluded from the LCA analysis
but have an otherwise correct “Prop_Class” code that would not be otherwise excluded.

a. For example, land trust conservation easement properties are assigned
"Prop_Class" 999.

4. Assign/update the Zoning field based on an overlay analysis of the parcels with the zoning
layer applicable to the alternative.

a. Ignore minor misalignments of zoning boundaries and parcel boundaries as these
are artifacts of mapping precision errors.

b. Identify “split-zoned” parcels (i.e. parcels with more than one zoning designation).
5. Prepare split-zoned parcels:

a. Divide the split-zoned parcels into sub-parcels based on zoning boundaries.
b. Create/update the "Parcel_Acreage" and "Parcel_SQFT" fields for each sub-parcel.
c. Remove any sub-parcel record that is less than 100sf as these are artifacts of

mapping precision errors.
d. Assign the appropriate zone to the zoning field for each sub-parcel.
e. Edit the number of existing dwelling units located in each sub-parcel to ensure (1)

any existing structures will be tallied in the correct zone and (2) there is no double
counting.

Table 1 – “Prop_Class” Codes for LCA Analysis

Prop_Class
 Code & Description

Prop_Class
Status for
LCA Step 1

Reason Excluded
“Under-Utilized” Class
when in a Mixed-Use
Zone for LCA Step 1.5

111- Single family residence Analyze Yes
118- MH - Leased land Analyze Yes
119- MH - Real Property Analyze Yes
121- Duplex Analyze No
122- Triplex Analyze No
123- Four units Analyze No
131- 5-9 units Analyze No
134- 20-29 units Analyze No
141- Condo, residential Analyze No
160- Hotels and motels Analyze No
180- Other residential Analyze No
183- Sheds and garages Analyze Yes
198- Cabins Analyze Yes
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459- Totally esmt encumbered Excluded Per BLR Appendix A No
470- Communications Excluded Per BLR Appendix A No
480- Utilities Excluded Per BLR Appendix A No
483- Water systems Excluded Per BLR Appendix A No
485- Sanitary land fills Excluded Per BLR Appendix A No
Stormwater retention Excluded Per BLR Appendix A No
489- State-assessed utilities Excluded Per BLR Appendix A No
541- Conv store w/gas pumps Analyze No
580- Restaurants Analyze No
590- Other retail trade Analyze No
591- Neighborhood center Analyze No
624- Cemeteries Excluded Per BLR Appendix A No
637- General warehouse Analyze No
638- Mini-warehouse Analyze No
640- Repair services Analyze No
656- Convalescent centers Excluded Per BLR Appendix A No
670- Governmental services Excluded Per BLR Appendix A No
680- Educational services Excluded Per BLR Appendix A No
690- Misc. services Analyze No
691- Churches Excluded Per BLR Appendix A No
710- Cultural activities Excluded Per BLR Appendix A No
720- Public assembly Excluded COBI modified No
740- Recreational Excluded COBI modified No
744- Marina Excluded Per BLR Appendix A No
760- Parks Excluded Per BLR Appendix A No
810- Agricultural (not O.S.) Analyze Per BLR Appendix A Yes
822- Veterinarian services Analyze No
830- CU Agriculture Excluded Per BLR Appendix A No
880- Forest land Analyze Yes
910- Undeveloped land Vacant Per BLR Appendix A No
911- Common area Excluded Per BLR Appendix A No
939- Tidelands Excluded Per BLR Appendix A No
940- CU Open Space Excluded Per BLR Appendix A No
950- CU Timber Excluded Per BLR Appendix A No
990 - Other Undeveloped Land Vacant Per BLR Appendix A No
999 - Excluded for LCA by COBI Excluded  COBI modified No
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Table 2 – Parcels Excluded from LCA Analysis based on Landowner
Landowner Prop_Class Correction Note/Exception

ARBOR FUND 710- Cultural activities Bloedel Reserve

BAINBRIDGE ISLAND CITY OF  Varies
Current parcels are various excluded Prop_Class,
EXCEPT Parcel 272502-3-028-2006 should
remain Prop_Class 111

BAINBRIDGE ISLAND LAND TRUST 999 - Excluded for LCA by COBI
BAINBRIDGE ISLAND METRO PARK & REC DIST 760- Parks
BAINBRIDGE ISLAND METRO PARK & RECREATION
DISTRICT 760- Parks

BAINBRIDGE ISLAND METRO PARKS & REC DIST 760- Parks
BAINBRIDGE ISLAND METROPOLITAN PARK & RECREATION
DISTRICT 760- Parks

BAINBRIDGE ISLAND METROPOLITAN PARKS & REC DIST 760- Parks
BAINBRIDGE ISLAND METROPOLITAN PARKS AND 760- Parks
BAINBRIDGE ISLAND METROPOLITAN PK & REC DIST 760- Parks
BI METROPOLITAN PARK & REC DIST 760- Parks
CITY OF BAINBRIDGE ISLAND  Varies Current parcels are various excluded Prop_Class
DEPARTMENT OF TRANSPORTATION 999 - Excluded for LCA by COBI
FIRE DIST 02 (BAINBRIDGE IS)  Varies Current parcels are various excluded Prop_Class
ISLANDWOOD FNA PUGET SOUND ENVIROMENTAL 680- Educational services

KITSAP COUNTY CONSOLIDATED HOUSING AUTHORITY  Varies
Current parcels are vacant and will be analyzed
for housing, but need to review in future to
ensure no other Prop_Class

KITSAP COUNTY PUBLIC WORKS Varies Current parcel is park, but need to review in
future to ensure no other Prop_Class

KITSAP COUNTY SEWER DISTRICT 7  Varies Current parcels are various excluded Prop_Class
KITSAP COUNTY TAX TITLE 999 - Excluded for LCA by COBI
KITSAP COUNTY TIDELANDS 939- Tidelands
PORT MADISON WATER CO  Varies Current parcels are various excluded Prop_Class
PUBLIC UTILITY DIST NO 1 OF KITSAP COUNTY 483- Water systems
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SCHOOL DIST 303 BAINBRIDGE ISL  Varies Current parcels are various excluded Prop_Class
SEWER DIST NO 7 SO BAINBR  Varies Current parcels are various excluded Prop_Class
STATE AGENCY LANDS  Varies Current parcels are various excluded Prop_Class

STATE OF WA DNR  Varies Current parcels are excluded, but need to review
in future to ensure no other Prop_Class

STATE OF WASHINGTON DOT  Varies Current parcels are excluded, but need to review
in future to ensure no other Prop_Class

BAINBRIDGE ISLAND SCHOOL 303  Varies Current parcels are various excluded Prop_Class
HYLA MIDDLE SCHOOL 680- Educational services
BAINBRIDGE DAY CARE/PRESCHOOL 680- Educational services
MONTESSORI COUNTRY SCHOOL 680- Educational services
ISLAND SCHOOL INC 680- Educational services
WOODWARD MIDDLE SCHOOL 680- Educational services
BLAKELY CAPTAIN J ELEMENTARY 680- Educational services
WILKES CAPTAIN C ELEMENTARY 680- Educational services
BAINBRIDGE ISLAND HS ADMIN & ORDWAY ELEM 680- Educational services
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RESIDENTIAL LAND CAPACITY ANALYSIS

Step 0 – Programmatic Infrastructure Gap Review
There are no infrastructure gaps for Alternative 1 as documented in the 2021 Buildable Lands
Report.  However, there will be residential sewer infrastructure gaps and alternative residential
densities applicable in Rolling Bay and Island Center for Alternatives 2 & 3 (see Table 3).

Table 3 – Infrastructure Gap Areas and Alternative Densities

Infrastructure
Gap

Infrastructure
Gap Areas

Alt-2
Alternative Density

Alt-3
Alternative Density

Center Zone Residential
FAR

Overall
% Res Residential Density Residential

FAR
Overall
% Res

Residential
Sewer

Rolling
Bay

R-5 n/a n/a 1 DU / 8,500 sqft lot
(+ 1 ADU max) n/a 100%

NC 0.45 77.5% n/a 0.43 80%
Island
Center NC 0.45 77.5% n/a 0.43 80%

Notes:
 See Residential Step 8.1 for footnotes explaining overall % residential in the NC zone.
 Sewer is not planned to be extended to the Rolling Bay, Island Center, or Day Road centers during the

planning period.
 The sewer infrastructure gap applies to residential only because commercial septic (in mixed-use

and B/I development) is assumed to fit on the remaining lot coverage per guidance from Kitsap Public
Health District (KPHD).

 Industrial process waste cannot be discharged to septic systems per guidance from KPHD.

Step 1 - Define Development Status and Classify Parcels
Step 1.1: Identify Pipeline Properties (Optional)
Pipeline properties were identified as follows:

 Parcels with dwelling units built in years 2020 through 2023 using the “Year_Built” field.
These were labelled as “built” pipeline properties because the baseline year for this LCA
analysis is 2020.

 Approved plats where the subdivided lots have not yet been reflected in the parcel layer.

A comprehensive search of the City’s permit database identified no other residential pipeline
properties.
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Step 1.2: Identify Excluded Properties
Parcels were excluded using:

 The “Prop_Class” codes categorized as “excluded” for Step 1.2 in Table 1.
 Shoreline parcels less than 1 acre (per the assumptions outlined in BLR Appendix A)
 Parcels with land trust conservation easements
 Parcels in the R-6 zone (i.e. Point Monroe) which is assumed to be built-out due to

undeveloped lots being used for septic systems or just being to small to practically develop
a dwelling unit.

Step 1.3: Identify Vacant Properties
Used the assumptions outlined in BLR Appendix A.

Step 1.4: Identify Partially Utilized Properties
Used the assumptions outlined in BLR Appendix A.

Step 1.5: Identify Under-Utilized Properties
Used the assumptions outlined in BLR Appendix A.

Step 1.6: Identify Platted Lots
There are many lots on Bainbridge Island that were historically platted prior to modern subdivision
requirements and critical area regulations.  These historically platted lots are subject to subdivision
requirements and critical area regulations when developed.  Therefore, previously platted lots were
categorized as “historic” or “modern” for this analysis.

Historic Platted Lots
Previously platted lots were categorized as “historic” and processed with “LCA Standard Parcels” if
more than 25% of all parcels in the plat were developed prior to 1995 using the “Year_Built” field, which
is prior to when most modern critical area regulations would have been in effect.

Modern Platted Lots
All other previously platted lots were categorized as “modern” and processed as “LCA Platted Lots”
consistent with the assumptions in BLR Appendix A.

Step 1.7: Segment Land Base for Processing
Used the assumptions outlined in BLR Appendix A, except that:

 LCA Platted Lots include only “modern” platted lots from Step 1.6.
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Step 2: Exclude Parcels Unlikely to Develop
Used the assumptions outlined in BLR Appendix A.

Step 3: Identify Critical Areas
Used the assumptions outlined in BLR Appendix C.

Deduction 25% 75% 90%
Streams & BuƯers X
Wetlands & BuƯers X
Slopes 40% or more X
Slopes 15-39% X
USGS Mapped Landslides X
Liquefaction Areas X
Fault Hazard Area (50’ on either side of fault) X

Step 4: Identify Future Roads/Right of Way Needs
Used the assumptions outlined in BLR Appendix C.

Step 5: Identify Future Public Facility Needs
Used the assumptions outlined in BLR Appendix C.

Step 6: Account for Unavailable Lands (Market Factor)
Used the assumptions outlined in BLR Appendix C.

Step 7: Determine Available Net Acres
Used the assumptions outlined in BLR Appendix A.

Step 8: Apply Density in Each Zone to Calculate Housing
Unit Capacity
Step 8.1. Calculate Gross Housing Unit Capacity
For “LCA Standard Parcels”, the residential density assumptions are provided in Table 4.

 For the NC zone (Alternative 1):
o Used the assumptions outlined in BLR Appendix C.
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 For the NC zone (Alternatives 2 & 3):
o The percentage of total building floor area assumed to be residential (i.e. dwelling unit)

floor area is calculated using the building program allocation in Figure 5.
o The assumed average dwelling unit size is 850 sqft.
o Formula: Housing unit capacity = ([Lot Area] * [FAR] * [Overall % Residential]) / 850 sqft

For “LCA Infrastructure Gap Parcels”, the alternative density assumptions are provided in Table 3.

For “LCA Platted Lots”, the residential density assumptions are outlined in BLR Appendix A.

Figure 5 - Building Program Allocation for the NC Zone
Mixed Use Building Program 
Allocation 
 75% residential
 12.5% commercial 
 12.5% something else (such as lobby 

or back of house)

Residential Only Building Allocation 
 87.5% residential
 12.5% something else

Source: Winslow 2044 Alternatives Capacity Frameworks

Table 4 – Residential Density Assumptions by Zone

Zone

Alternative 1 Alternative 2 Alternative 3
Min Lot 
Size per 

Unit (SQFT)
FAR Overall 

% Res

Min Lot 
Size per 

Unit (SQFT)
FAR Overall

% Res

Min Lot 
Size per 

Unit (SQFT)
FAR Overall 

% Res

R-0.4 100,000 n/a 100% 100,000 n/a 100% 100,000 n/a 100%
R-1 40,000 n/a 100% 40,000 n/a 100% 40,000 n/a 100%
R-2 20,000 n/a 100% 20,000 n/a 100% 20,000 n/a 100%
R-2.9 15,000 n/a 100% 15,000 n/a 100% 15,000 n/a 100%
R-3.5 12,500 n/a 100% 12,500 n/a 100% 12,500 n/a 100%
R-4.3 10,000 n/a 100% 10,000 n/a 100% 10,000 n/a 100%
R-5 8,500 n/a 100% 8,500 n/a 100% 8,500 n/a 100%
R-6 7,260 n/a 100% 7,260 n/a 100% 7,260 n/a 100%
NC/R-12 3,630 n/a 100% n/a n/a n/a n/a n/a n/a
NC 20,000 n/a 100% n/a 1.50 77.5% 1 n/a 1.20 80% 2

1 Assumes:
 20% of development is residential (NOT mixed-use), of which 87.5% is dwelling unit floor area (12.5% other).
 80% of development is mixed-use, of which 75% is dwelling unit floor area.
 Formula: (20% * 87.5%) + (80% * 75%) = 77.5% of total floor area

2 Assumes:
 40% of development is residential (NOT mixed-use), of which 87.5% is dwelling unit floor area (12.5% other).
 60% of development is mixed-use, of which 75% is dwelling unit floor area.
 Formula: (40% * 87.5%) + (60% * 75%) = 80% of total floor area
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Step 8.2. Calculate Net Housing Unit Capacity
Used the assumptions outlined in BLR Appendix A.

Step 8.3. Address Pipeline Development
Used the assumptions outlined in BLR Appendix A.

Step 8.4. Address Capacity for Accessory Dwelling Units (ADU’s) for
Additional Urban Housing Capacity (Optional)
ADUs are not allowed or not applicable in the following zones for all Alternatives:
 R-6 (not allowed)  NC (not applicable)  NC/R-12 (not applicable)

For the R-5 Zone, the following assumptions were used:
 Alternative 1 used the assumptions outlined in BLR Appendix C.
 For Alternatives 2 & 3, 1 ADU (or compact apartment in MF buildings) per primary dwelling was

assumed on all lots, including in infrastructure gap areas.  This is because 1 ADU (or compact
apartment in MF buildings) would be required while a second ADU (or compact apartment in MF
buildings) would be allowed in the R-5 zone where there is no infrastructure gap (i.e. in Lynwood
Center).

The assumptions outlined in BLR Appendix C were used for the following zones for all Alternatives:
 R-0.4 (3 ADUs/yr)
 R-1 (1.75 ADUs/yr)

 R-2 (2.625 ADUs/yr)
 R-2.9 (0.125 ADUs/yr)

 R-3.5 (0.75 ADU/yr)
 R-4.3 (1.125 ADU/yr)

Step 9: Apply Average Household Size to Calculate
Population Capacity
Used the assumptions outlined in BLR Appendix A.
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COMMERCIAL/INDUSTRIAL LAND CAPACITY
ANALYSIS

Step 0 – Programmatic Infrastructure Gap Review
See discussion under Residential Step 0.

Step 1 - Define Development Status and Classify Parcels
Step 1.1: Identify Pipeline Properties (Optional)
Used the assumptions outlined in BLR Appendix A. A comprehensive search of the City’s permit
database identified no commercial/industrial pipeline projects outside of Winslow.

Step 1.2: Identify Excluded Properties
See discussion under Residential Step 1.2.

Step 1.3: Identify Vacant Properties
Used the assumptions outlined in BLR Appendix A.

Step 1.4: Identify Under-Utilized Properties
Used the assumptions outlined in BLR Appendix A.

Step 1.5: Identify Platted Lots

Step 3: Identify Critical Areas
Used the assumptions outlined in BLR Appendix C.

Deduction 25% 75% 90%
Streams & BuƯers X
Wetlands & BuƯers X
Slopes 40% or more X
Slopes 15-39% X
USGS Mapped Landslides X
Liquefaction Areas X
Fault Hazard Area (50’ on either side of fault) X
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Step 4: Identify Future Roads/Right of Way Needs
Used the assumptions outlined in BLR Appendix C.

Step 5: Identify Future Public Facility Needs
Used the assumptions outlined in BLR Appendix C.

Step 6: Account for Unavailable Lands (Market Factor)
Used the assumptions outlined in BLR Appendix C.

Step 7: Determine Available Net Acres
Used the assumptions outlined in BLR Appendix A.

Step 8: Apply Density in Each Zone to Calculate Building
Square Footage Capacity
Step 8.1. Calculate Gross Commercial/Industrial Square Footage
Capacity
Used the assumptions provided in Table 4.

Table 4 – Commercial/Industrial Building Area Assumptions by Zone

Zone
Primary

Employment
Type

Employment Density
Assumed for Capacity

CalculaƟons

AlternaƟve 1 AlternaƟve 2 AlternaƟve 3

FAR Overall %
Non-Res FAR Overall %

Non-Res FAR Overall %
Non-Res

NC/
R-12 Commercial 1 employee / 400 sqŌ 1.05 50% n/a n/a n/a n/a

NC Commercial 1 employee / 400 sqŌ 1.05 50% 1.50 10% 3 1.20 7.5% 4

B/I Industrial 1 employee / 800 sqŌ 0.70 100% 1.50 100% 0.70 100%
WDI Industrial 1 employee / 800 sqŌ 1.00 100% 1.00 100% 1.00 100%

3 Assumes:
 80% of development is mixed-use, of which 12.5% is commercial floor area.
 Formula: (80% * 12.5%) = 10% of all floor area

4 Assumes:
 60% of development is mixed-use, of which 12.5% is commercial floor area.
 Formula: (60% * 12.5%) = 7.5% of all floor area
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Step 8.2. Calculate Net Commercial/Industrial Square Footage Capacity
Used the assumptions outlined in BLR Appendix A.

Step 8.3. Address Pipeline Development
Used the assumptions outlined in BLR Appendix A. A comprehensive search of the City’s permit
database identified no commercial/industrial pipeline projects outside of Winslow.

Step 9. Apply Employment Density by Zone to Determine
Employment Capacity
Step 9.1 Classify each Zone as Either Commercial or Industrial
Used the assumptions outlined in BLR Appendix C.  See Table 4.

Step 9.2 Select Employment Density Assumptions for Commercial and
Industrial Zones
Used the assumptions outlined in BLR Appendix C.  See Table 4.

Step 9.3 Divide Net Square Foot Capacity by Employment Density to
Calculate Employment Capacity
Used the assumptions outlined in BLR Appendix A.

Home-Based Business Employment
The number of home-based businesses has increased significantly since the beginning of the
COVID-19 pandemic and now represents a notable sector of employment in the community.  For
the first time, the City will reflect this non-traditional employment in the City’s comprehensive
planning process.  The WA Department of Commerce encouraged the City to pursue this eƯort but
had no specific methodology or guidance and no other jurisdiction was identified that could serve
as a model for this eƯort.  Therefore, the City’s approach borrows heavily from methodologies used
for demographic analysis and population allocation already used in comprehensive planning.  For
this inaugural eƯort, a conservative approach was taken for projecting growth.  Appendix C
summarizes assumptions, projection, and allocation of home-based business jobs for the 20-year
planning period (2020-2044).
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Zoning Designation Alt-1 Alt-2 Alt-3 Land Use Designation Alt-1 Alt-2 Alt-3
Park n/a      1,450.4      1,461.0 Industrial Centers 133.1 127.7 99.3
WDI             60.9                8.9                8.9   - Day Road 94.2 88.8 99.3
B/I 132.1 134.3 129.3   - Sportsman's Triangle 38.9 38.9 n/a
Core 87.4          115.0             99.2 Neighborhood Centers 53.0 58.5 143.6
Ferry 26.3             49.8             29.1   - Rolling Bay 10.5 10.5 52.3
MAD 52.6 n/a n/a   - Island Center 9.1 13.3 17.4
ERICK 30.9 n/a n/a   - Lynwood Center 33.4 34.7 73.9
GATE 41.1 n/a n/a Winslow Town Center 1,355.7 1,355.7 1,208.8
Transition n/a 138.4 126.0
HSR-1 46.0 n/a n/a
HSR-2 12.9 n/a n/a Conservation Area 15,853 15,855 15,946
HSR n/a 147.6 92.7
NC 33.9 42.2 50.5
NC/R-12 4.9 n/a n/a Total Land Area 17,394 17,397 17,398
R-14 22.2 n/a 37.8 1,542 1,542 1,452
R-8 114.5 162.5 365.9 8.9% 8.9% 8.3%
R-6 10.2 10.2 10.2   - Conservation Area 91.1% 91.1% 91.7%
R-5 15.5 16.2 93.2
R-4.3 191.8 131.1 299.8
R-3.5 196.4 166.4 129.5
R-2.9 488.7 407.2 359.0
R-2 3,173.2 3,099.3 2,912.6
R-1 3,177.4 3,153.3 3,120.6
R-0.4 9,473.9 8,164.5 8,072.7
CUR 1.5  n/a n/a
Total Land Area 17,394 17,397 17,398

Day Road Alt-1 Alt-2 Alt-3 Sportsman's Triangle Alt-1 Alt-2 Alt-3
B/I 94.2 88.8 99.3 B/I 38.9 38.9 n/a
Overall Center Size 94.2 88.8 99.3 Overall Center Size 38.9 38.9 n/a

Rolling Bay Alt-1 Alt-2 Alt-3 Island Center Alt-1 Alt-2 Alt-3
NC 10.5 10.5 14.6 NC 9.1 13.3 17.4
R-5 n/a n/a 37.7 R-5 n/a n/a n/a
Overall Center Size 10.5 10.5 52.3 Overall Center Size 9.1 13.3 17.4

Lynwood Center Alt-1 Alt-2 Alt-3 Isolated NC Rezone Alt-1 Alt-2 Alt-3 
NC/R-12 4.9 n/a n/a NC 1.5 n/a n/a
NC 13.0 18.4 18.5 B/I n/a 1.2 1.2
R-5 15.5 16.3 55.4 R-2 n/a 0.3 0.3
Overall Center Size 33.4 34.7 73.9

  - Centers

Comprehensive Plan Alternatives (Centers outside Winslow)
Land Area (acres)

Island-wide Alternatives
Land Area (acres)

Candidate Countywide
Growth Center

n/a 356.5452.1

Minor differences in total land area are due to rounding
and limited mapping inconsistencies.
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Alternative 1 - Housing and Population Capacity Updated 5/9/2024

 Net
Developable

SqFt

 Gross
DU

Capacity

 Existing
DUs

(pre-2020)

 Pipeline
Parcel
DUs  ADUs

 Net DU
Capacity

 Population
Capacity

Neighborhood Center 112 580,841 52 10 43 43 128 232 250 555
Industrial Center 1 1 2
Conservation Area 6,629 83,141,896 1,898 730 418 188 1,774 4,074 9,133 22,376
Total 6,742 83,722,737 1,950 740 461 231 1,902 4,306 9,384 22,933

NC/R-12 60 92,230 25 - - - 25 56 85 190
NC 38 454,757 23 10 - - 13 28 61 135
R-6 56 56 137
R-5 14 33,854 4 - 43 43 90 147 104 231
R-4.3 84 71,015 7 7 - 23 23 23 114 278
R-3.5 17 30,281 2 1 - 15 16 18 34 84
R-2.9 37 79,611 5 5 - 3 3 3 45 110
R-2 2,710 19,206,234 960 407 166 53 772 1,815 3,889 9,528
R-1 1,906 19,056,116 476 161 101 35 451 1,055 2,518 6,170
R-0.4 1,818 44,698,638 447 149 151 60 509 1,160 2,476 6,066
WDI 1 1 2
B/I 1 1 2
Park
Total 6,742 83,722,737 1,950 740 461 231 1,902 4,306 9,384 22,933

 Approx.
DUs at

Full
Build-out

 Approx.
Population

at Full
Build-out

Zo
ni

ng

Designation

La
nd

 U
se

 Vacant, Partially Utilized, & Under-Utilized Parcels
Analyzed for Land Capacity (as of 2020)

 Existing DUs
in Built-out &

Excluded
Parcels

(pre-2020)
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Alternative 1 - Employment Capacity (Outside of Winslow)

 Net
Developable

Land Area
(SqFt)

 Gross
Floor Area
Capacity

 Existing
Floor Area

 Pipeline
Parcel
Floor
Area

 Net Floor
Area

Capacity
 Job

Capacity
Neighborhood
Center

165,402 546,987 574,336 61,022 - 513,314 1,283 739,738 1,849 27 58 85

Industrial
Center

70,734 1,880,978 1,316,685 322,083 - 994,602 1,243 1,387,419 1,734 23 25 48

Conservation
Area

327,632 15,522 15,522 - - 15,522 19 343,154 832 740 1,364 2,104

Total 563,768 2,443,487 1,906,543 383,105 - 1,523,438 2,546 2,470,311 4,416 790 1,447 2,237

NC/R-12 90,708 92,230 96,841 - - 96,841 242 187,549 469
NC 74,694 454,757 477,495 61,022 - 416,473 1,041 552,189 1,380
WDI 4,886 15,522 15,522 - - 15,522 19 20,408 26
B/I 70,734 1,880,978 1,316,685 322,083 - 994,602 1,243 1,387,419 1,734
Other 322,746 322,746 807
Total 563,768 2,443,487 1,906,543 383,105 - 1,523,438 2,546 2,470,311 4,416

Updated 5/9/2024

Traditional Employment Home-Based Business

Projected
Job Growth
(2020-2044)

Existing
Jobs

(2020)

Total
Jobs

(2044)

Zo
ni

ng

 Vacant, Partially Utilized, & Under-Utilized Parcels
Analyzed for Land Capacity (as of 2020)

 Approx.
Floor Area

at Full
Build-out

 Approx.
Jobs at

Full
Build-outDesignation

 Existing
Floor Area
in Built-out
& Excluded

Parcels

La
nd

 U
se
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Alternative 2 - Housing and Population Capacity (Outside of Winslow) 5/3/2024

 Net
Developable

SqFt
 Gross DU
Capacity

 Existing
DUs

(pre-2020)
 Pipeline

Parcel DUs  ADUs
 Net DU
Capacity

 Population
Capacity

Neighborhood Center 112 603,120 370 19 63 63 477 981 608 1,349
Industrial Center 5 5 12
Conservation Area 7,020 75,869,435 1,703 614 557 188 1,835 4,223 9,469 23,198
Total 7,137 76,472,555 2,073 633 620 251 2,311 5,204 10,081 24,559

NC/R-12
NC 95 584,980 368 19 - - 349 774 463 1,027
R-6 73 73 179
R-5 17 18,140 2 - 63 63 128 208 145 322
R-4.3 90 9,950 1 1 - 23 23 23 114 278
R-3.5 18 841 - - - 15 15 15 33 81
R-2.9 41 17,249 1 2 - 3 3 3 46 111
R-2 2,962 16,716,845 836 300 216 53 804 1,894 4,066 9,962
R-1 1,956 18,289,271 457 156 139 35 475 1,113 2,587 6,338
R-0.4 1,870 40,835,279 408 155 202 60 515 1,175 2,540 6,223
WDI 2 2 5
B/I 5 5 12
Park 8 8 20
Total 7,137 76,472,555 2,073 633 620 251 2,311 5,204 10,081 24,559

Zo
ni

ng

Designation

 Approx.
DUs at

Full
Build-out

 Approx.
Population

at Full
Build-out

 Vacant, Partially Utilized, & Under-Utilized Parcels
Analyzed for Land Capacity (as of 2020) Existing DUs

in Built-out
& Excluded

Parcels
(pre-2020)

La
nd

 U
se
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Alternative 2 - Employment Capacity (Outside of Winslow)

 Net
Developable

Land Area
(SqFt)

 Gross
Floor Area
Capacity

 Existing
Floor Area

 Pipeline
Parcel
Floor
Area

 Net Floor
Area

Capacity
 Job

Capacity
Neighborhood
Center 99,825 147,742 22,161 26,513 - - - 126,338 316 27 77 104

Industrial
Center 307,970 901,025 1,351,537 104,680 - 1,246,857 1,559 1,659,507 2,074 23 25 48

Conservation
Area 4,406 - - - - - - 4,406 6 740 1,210 1,950

Total 412,201 1,048,767 1,373,699 131,193 - 1,246,857 1,559 1,790,251 2,396 790 1,312 2,102

NC/R-12
NC 99,825 147,742 22,161 26,513 - - - 126,338 316
WDI 4,406 - - - - - - 4,406 6
B/I 307,970 901,025 1,351,537 104,680 - 1,246,857 1,559 1,659,507 2,074
Other 381,628 381,628 954
Total 793,829 1,048,767 1,373,699 131,193 - 1,246,857 1,559 2,171,879 3,350

Traditional Employment

5/3/2024

Home-Based Business

Existing
Jobs

(2020)

Projected
Job Growth
(2020-2044)

Total
Jobs

(2044)

 Approx.
Jobs at Full
Build-out

La
nd

 U
se

Zo
ni

ng

Designation

 Existing
Floor Area in

Built-out
& Excluded

Parcels

 Vacant, Partially Utilized, & Under-Utilized Parcels
Analyzed for Land Capacity (as of 2020)

 Approx.
Floor Area

at Full
Build-out
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Alternative 3 - Housing and Population Capacity (Outside of Winslow) 5/8/2024

 Net
Developable

SqFt
 Gross DU
Capacity

 Existing
DUs

(pre-2020)
 Pipeline

DUs  ADUs
 Net DU
Capacity

 Population
Capacity

Neighborhood
Center 142 1,960,447 568 54 65 65 644 1,351 840 1,865

Industrial
Center 5 5 12

Conservation
Area 7,198 75,933,718 1,724 604 567 173 1,859 4,305 9,661 23,670

Total 7,345 77,894,165 2,292 658 632 238 2,504 5,656 10,507 25,548

NC/R-12
NC 95 800,759 432 23 - - 409 908 527 1,170
R-6 72 72 176
R-5 47 1,159,688 136 31 65 65 235 443 313 696
R-4.3 90 9,950 1 1 - 23 23 23 114 278
R-3.5 4 - - - - - - - 4 10
R-2.9 397 177,611 12 5 19 3 28 65 430 1,054
R-2 2,910 17,101,943 855 302 216 53 822 1,937 4,034 9,882
R-1 1,926 17,984,845 450 147 132 35 470 1,100 2,543 6,229
R-0.4 1,861 40,659,368 407 149 200 60 518 1,181 2,528 6,192
WDI 2 2 5
B/I 5 5 12
Park 8 8 20
Total 7,417 77,894,165 2,292 658 632 238 2,504 5,656 10,579 25,724

 Approx.
DUs at

Full
Build-out

 Approx.
Population

at Full
Build-out

La
nd

 U
se

Zo
ni

ng

 Existing DUs
in Built-out
& Excluded

Parcels
(pre-2020)Designation

 Vacant, Partially Utilized, & Under-Utilized Parcels
Analyzed for Land Capacity (as of 2020)
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Alternative 3 - Employment Capacity (Outside of Winslow)

 Net
Developable

Land Area
(SqFt)

 Gross
Floor Area
Capacity

 Existing
Floor
Area

 Pipeline
Parcel
Floor
Area

 Net Floor
Area

Capacity
 Job

Capacity
Neighborhood
Center 99,825 147,643 13,288 26,513 - - - 126,338 316 27 121 148

Industrial
Center 234,834 606,912 424,839 3,316 - 421,523 527 659,673 825 23 25 48

Conservation
Area 292,861 - - - - - - 292,861 727 740 1,208 1,948

Total 627,520 754,555 438,127 29,829 - 421,523 527 1,078,872 1,867 790 1,354 2,144

NC/R-12
NC 99,825 147,643 13,288 26,513 - - - 126,338 316
WDI 4,406 - - - - - - 4,406 6
B/I 234,834 606,912 424,839 3,316 - 421,523 527 659,673 825
Other 288,455 288,455 721
Total 627,520 754,555 438,127 29,829 - 421,523 527 1,078,872 1,867

Traditional Employment

5/3/2024

Home-Based Business

Existing
Jobs

(2020)

Projected
Job Growth

(2020-
2044)

Total
Jobs

(2044)

 Vacant, Partially Utilized, & Under-Utilized Parcels
Analyzed for Land Capacity (as of 2020)

 Approx.
Floor Area

at Full
Build-out

 Approx.
Jobs at Full
Build-out

Zo
ni

ng

Designation

 Existing
Floor Area in

Built-out
& Excluded

Parcels

La
nd

 U
se
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2024 Comprehensive Plan Periodic Update
Key Assumptions for Centers Outside Winslow

3/25/2024

Key Changes to Zoning
Standards*

“Go Up”
Alternative 2

(Dense Centers)

“Go Out”
Alternative 3

(Distributed Density)
R-5 NC B/I R-5 NC B/I

Change to required (from max.)
floor area ratio (FAR) and
dwelling units per square feet
(DU/sf) of lot area

1 DU/8,500sf
(no change)

1.5 FAR
20% residential
80% mixed-use

(from 1 DU/20,000sf
+ commercial)

Limited by
other

standards
(no change)

1 DU/8,500sf
(no change)

1.2 FAR
40% residential
60% mixed-use

(from 1 DU/20,000sf
+ commercial)

Limited by
other

standards
(no change)

Maximum Lot Coverage 35%
(from 25%)

50%
(from 25%)

50%
(from 35%)

35%
(from 25%)

50%
(from 25%)

35%
(no change)

Maximum base building height 45’
(from 25’)

45’
(from 35’)

45’
(from 35’)

35’
(from 25’)

45’
(from 35’)

35’
(no change)

Encourage mix of smaller
dwelling unit sizes (average DU
size shown)

1,200sf 850sf (no change) 1,200sf 850sf (no change)

Encourage internal conversion
of existing buildings to multi-
family with 50% bonus density
(consistent with HB-1042
mandate)

  N/A   N/A

ADUs up to 1,000sf consistent
with HB-1337 (from 900sf)

2
(from 1)

N/A
with FAR N/A 2

(from 1)
N/A

with FAR N/A

* These changes do not apply within Shoreline Jurisdiction.

Other Key Assumptions
 Sewer service will not be extended to the Rolling Bay, Island Center, and Day Road centers during this planning period.
 Walkable neighborhood areas are generally substantially unencumbered land within approximately ¼ mile (5-minute walk).
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Home-Based Businesses (2020-2044)
Year Businesses Jobs Jobs/Business

2020 (Estimate) 619 1,070 1.7 (assumed)
2023 (Actual) 1,297 2,243 1.7
2044 (Forecast) 1,737 3,003 1.7 (assumed)
2020-2044 Growth 1,118 1,933 1.7 (assumed)

2024 Comprehensive Plan Periodic Update
& Winslow Subarea Plan Update

Home-Based Business (HBB) Growth Projection

Due to limited historic data and uncertainties related to home-based business trends
during and after the COVID-19 pandemic, a logarithmic trend (declining growth over
time) is assumed for conservative forecasting.
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5/3/2024

Zone Subarea Businesses % Bus Jobs % Jobs Jobs/HBB
CORE
MAD
ERICK
FTD
GATE
HS-1
R-14
R-8
R-4.3
R-3.5
R-2.9
NC
NC-R-12
R-5
R-6
R-2
R-1
R-0.4
B/I B/I 9 1% 48 2% 5.3

1,288 100% 2,243 100% 1.7

Businesses % Bus Jobs % Jobs Jobs/HBB
1,119 86% 1,754 78% 1.6

16 1% 44 2% 2.8
162 12% 445 20% 2.7

1,297 100% 2,243 100% 1.7Total

11%

11%

1%

77%

Housing Type
Single-family (SFR)
Multi-family (MF)
Unknown (most likely MF)

Suburban
(mostly in
Winslow)

145

HBB Employment by Housing Type (2023)

HBB Employment by Location (2023)

2024 Comprehensive Plan Periodic Update & Winslow Subarea Plan Update
Home-Based Business (HBB) Employment Characterization

Winslow 138 353 2.6

235

Total

Neighborhood
Center

13 57

Conservation
Area

992 1,550

1.6

4.4

1.6

16%

10%

3%

69%

SFR 78%

MF 2%

Unknown (most
likely MF) 20%

HBB Jobs by Housing Type (2023)

Winslow 16%

Suburban
(mostly in

Winslow) 10%

Neighborhood Center 3%

Conservation
Area 69%

B/I 2%

HBB Jobs by Location (2023)
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Units % Total Business Jobs Business % Bus Jobs % Jobs Business Jobs Business % Bus Jobs % Jobs Business Jobs % Jobs
Winslow Town Center 592 19.8% 135 281 283 21.8% 588 26.2% 92 20.9% 178 23.4% 240 485 25.1%
Neighborhood Centers 127 4.3% 6 27 13 1.0% 57 2.5% 12 2.7% 29 3.8% 19 58 3.0%
Industrial Centers 0 0.0% 4 23 9 0.7% 48 2.1% 5 25 1.3%
Conservation Area 2,266 75.9% 473 740 992 76.5% 1,550 69.1% 336 76.3% 554 72.9% 854 1,364 70.6%
Total 2,985 100% 619 1,070 1,297 100% 2,243 100% 440 100% 760 100% 1,118 1,933 100%

Units % Total Business Jobs Business % Bus Jobs % Jobs Business Jobs Business % Bus Jobs % Jobs Business Jobs % Jobs
Winslow Town Center 2,868 55.4% 135 281 283 21.8% 588 26.2% 170 38.7% 313 41.1% 318 620 32.1%
Neighborhood Centers 477 9.2% 6 27 13 1.0% 57 2.5% 23 5.2% 47 6.2% 30 77 4.0%
Industrial Centers 0 0.0% 4 23 9 0.7% 48 2.1% 5 25 1.3%
Conservation Area 1,835 35.4% 473 740 992 76.5% 1,550 69.1% 247 56.1% 400 52.6% 765 1,210 62.6%
Total 5,180 100% 619 1,070 1,297 100% 2,243 100% 440 100% 760 100% 1,118 1,933 100%

Units % Total Business Jobs Business % Bus Jobs % Jobs Business Jobs Business % Bus Jobs % Jobs Business Jobs % Jobs
Winslow Town Center 2,388 44.5% 135 281 283 21.8% 588 26.2% 146 33.3% 272 35.7% 294 579 30.0%
Neighborhood Centers 1,114 20.8% 6 27 13 1.0% 57 2.5% 48 11.0% 91 12.0% 55 121 6.3%
Industrial Centers 0 0.0% 4 23 9 0.7% 48 2.1% 5 25 1.3%
Conservation Area 1,859 34.7% 473 740 992 76.5% 1,550 69.1% 245 55.7% 397 52.2% 763 1,208 62.5%
Total 5,361 100% 619 1,070 1,297 100% 2,243 100% 440 100% 760 100% 1,118 1,933 100%

Assumptions: 5/3/2024
1. The location of housing growth will influence where HBB growth will occur.
2. No additional HBB growth is anticipated in the Industrial Centers.

2024 Comprehensive Plan Periodic Update & Winslow Subarea Plan Update
Home-Based Business (HBB) Employment Growth Allocation

2020-2024 HBB
Job Growth

2020-2024 HBB
Job Growth

2024-2044 HBB Growth
(Allocation)

2024-2044 HBB Growth
(Allocation)

2024-2044 HBB Growth
(Allocation)

Alt-1

Alt-2

Alt-3

2020 HBB
Distribution (Est)

2020 HBB
Distribution (Est)

2020 HBB
Distribution (Est)

Planned Housing
Capacity 2020-2044

Planned Housing
Capacity 2020-2044

Planned Housing
Capacity 2020-2044

440 760

2020-2024 HBB
Job Growth

2023 HBB
Distribution (Actual)

2023 HBB
Distribution (Actual)

2024-2044 HBB
Growth Projection

440 760

440 760

2024-2044 HBB
Growth (Projection)

2023 HBB
Distribution (Actual)

2024-2044 HBB
Growth Projection

Page 93 of 118



Appendix D

Page 94 of 118



Hidden Cove

Agate
 P

ass
age

Agate Pt.

Pt. Madison

Pt. Monroe

Skiff Pt.

Murden Cove

Yeomalt Pt.

Wing Pt.

Bill Pt.

Eagle Harbor

Blakely Harbor

Restoration Pt.

Beans Bight

Rich Passage

Pt. White

P
o

rt
 O

rc
h

ar
d

 B
ay

Fletcher B
ay

Battle Pt.

Arrow Pt.

M
an

za
ni

ta
 B

ay

Puget Sound

P
u

g
et So

u
n

d

R-2

WDI

SUR-2.9

UMF R-8

UMF R-14

ERICK

SUR-2.9
SUR-3.5

R-0.4

R-2

R-1

SUR-2.9

SUR-3.5

R-1

R-1

UR-4.3

R-1

R-1

R-2

R-1

R-2

NC

SUR-2.9

R-1

GATE

R-2

SUR-2.9

UR-4.3

B/I

B/I

UMF R-8

R-2

R-2

R-2

R-1

R-2

R-1

R-2

R-1

R-1

R-2

WDI

UR-6

R-1

R-1

R-2

R-2

R-1

R-1

UMF
R-14

GATE

FTDCORE

UR-4.3

SUR-3.5

CZHS-1

UMF
R-8

MAD

UMF R-8

HS-2

R-1

R-2

UR-5

NC

NC

NC

B/I

R-2

B/I

NC

B/I

B/I

NE Arrow Point Dr

H
il

d
e

b
ra

n
d

L
n

S
u

n
ri

se
D

r
N

E

NE Wyatt
Way

NE High
School Rd

Wallace
Way

Winslow
Way W

NE
Frey St

W
e

a
v

e
r

A
v

e
N

E

NE Valley Rd

W
.

B
la

k
e

ly
R

d
N

E

M
a

d
is

o
n

A
v

e
S

F
o

st
e

r
S

t
N

E

Winslow Way E

B
la

k
e

ly
A

v
e

N
E

NE High
School Rd

N
E

H
il

d
e

b
ra

n
d

L
n

P
h

elp
s

R
d

N
E

Parfitt
Way SW

P
a

rk
A

v
e

N
E

F
o

rt
W

a
rd

H
il

l
R

d
N

E

NE Fletcher
Bay Rd

L
y

n
w

o
o

d
C

tr
R

d

F
in

ch
 R

d
 N

E

NE Valley Rd

M
a

n
z

a
n

it
a

 R
d

 N
E

M
a

n
it

o
u

 B
e

a
ch

 D
r 

N
E

Wing Pt.
Way NE

NE Koura Rd

Bucklin Hill
Rd

E
a

g
le

H
a

rb
o

r
D

r
N

E

W. P
t.

Madi son
R

d

F
e

rn
cl

if
f

A
v

e
N

E

A
gate

 P
ass

 R
d

Wyatt St NE

Wyatt
Way NW

NE Oddfellows Rd

F
ern

cliff
A

v
e

N
E

NE Baker Hill
Rd E

N
M

a
d

is
o

n
A

v
e

N
E

NE Baker Hill Rd

Foster Rd NE

F
t

W
a

rd
H

il
lR

d

N
E

M
a

d
is

o
n

A
v

e
N

NE Country
Club Rd

NE
Blakel y Ave

Fletcher Bay

R
d

N
E

S
p

o
rt

sm
a

n
C

lu
b

R
d

N
E

F
o

rt
W

a
rd

H
il

l
R

d

K
o

m
e

d
a

l 
R

d
 N

E

B
a

tt
le

 P
o

in
t 

D
r 

N
E

NE Dolphin Dr

O
ly

m
p

ic
 T

e
rr

a
ce

 A
v

e

S
p

ri
n

g
ri

d
g

e
 R

d
 N

E

NE Winther Rd

NE Eagle Harbor Rd

NE Hidden Cove
Rd W

E
ri

ck
se

n
A

v
e

N
E

T
a

y
lo

r
A

v
e

N
E

N E South Beach Rd

N
e

S
w

e
d

e
n

A
v

e
N

E

P
le

a
sa

n
t

B
e

a
ch

D
r

N
E

NE Lovgreen Rd E

N
M

a
d

i s
o

n
A

v
e

N
E

Blakely Ave NE

NE Hidden Cove Rd E

NE Bergman Rd

NE New Brooklyn Rd

P
help

s 
R

d N
E

M
ill

er
R

d
N

E

F
t.

W
a

rd

H
ill

R
d

Mani tou Beach
Dr

A
g

a
te

w
o

o
d

 R
d

 N
E

N
.

M
a

d
is

o
n

A
v

e
N

E

M
il

le
r

R
d

N
E

Wardwell Rd NE

N
.

M
a

d
is

o
n

A
v

e
N

E

B
u

ck
li

n
H

il
lR

d
N

E

B
a

tt
le

 P
t.

 D
r 

N
E

B
la

k
e

ly
H

il
l

R
d

N
E

Lofgren Rd

N
E

A
rr

o
w

P
t

D
r

G
ran

d
A

ve
N

E

M
o

ra
n

R
d

N
E

NE New Brooklyn Rd

S
u

n
ri

se
 D

r 
N

E

L
y

n
w

o
o

d
 C

e
n

te
r R

d

M
ill

er R
d N

E

S
u

n
ri

se
 D

r 
N

E

NE Halls
Hill

Rd

N
.

M
a

d
iso

n
A

v
e

N
E

B
a

tt
le

 P
t 

D
r 

N
E

E
u

cl
id

A
v

e
N

E

A
g

a
te

 P
a

ss
 R

d
 N

E

M
cD

o
n

a
ld

A
v

e

NE Eagle Harbor Rd

S
u

n
ri

se
 D

r 
N

E

S
a

n
d

s
A

v
e

N
E

M
a

d
is

o
n

A
v

e
N

E

NE Day Rd E

N
e

w
 S

w
e

d
e

n
 A

v
e

H
a

n
se

n
 R

d
 N

E

S
p

o
rt

sm
a

n
C

lu
b

R
d

N
E

NE Torvanger Rd

Lafayette Ave

N
E

E
a

g
le

H
a

rb
o

r

NE Koura Rd

NE Day Rd E

A
g

a
te

 P
o

in
t 

R
d

NE O
ld

M
ill

R
d

C
ry

sta
l

S
p

rings
D

r
N

E

West Port Madison Rd

B a ttle Point Dr NE

N
M

a
d

is
o

n
A

v
e

N
E

Island Center

R
d

N
E

NE High School Rd

Baker Hill Rd W

NE Tolo Rd

NE Day Rd W

NE
H

id
d

en
C

o
v

e
R

d
E

T
o

e
Ja

m
H

il
l

R
d

Pt W
hite Dr NE

City of Bainbridge Future Land Use Map
May 24, 2023

Legend
Shoreline Designations

Island Conservancy
Natural
Shoreline Residential
Shoreline Residential Conservancy
Urban
Priority Aquatic A
Priority Aquatic B

Future Land Use Designation
Business/Industrial
CORE
Contract Zoning District
Erickson Avenue District
Ferry Terminal District
Gateway District
High School Road 1
High School Road 2
Madison Avenue District
Neighborhood Center
Neighborhood Center/R-12
Water Dependent Industrial
Residential - 0.4
Residential - 1
Residential - 2
Semi-Urban - 2.9
Semi-Urban - 3.5
Urban Residential - 4.3
Urban Residential - 5
UR-6
Urban Multi-Family - R-8
Urban Multi-Family - R-14

Page 95 of 118

Peter Best_3
Polygon

pbest
Revision
Existing
Lynwood Center
Neighborhood Center boundary

pbest_1
Revision
Existing
Sportsman Triangle Industrial Center boundary

pbest_2
Polygon

pbest_3
Polygon

pbest_4
Revision
Existing
Island Center Neighborhood Center boundary

pbest_5
Polygon

pbest_6
Polygon

pbest_7
Revision
Existing
Day Road Industrial Center boundary

pbest_8
Polygon

pbest_9
Revision
Existing
Rolling Bay Neighborhood Center boundary

pbest_10
Polygon

pbest_11
Revision
Existing
Winslow Town Center boundary

pbest_12
Revision
Not a Center

pbest_13
Revision
Existing Center Boundaries

pbest_14
Polygon



Page 96 of 118



Page 97 of 118



Appendix E

Page 98 of 118



Hidden Cove

Agate
 P

ass
age

Agate Pt.

Pt. Madison

Pt. Monroe

Skiff Pt.

Murden Cove

Yeomalt Pt.

Wing Pt.

Bill Pt.

Eagle Harbor

Blakely Harbor

Restoration Pt.

Beans Bight

Rich Passage

Pt. White

P
o

rt
 O

rc
h

ar
d

 B
ay

Fletcher B
ay

Battle Pt.

Arrow Pt.

M
an

za
ni

ta
 B

ay

Puget Sound

P
u

g
et So

u
n

d

SR305

NE Arrow Point Dr

NE
Koura Rd

H
il

d
e

b
ra

n
d

L
n

S
u

n
ri

se
 D

r 
N

E

NE Wyatt
Way

NE High
School Rd

NE Lovgreen
Rd W

Wallace
Way

Winslow
Way W

NE
Frey St

W
e

a
v

e
r

A
v

e
N

E

NE
North St

NE Valley Rd

W
.

B
la

k
e

ly
R

d
N

E

M
a

d
is

o
n

A
v

e
S

NE Wyatt
Way NW

F
o

st
e

r
S

t
N

E

NE County
Park Rd

NE Ralston Rd

B
la

k
e

ly
A

v
e

N
E

NE High
School Rd

N
E

H
i l

d
e

b
ra

n
d

L
n

P
h

elp
s

R
d

N
E

Parfitt
Way SW

P
a

rk
A

v
e

N
E

F
o

rt
W

a
rd

H
il

l
R

d
N

E

NE Fletcher
Bay Rd

L
y

n
w

o
o

d
C

tr
R

d

F
in

ch
 R

d
 N

E

NE Valley Rd

M
a

n
z

a
n

it
a

 R
d

 N
E

M
a

n
it

o
u

 B
e

a
ch

 D
r 

N
E

Wing Pt.
Way NE

NE Koura Rd

Bucklin Hil l Rd

E
a

g
le

H
a

rb
o

r
D

r
N

E

W
.

P
t.

M
ad

is
o

n
R

d

F
e

rn
cl

if
f

A
v

e
N

E

A
gate

 P
ass

 R
d

Wyatt St NE

Winslow Way E

Wyatt Way NW

NE Oddfel lows Rd

F
ern

cliff
A

v
e

N
E

NE Baker Hill
Rd E

N
M

a
d

is
o

n
A

v
e

N
E

NE Baker Hill Rd

Foster Rd NE

F
t

W
a

rd
H

il
l R

d

N
E

M
a

d
is

o
n

A
v

e
N

NE Country Club Rd

NE Bl akely Ave

Fletcher Bay

R
d

N
E

S
p

o
rt

sm
a

n
C

lu
b

R
d

N
E

F
o

rt
W

a
rd

H
il

l
R

d

K
o

m
e

d
a

l 
R

d
 N

E

B
a

tt
le

 P
o

in
t 

D
r 

N
E

NE Dolphin Dr

O
ly

m
p

ic
 T

e
rr

a
ce

 A
v

e

S
p

ri
n

g
ri

d
g

e
 R

d
 N

E

NE Winther Rd

NE Eagle Harbor Rd

NE Hidden Cove Rd W

E
ri

ck
se

n
A

v
e

N
E

NE South Beach Rd

T
a

y
lo

r
A

v
e

N
E

N
e

S
w

e
d

e
n

A
v

e
N

E

P
le

a
sa

n
t

B
e

a
ch

D
r

N
E

NE Lovgreen Rd E

N

M
a

d
is

o
n

A
v

e
N

E

Blakely Ave NE

NE Hidden Cove Rd E

NE Bergman Rd

NE New Brooklyn Rd

P
help

s 
R

d N
E

M
ill

er
R

d
N

E

NE New Brooklyn Rd

F
t.

W
a

rd

H
il l

R
d

Manitou Beach
Dr

A
g

a
te

w
o

o
d

 R
d

 N
E

N
.

M
a

d
is

o
n

A
v

e
N

E

M
il

le
r

R
d

N
E

Wardwell Rd NE

N
.

M
a

d
is

o
n

A
v

e
N

E

B
u

ck
li

n
H

il
lR

d
N

E

B
a

tt
le

 P
t.

 D
r 

N
E

B
la

k
e

ly
H

il
l

R
d

N
E

Lofgren Rd

N
E

A
rr

o
w

P
t

D
r

G
ran

d
A

ve
N

E

M
o

ra
n

R
d

N
E

NE New Brooklyn Rd

S
u

n
ri

se
 D

r 
N

E

Ly
nw

o
o

d
C

e
n

te
r

R
d

M
ill

er R
d N

E

S
u

n
ri

se
 D

r 
N

E

NE H alls Hill Rd

B
ak

e
r

H
ill

R
d

W

N
.

M
a

d
iso

n
A

v
e

N
E

B
a

tt
le

 P
t 

D
r 

N
E

E
u

cl
id

A
v

e
N

E

A
g

a
te

 P
a

ss
 R

d
 N

E

M
cD

o
n

a
ld

A
v

e

NE Eagle Harbor Rd

S
u

n
ri

se
 D

r 
N

E

S
a

n
d

s
A

v
e

N
E

M
a

d
is

o
n

A
v

e
N

E

NE Day Rd E

N
e

w
 S

w
e

d
e

n
 A

v
e

Hansen Rd
NE

S
p

o
rt

sm
a

n
 C

lu
b

 R
d

 N
E

NE Torvanger Rd

Lafayette Ave

N
E

E
ag

le
H

a
rb

o
r

NE Koura Rd

NE Day Rd E

A
g

a
te

 P
o

in
t 

R
d

NE O
ld

M
ill

R
d

C
ry

sta
l

S
p

rin
g

s
D

r
N

E

West Port Madison Rd

Battle Point Dr NE

N
M

a
d

is
o

n
A

v
e

N
E

Island Center

R
d

N
E

NE High School Rd

Baker Hill Rd W

NE Tolo Rd

NE Day Rd W

N
E

H
id

d
e

n
C

o
v

e
R

d
E

T
o

e
Ja

m
H

il
l

R
d

P
t

W
h

it
e

D
r

N
E

City of Bainbridge Island Official Zoning Map
May 24, 2023

Legend
Shoreline Designations

Island Conservancy
Natural
Shoreline Residential
Shoreline Residential Conservancy
Urban
Priority Aquatic A
Priority Aquatic B

Zoning Designations
Business/Industrial
CORE
Ericksen Avenue District
Ferry Terminal District
Gateway District
High School Road 1
High School Road 2
Limited to Current Use
Madison Avenue District
Neighborhood Center
Neighborhood Center/R-12
Water Dependent  Industrial
R-0.4  1 Unit per 2.5 Acres Zone (100,000 Sq.Ft.)
R-1  1 Unit per Acre Zone (40,000 Sq.Ft.)
R-2  2 Units per Acre Zone (20,000 Sq.Ft.)
R-2.9  2.9 Units per Acre Zone (15,000 Sq.Ft.)
R-3.5  3.5 Units per Acre Zone (12,500 Sq.Ft.)
R-4.3  4.3 Units per Acre Zone (10,000 Sq.Ft.)
R-5   5 Units per Acre Zone (8,500 Sq.Ft.)
R-6  6 Units per Acre Zone (7,260 Sq.Ft.)
R-8  8 Units per Acre Zone (5,400 Sq.Ft.)
R-14  14 Units per Acre Zone (3,100 Sq.Ft.)

Mixed Use Town Center

Page 99 of 118

pbest_15
Polygon

pbest_16
Revision
Existing
Day Road Industrial Center boundary

pbest_17
Polygon

pbest_18
Revision
Existing
Rolling Bay Neighborhood Center boundary

pbest_19
Revision
Existing
Island Center Neighborhood Center boundary

pbest_20
Polygon

pbest_21
Polygon

pbest_22
Polygon

pbest_23
Revision
Existing
Lynwood Center
Neighborhood Center boundary

pbest_24
Revision
Not a Center

pbest_25
Revision
Existing
Sportsman Triangle Industrial Center boundary

pbest_26
Polygon

pbest_27
Polygon

pbest_28
Polygon

pbest_29
Revision
Existing
Winslow Town Center boundary



Page 100 of 118



Page 101 of 118



SR-305

SR-305

Agate Pt.

Arrow Pt.

Battle Pt.

Skiff Pt.

Point Monroe

Yeomalt Pt.

Wing Pt.

Bill Pt.

Restoration Pt.

Point White

Miller

Su
nr

ise

Koura

Blakely

Ma
dis

on

Day

Ph
elp

s

Old Mill

Fe
rn

cli
ff

Tolo

High School

Fletcher Bay

New Brooklyn

Wyatt

Grand

Ta
ylo

r
Valley

Po
int

 W
hit

e

Country Club

Baker Hill

To
e J

am
 H

ill

Hidden Cove

Cr
yst

al 
Sp

rin
gs

Eagle Harbor

Ma
nz

an
ita

Ko
me

da
l

Fo
rt W

ard
 H

ill

Hansen

Winslow

Sa
nd

s

Manitou Beach

Bergman

Ar
row

 Po
int

Lynwood Center

We
av

erFi
nc

h

Wing Point

Eu
cli

d

South Beach

Ne
w 

Sw
ed

en

Winther

Dolphin

Ag
ate

 Pa
ss

Battle Point

Lafayette

Er
ick

sen

Lovgreen

Ag
ate

 Po
int

Sp
rin

gri
dg

e

Torvanger

Sp
ort

sm
an

 Cl
ub

Oddfellows

Moran

Frey

West Port Madison

Isl
an

d C
en

ter

Mc
Do

na
ld

Lofgren

Foster

Wardwell

Pleasant Beach

Halls Hill

Bu
ck

lin
 H

ill

Bl
ak

ely
 H

ill

Ag
ate

wo
od

Ol
ym

pic
 Te

rra
ce

Pa
rk

Wallace

He
nd

ers
on

Parfitt

County Park

North

We
st 

Bl
ak

ely

Baker Hill

Pa
rk

Baker Hill

Day

Wyatt

Hidden Cove

Ma
dis

on

Ba
ttle

 Po
int

Sp
ort

sm
an

 Cl
ub

Legend
Parcel Boundaries
Park (P) Zone

PROPOSED PARK
ZONE DESIGNATIONS

BAINBRIDGE ISLAND

Page 102 of 118



SR 305

SR 305

Day

R-0.4

B/I

R-1

Sources: Esri, USGS, NOAA

0 460 920230
Feet1 inch = 667 feet O

DAY ROAD

Legend
Parcel Major Road Residential / PrivateDay Road Boundary

(INDUSTRIAL CENTER)
Alternative 1 - Land Use & Transportation

Page 103 of 118



SR 305

SR 305

Day

Ph
elp

s

Miller

Yeti

Sumanee

Dalton

Bergman

Teem Loop

Zanshin

Be
rg

ma
n

Day

PhelpsR-0.4

B/I

R-1

Legend
Day Road Bo un dary
Active Gro un d Flo o r Co rrido r

Majo r Road
Residen tial / Private

Plan n ed Road (align men t TBD)
Existin g Trail/Path

0 500 1,000250
Feet1 in ch = 667 feet O

DAY ROAD
(INDUSTRIAL CENTER)

Altern ative 2 - Lan d Use & Tran spo rtatio n

• SR-305 Ro un dab o ut
• Park & Ride Impro vemen t
• Bus Rapid Tran sit Statio n

Page 104 of 118



SR 305

SR 305

Day

Ph
elp

s

Miller

Yeti

SumaneeTeem Loop

Zanshin

Ch
atr

i

FairfieldMillstone

Fire Station

Mi
lle

r

Day

Phelps

Mi
lle

r

R-0.4

B/I

B/I

R-0.4

R-1

Legend
Day Road Bo un dary
Active Gro un d Flo o r Co rrido r

Majo r Road
Residen tial / Private

Plan n ed Road (align men t TBD)
Plan n ed Trail (align men t TBD)

Future Road
Future Trail

Existin g Trail/Path

0 500 1,000250
Feet1 in ch = 667 feet O

DAY ROAD
(INDUSTRIAL CENTER)

Altern ative 3 - Lan d Use & Tran spo rtatio n

• SR-305 Ro un dab o ut
• Park & Ride Impro vemen t
• Bus Rapid Tran sit Statio n

Page 105 of 118



Miller

Fletcher Bay

Ho
lly

 Fa
rm

Co
rp

uz

Maxwell

New Brooklyn

Sp
rin

gr
idg

e

Fle
tch

er
Battle Point

Nisq
ual

ly

Bligh

Bay

Po
tla

tch

Pit
ca

irn

Fletcher Bay

Sp
rin

gr
idg

e

R-0.4

R-1

R-2

R-2

NC

R-2

NC

0 400 800200
Feet1 inch = 417 feet O

ISLAND CENTER

Legend
Parcel Major Road Residential / PrivateIsland Center Boundary

(NEIGHBORHOOD CENTER)
Alternative 1 - Land Use & Transportation

Page 106 of 118



Park (P)
Zone

Miller

Fletcher Bay

Berganio

Sp
rin

gr
idg

e

New Brooklyn

Ho
lly

 Fa
rm

Co
rp

uz

Maxwell

Fle
tch

er

Bay

Nisq
ual

ly

Bligh

Po
tla

tch

Wild Cherry

Pit
ca

irn

Fletcher Bay

Sp
rin

gr
idg

e

R-0.4

R-1

R-2

R-2

NC

NC

R-1

R-2

NC

Legend
Island Center Boundary
Active Ground Floor Corridor

Major Road
Residential / Private

Planned Road (alignment TBD)
Existing Trail/Path

0 400 800200
Feet1 inch = 475 feet O

ISLAND CENTER
(NEIGHBORHOOD CENTER)
Alternative 2 - Land Use & Transportation

CAPACITY CONSTRAINED
BY SEPTIC SYSTEMS

Page 107 of 118



Park (P)
Zone

Miller

Fletcher Bay

Berganio

New Brooklyn

Sp
rin

gr
idg

e

Ho
lly

 Fa
rm

Co
rp

uz

Maxwell

Fle
tch

er

Bligh

Nisq
ual

ly

Pit
ca

irn

Sp
rin

gr
idg

e

R-0.4

R-1

R-2

R-2

NC

NC

NC

R-1

R-2

Legend
Island Center Boundary
Active Ground Floor Corridor

Major Road
Residential / Private

Planned Road (alignment TBD)
Planned Trail (alignment TBD)

Future Road
Future Trail

Existing Trail/Path
Walkable Neighborhood

0 400 800200
Feet1 inch = 475 feet O

ISLAND CENTER
(NEIGHBORHOOD CENTER)
Alternative 3 - Land Use & Transportation

CAPACITY CONSTRAINED
BY SEPTIC SYSTEMS

Page 108 of 118



Park (P)
Zone

Baker Hill

Bl
uff

Dotson

Point White

Ly
nw

oo
d C

en
ter

Fly
ing

 G
oa

t

Ple
as

an
t B

ea
ch

La
rs

on

Bl
ak

ely
 H

eig
hts

Wo
od

so
n

Ple
as

an
t C

ov
e

Co
tta

ge
 Vi

ew

Pitts Path

Heron Hall

Baker Hill

R-1

R-2

R-2

R-5

NC

NC/R-12

R-0.4

R-0.4

0 300 600150
Feet1 inch = 333 feet O

LYNWOOD CENTER
(NEIGHBORHOOD CENTER)
Alternative 1 - Land Use & Transportation

Legend
Parcel Major Road Residential / PrivateCenter Boundary

Page 109 of 118



Park (P)
Zone

Baker Hill

Bl
uff

Point White

Dotson

Ly
nw

oo
d C

en
ter

Ple
as

an
t B

ea
ch

Fly
ing

 G
oa

t

La
rs

on Bl
ak

ely
 H

eig
hts

Wo
od

so
n

Ple
as

an
t C

ov
e

Co
tta

ge
 Vi

ew

Pitts Path

Heron Hall

Baker Hill

R-1

R-2

NC

R-2

UR-5

R-0.4

Legend
Center Boundary
Active Ground Floor Corridor

Major Road
Residential / Private

Planned Road (alignment TBD)
Existing Trail/Path

0 300 600150
Feet1 inch = 333 feet

LYNWOOD CENTER

O

(NEIGHBORHOOD CENTER)
Alternative 2 - Land Use & Transportation

Page 110 of 118



![

![

Park (P)
Zone

Baker Hill

Bl
uff

Lynwood Center

Ly
tle

Point White
Do

tso
n

Pleasant Beach

Ma
tts

on

Fly
ing

 G
oa

t

La
rso

n Wo
od

so
n

Baker Hill

Blakely

Pitts Path

Pleasant Cove

R-1

R-1

R-5

R-2

R-2

R-0.4

NC

R-0.4

R-1

Legend
Center Boundary
Active Ground Floor Corridor

Major Road
Residential / Private

Planned Road (alignment TBD)
Planned Trail (alignment TBD)

Future Road
Future Trail

Existing Trail/Path
Walkable Neighborhood

0 500 1,000250
Feet1 inch = 583 feet

LYNWOOD CENTER

O

(NEIGHBORHOOD CENTER)
Alternative 3 - Land Use & Transportation

Page 111 of 118



Fa
lk

Hy
la

Valley

Roberts
Ka

llg
ren

Ma
nit

ou
 B

ea
ch

Lo
gg

 R
d

Duncan

Gertie Johnson

Albertson

Logg

Pa
rkh

ill

Rodal

Mountain View

Bl
ac

k W
oo

d
Valley

Manitou Beach

R-2

R-1

NC

(NEIGHBORHOOD CENTER)

0 400 800200
Feet1 inch = 500 feet O

ROLLING BAY
Alternative 1 - Land Use & Transportation

Legend
Parcel Major Road Residential / PrivateCenter Boundary

Page 112 of 118



![

![

Valley

Su
nr

ise

Lo
gg

 R
d

Rodal

Valley

Fa
lk

Hy
la

Valley

Ka
llg

ren

Roberts

Ma
nit

ou
 B

ea
ch

Manitou Park

Lo
gg

 R
d

Duncan

Gertie Johnson

Albertson
Logg

Mountain View

Ro
da

l

Rolling Bay Walk

Bl
ac

k W
oo

d

Valley

Manitou Beach

R-2

R-1

NC

Legend
Center Boundary
Active Ground Floor Corridor

Planned Road (alignment TBD)
Existing Trail/Path

Major Road
Residential / Private

0 400 800200
Feet1 inch = 583 feet O

ROLLING BAY
(NEIGHBORHOOD CENTER)
Alternative 2 - Land Use & Transportation

CAPACITY CONSTRAINED
BY SEPTIC SYSTEMS

Page 113 of 118



![

![

Valley
Fa

lk

Ka
llg

ren

Roberts

Manitou Park

Duncan

Albertson

Lo
gg

 R
d

Logg

Mountain View

Gertie Johnson

Rodal

Rolling Bay Walk

Bl
ac

k W
oo

d

R-2

R-1

R-5

NC

R-5R-5

Legend
Center Boundary
Active Ground Floor Corridor

Major Road
Residential / Private

Planned Road (alignment TBD)
Planned Trail (alignment TBD)

Future Road
Future Trail

Existing Trail/Path
Walkable Neighborhood

0 400 800200
Feet1 inch = 583 feet O

ROLLING BAY
(NEIGHBORHOOD CENTER)
Alternative 3 - Land Use & Transportation

CAPACITY CONSTRAINED
BY SEPTIC SYSTEMS

Page 114 of 118



E A G L E H A R B O R
Ro

se

Eagle Harbor

Wa
rd

Ewing

Ne
w 

Sw
ed

en

Pa
ck

ar
d

Ma
in

Packard

R-1

R-2

NC

0 300 600150
Feet1 inch = 333 feet O

ISOLATED NC REZONE
Alternative 1 - Land Use & Transportation

Legend
Parcel Major Road Residential / PrivateCenter Boundary

Page 115 of 118



E A G L E H A R B O R
Ro

se

Eagle Harbor

Wa
rd

Ewing

Ne
w 

Sw
ed

en

Pa
ck

ar
d

Ma
in

Packard

R-1

R-2

B/I

Legend
Center Boundary
Active Ground Floor Corridor

Major Road
Residential / Private

Planned Road (alignment TBD)
Existing Trail/Path

0 300 600150
Feet1 inch = 333 feet O

ISOLATED NC REZONE
Alternative 2 - Land Use & Transportation

Page 116 of 118



E A G L E H A R B O R
Ro

se

Eagle Harbor

Wa
rd

Ewing

Ne
w 

Sw
ed

en

Pa
ck

ar
d

Ma
in

Packard

R-1

R-2

B/I

Legend
Center Boundary
Active Ground Floor Corridor

Major Road
Residential / Private

Planned Road (alignment TBD)
Planned Trail (alignment TBD)

Future Road
Future Trail

Existing Trail/Path

0 300 600150
Feet1 inch = 333 feet O

ISOLATED NC REZONE
Alternative 3 - Land Use & Transportation

Page 117 of 118



Appendix F

https://www.kitsapgov.com/dcd/Pages/Buildable_Lands_Update.aspx
2021 Kitsap County Buildable Lands Report

Page 118 of 118


	1. Call to Order / Roll Call - 6:00 pm
	2. Approval of Agenda / Conflict of Interest Disclosure - 6:05 pm
	3. Regular Business
	A. (6:10 pm) Receive Presentation on Washington Depar
	City Council Item Report
	Bainbridge Island Housing Accountability Act Selected Review Letter Jan 2026
	260217 Dept of Commerce HAA Selected Review Overview and Next Steps Bainbridge Island

	B. (6:55 pm) Discuss Provision of the Department of C
	City Council Item Report

	C. (7:10 pm) Receive Presentation on City Land Capaci
	City Council Item Report
	LCA Chapter_2026_Housing_Element
	Land Capacity Analysis 2024-05-10


	4. Committee Reports - 7:55 pm
	5. Adjournment - 8:05 pm



