
PLANNING COMMISSION REGULAR MEETING
THURSDAY, JUNE 13, 2024

BAINBRIDGE ISLAND CITY HALL
COUNCIL CHAMBERS

280 MADISON AVENUE N. 
BAINBRIDGE ISLAND, WASHINGTON

AND 

ZOOM WEBINAR
HTTPS://BAINBRIDGEWA.ZOOM.US/J/86561143070

OR TELEPHONE: US: +1 253 205 0468
WEBINAR ID: 865 6114 3070

AGENDA

1.       CALL TO ORDER/LAND ACKNOWLEDGMENT/AGENDA REVIEW - 6:00 PM
We would like to begin by acknowledging that the land on which we gather is within the ancestral territory of
the Suquamish, "People of Clear Salt Water." Expert fishermen, canoe builders and basket weavers, the
Suquamish live in harmony with the lands and waterways along Washington's Central Salish Sea as they have
for thousands of years. Here, the Suquamish live and protect the land and waters of their ancestors for future
generations as promised by the Point Elliot Treaty of 1855.

2.       PLANNING COMMISSION MEETING MINUTES - 6:05 PM
Review and approve meeting minutes.

2.a Minutes  5 Minutes
Minutes PC Mtg 20240523.pdf

3.       PUBLIC COMMENT - 6:10 PM

3.a Public Comment  10 Minutes
Instructions for Providing Public Comment at Hybrid Meetings.pdf

4.       PUBLIC PARTICIPATION MEETING - 6:20 PM

4.a (6:20) Fort Ward Hill Reservoir Public Participation Meeting  30 Minutes
Project Narrative.pdf
Site Plan.pdf
Elevation Plan.pdf
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https://d2kbkoa27fdvtw.cloudfront.net/bainbridgewa/8fb002fec9c7364e0dfff19f8d8ece700.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2655415/Minutes_PC_Mtg_20240523.pdf
https://d2kbkoa27fdvtw.cloudfront.net/bainbridgewa/b1ff74f47ab81962f29f6e6c858edbdb0.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2630400/Instructions_for_Providing_Public_Comment_at_Hybrid_Meetings.pdf
https://d2kbkoa27fdvtw.cloudfront.net/bainbridgewa/83302e20af4c0eadd25b9ea7d2667ca20.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2656608/Project_Narrative.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2656612/Site_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2656610/Elevation_Plan.pdf


Example Image_Port Gamble Ridge Tank.pdf
Preapplication letter PLN52525.pdf

4.b (6:50) Public Participation Meeting for TowerCo Wireless Cellular Facility  45 Minutes
Applicant narrative.pdf
Plan set.pdf

5.       UNFINISHED BUSINESS - 7:35 PM

5.a Discuss Revising Hotel Definition and/or Use Specific Standards  45 Minutes
June 13 2024 Hotels PC Presentation.pdf

6.       PLANNING DIRECTOR’S REPORT & ONGOING DISCUSSION - SB5290 PERMITTING
REVIEW TIMES  - 8:20 PM

7.       FOR THE GOOD OF THE ORDER - 8:25 PM

8.       ADJOURNMENT - 8:30 PM

GUIDING PRINCIPLES

Guiding Principle  #1 - Preserve the special character of the Island, which includes downtown Winslow's small
town atmosphere and function, historic buildings, extensive forested areas, meadows, farms, marine views and
access, and scenic and winding roads supporting all forms of transportation.

Guiding Principle  #2 - Manage the water resources of the Island to protect, restore and maintain their
ecological and hydrological functions and to ensure clean and sufficient groundwater for future generations.

Guiding Principle  #3 - Foster diversity with a holistic approach to meeting the needs of the Island and the
human needs of its residents consistent with the stewardship of our finite environmental resources.

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

Guiding Principle  #5 - The use of land on the Island should be based on the principle that the Island's
environmental resources are finite and must be maintained at a sustainable level.

Guiding Principle  #6 - Nurture Bainbridge Island as a sustainable community by meeting the needs of the present
without compromising the ability of future generations to meet their own needs.

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

Guiding Principle #8 - Support the Island's Guiding Principles and Policies through the City's organizational and
operating budget decisions.
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2667133/Example_Image_Port_Gamble_Ridge_Tank.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2656611/Preapplication_letter_PLN52525.pdf
https://d2kbkoa27fdvtw.cloudfront.net/bainbridgewa/d70c8b1a9e3f5c15609e63ed91a6e2ad0.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2658338/Applicant_narrative.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2658340/Plan_set.pdf
https://d2kbkoa27fdvtw.cloudfront.net/bainbridgewa/6f1c682a44a09d2af03e2ad75d9319780.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2672920/June_13_2024_Hotels_PC_Presentation.pdf


Planning Commission meetings are wheelchair accessible.  Assisted listening devices are available in Council
Chambers. If you require additional ADA accommodations, please contact the Planning & Community Development
Department at (206) 780-3750 or pcd@bainbridgewa.gov by noon on the day preceding the meeting.

Public comment may be limited to allow time for the Commissioners to deliberate.  To provide additional public comment, email
your comment to pcd@bainbridgewa.gov or mail it to Planning and Community Development, 280 Madison Avenue North,
Bainbridge Island, WA 98110.
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Planning Commission Regular Meeting Agenda Bill

MEETING DATE:  June 13, 2024          ESTIMATED TIME: 5 Minutes 

AGENDA ITEM: Minutes

AGENDA CATEGORY:  Minutes PROPOSED BY:  Renee Argetsinger

PREVIOUS PLANNING COMMISSION
REVIEW DATE(S):  

PREVIOUS COUCIL REVIEW DATE(S):  

RECOMMENDED MOTION:  
I move to approve the May 23, 2024, minutes as presented. 

SUMMARY:  

BACKGROUND: 

ATTACHMENTS:
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Planning Commission 

May 23, 2024 
 

Meeting Minutes 
 
 
1) CALL TO ORDER/LAND ACKNOWLEDGMENT/AGENDA REVIEW  
 

Chair Birtley called the meeting to order at 6:02 PM and read the Land Acknowledgement.  
 
Commissioners present in chambers were Ariel Birtley, Peter Schaab, Criss Garcia, Alex 
Preudhomme.  Sarah Blossom was present via Zoom and excused were Sean Sullivan and Ben 
Deines.  Council Liaison – Ashley Mathews was present via Zoom and COBI staff present were 
Director - Patricia Charnas and Planner – Joanne Mendenhall.   

 
2) PLANNING COMMISSION MEETING MINUTES  

2.a Minutes 
Cover Page 
PC Minutes 05092024.pdf 

 
MOTION: I approve the May 9, 2024, meeting minutes as presented. 
Garcia/Schaab – Motion passed unanimously.  

 
 
3) PUBLIC COMMENT  

3.a Public Comment 
Cover Page 
Instructions for Providing Public Comment at Hybrid Meetings.pdf 

 
4) UNFINISHED BUSINESS  

4.a Puget Sound Energy (PSE) Code Amendment Requests - Draft Ordinance for Review 
Cover Page 
DRAFT Ordinance No. 2024-04 Utility Regulations_5.17.2024.pdf 
DRAFT Ordinance No. 2024-04 Exhibit A.pdf 
DRAFT Ordinance No. 2024-04 Exhibit B.pdf 
DRAFT Ordinance No. 2024-04 Exhibit C.pdf 
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https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=59190afc-1a02-11ef-b231-0050569183fa&time=8
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=59190afc-1a02-11ef-b231-0050569183fa&time=8
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=592236e5-1a02-11ef-b231-0050569183fa&time=95
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=592236e5-1a02-11ef-b231-0050569183fa&time=95
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=5924df6a-1a02-11ef-b231-0050569183fa&time=96
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=5924df6a-1a02-11ef-b231-0050569183fa&time=96
https://d2kbkoa27fdvtw.cloudfront.net/bainbridgewa/d82fdb8aef4a238ea5af40645222f85a0.pdf
https://d2kbkoa27fdvtw.cloudfront.net/bainbridgewa/d82fdb8aef4a238ea5af40645222f85a0.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2630374/PC_Minutes_05092024.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2630374/PC_Minutes_05092024.pdf
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=593b0e0e-1a02-11ef-b231-0050569183fa&time=156
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=593b0e0e-1a02-11ef-b231-0050569183fa&time=156
https://d2kbkoa27fdvtw.cloudfront.net/bainbridgewa/a0fc6c0cbee266af1e8da900324a37fc0.pdf
https://d2kbkoa27fdvtw.cloudfront.net/bainbridgewa/a0fc6c0cbee266af1e8da900324a37fc0.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2630400/Instructions_for_Providing_Public_Comment_at_Hybrid_Meetings.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2630400/Instructions_for_Providing_Public_Comment_at_Hybrid_Meetings.pdf
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=59490cc3-1a02-11ef-b231-0050569183fa&time=428
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=59490cc3-1a02-11ef-b231-0050569183fa&time=428
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=594dccd7-1a02-11ef-b231-0050569183fa&time=267
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=594dccd7-1a02-11ef-b231-0050569183fa&time=267
https://d2kbkoa27fdvtw.cloudfront.net/bainbridgewa/1fec9cc24140384b28091625dd0737210.pdf
https://d2kbkoa27fdvtw.cloudfront.net/bainbridgewa/1fec9cc24140384b28091625dd0737210.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2625864/Ordinance_No._2024-04_Utility_Regulations_5.17.2024.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2625864/Ordinance_No._2024-04_Utility_Regulations_5.17.2024.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2626936/DRAFT_Ordinance_No._2024-04_Exhibit_A.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2626936/DRAFT_Ordinance_No._2024-04_Exhibit_A.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2626934/DRAFT_Ordinance_No._2024-04_Exhibit_B.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2626934/DRAFT_Ordinance_No._2024-04_Exhibit_B.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2626935/DRAFT_Ordinance_No._2024-04_Exhibit_C.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2626935/DRAFT_Ordinance_No._2024-04_Exhibit_C.pdf
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Public Comment: 
1. Ms. Kim McCormick spoke against the PSE proposal.  
 
COBI Planner - Joanne Mendenhall introduced the PSE requested changes to the code with a 
PowerPoint presentation and introduced the PSE 3 presenters: Kerry Kriner, Courtney Seim, 
and Lisa Chaiet Rahman.  

 
MOTION: I move to recommend that staff formulate an Option 4 that is sequenced in such a 
way that: 
1. the applicant applies,  
2. the city sends out a notice of application,  
3. receives public comment,  
4. considers that public comment,  
5. then issues it's Notice of Determination,  
6. holds the permit in advance until the applicant receives owner authorization,  
and all the pros and cons of that sequencing. 
Schaab/Garcia- The motion passed unanimously. 

 
MOTION: I move that we include definitions to be included in section 3.16.20.050 D for 
altered, maintained, and upgraded. 
Birtley/Schaab - The motion carried unanimously. 

 
MOTION: I move that we investigate and propose language in section 3.16.20.050 D, where we 
specify some reasonable percentage disturbance of a total wetland area as our threshold rather 
than the 20-foot threshold that we currently have.  Draft additional language for section 
3.16.20.050 D, that adds a condition: An existing pole can be relocated within a 20-foot distance 
of its original location or beyond the 20-foot distance if the total disturbance if the total 
disturbance to the wetland is reduced by reasonable percentage. 
Schaab/Garcia - The motion carried unanimously. 

 
MOTION: I move to amend the language of exhibit C of ordinance 2024-04 where is says, 
“Overhead or underground primary utilities and accessory utilities when they are not a primary 
use of the site” - rewrite to: “Overhead or underground primary utilities and accessory 
utilities when they are not the principal use of the site.” 
Schaab/Garcia – The motion passed, 4-1 with Vice-chair Sarah Blossom dissenting as the word 
primary is used throughout the BIMC.  

 
 
5) PLANNING DIRECTOR’S REPORT & ONGOING DISCUSSION - SB5290 PERMIT 

REVIEW TIMES  
 The Planning Director’s report was tabled until the next meeting.  
 
6) FOR THE GOOD OF THE ORDER  
 Nothing offered for Good of the Order.  
 
7) ADJOURNMENT  - 8:42 PM 
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https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=59880561-1a02-11ef-b231-0050569183fa&time=9596
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=59880561-1a02-11ef-b231-0050569183fa&time=9596
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=59b473b5-1a02-11ef-b231-0050569183fa&time=9640
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=59b473b5-1a02-11ef-b231-0050569183fa&time=9640
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=59ae34e1-1a02-11ef-b231-0050569183fa&time=9646
https://bainbridgewa.granicus.com/wordlinkreceiver.php?clip_id=581f7303-1a02-11ef-b231-0050569183fa&meta_id=59ae34e1-1a02-11ef-b231-0050569183fa&time=9646
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 ________________________________ 
 Ariel Birtley, Chair 
 
 
___________________________________________ 
Renee Argetsinger, Clerk to the Planning Commission  
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Planning Commission Regular Meeting Agenda Bill

MEETING DATE:  June 13, 2024          ESTIMATED TIME: 10 Minutes 

AGENDA ITEM: Public Comment

AGENDA CATEGORY:  Discussion PROPOSED BY:  Renee Argetsinger

PREVIOUS PLANNING COMMISSION
REVIEW DATE(S):  

PREVIOUS COUCIL REVIEW DATE(S):  

RECOMMENDED MOTION:  
Instructions for Providing Public Comment. 

SUMMARY:  

BACKGROUND: 

ATTACHMENTS:
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Planning and community development 

Members of the public are encouraged to submit written public comment to the Planning Commission 
at any time by emailing Commissioners directly or sending comments to pcd@bainbridgewa.gov and 
City staff will forward your comment directly to Commissioners on your behalf. Members of the public 
who wish to provide public comment may attend the meeting in Council Chambers or may participate 
remotely by following the instructions outlined below. If you are attending in-person, please sign up to 
speak on the sign-in sheet by the Chamber doors. The Chair or Acting Chair will call the people signed up 
on the sign-in sheet in Council Chambers first, and speakers will have three minutes to speak from the 
podium.  Following the in-person comment, people who have raised their hands in the Zoom meeting 
will be called on next.  A timer on the screen will indicate when 3 minutes have elapsed. Guidelines for 
public comment are also attached. 

INSTRUCTIONS FOR PROVIDING PUBLIC COMMENT REMOTELY 

1. Join the Zoom webinar by following the link posted on the agenda and on the City calendar. 
 
2. Sign in to Zoom with your full name. 
 
3. The Chair will indicate when it is time for public comment. 
 
4.  Attendee indicates desire to speak by clicking on “Raise Hand” option at the bottom of the screen. 
If you are calling in by phone and would like to make a comment, *6 mute/unmute  
*9 raise/lower hand to be called on to speak.  

                      

5. Attendee clicks button “Unmute now” after they are called to speak by the Chair. 
 

 
 
6. Attendee will appear on screen with other panelists, but without video, just name. 
 
IMPORTANT NOTE:  If you do not have the latest version of Zoom, you will be promoted to panelist.  You 
will then appear with video enabled.  Look for the video icon in the bottom left-hand corner of the 
screen to turn off your video. 

9
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7. Attendee provides comment. 
 
8. A timer on the screen will track your time. 
 
9. Stop speaking when the timer reaches the 3-minute mark. 
 
10. Attendee is returned to attendee group, and microphone is muted. 
 
11.  Public comment is simply received by the Planning Commission, with no response. 
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Planning Commission Regular Meeting Agenda Bill

MEETING DATE:  June 13, 2024          ESTIMATED TIME: 30 Minutes 

AGENDA ITEM: (6:20) Fort Ward Hill Reservoir Public Participation Meeting

AGENDA CATEGORY:  Discussion PROPOSED BY:  Jo Mendenhall

PREVIOUS PLANNING COMMISSION
REVIEW DATE(S):  

PREVIOUS COUCIL REVIEW DATE(S):  

RECOMMENDED MOTION:  
Presentation and Discussion

SUMMARY:  
This Public Participation Meeting (PPM) is for Kitsap Public Utility District's (KPUD) proposed new 30 foot diameter, 40
foot tall concrete water reservoir and decommissioning and existing in-ground reservoir on the site located at 9921 Hilltop
Dr NE. The PPM is required as part of the major conditional use permit.

BACKGROUND: Kitsap Public Utility District (KPUD) is proposing the construction of a new 30 foot diameter, 40 foot
tall concrete water reservoir and decommissioning and existing in-ground reservoir on the site located at 9921 Hilltop Dr
NE. A preapplication conference was held on May 2, 2023. As the project continues a current use of the property, the
project came in under a minor conditional use and minor site plan review, with no public participation meeting required
during the preapplication phase. However, it has since been converted to a major conditional use permit which is allowed
under Bainbridge Island Municipal Code (BIMC) 2.16.050.G and does require a public participation meeting. As a utility
project, it is exempt from Design Review Board per BIMC 2.14.040.D.1.

ATTACHMENTS:
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              P.O. Box 720   10045 Old Frontier Road NW 

           Silverdale, Washington 98383 

           (360) 692-5525  

           www.map-limited.com 

 
 

                                                                           ENGINEERING    PLANNING 

 

 

 

PROJECT NARRATIVE
 

 
 The Kitsap Public Utility District is proposing the construction of a new 30' diameter and 40' tall 

concrete water reservoir in an effort to improve water storage and pressures to customers within the South 

Bainbridge Water System.  An existing in-ground reservoir will be decommissioned, subject to future 

permits, after the new reservoir and ancillary piping is completed.  A future Fiber Optic Node structure is 

also planned on the property, but is not included as part of this permit application. 

       
 No phasing is proposed for this project, and construction of the reservoir will commence after Land 

Use Approvals, Grading and Fill Permit Approval, Building Permit approval, and Bid Award to a Contractor.  

The future Fiber Node building will be subject to a future application and construction project at a later date. 

      
Once the bid is awarded, the construction will be sequenced by clearing, grading, reservoir 

construction, water main piping, and final surfacing/security fencing and gate installation, all within the 

timelines specified by the Short-term Eagle Incidental Take Permit included with the project submittal 

documents. 

      
 The land will continue to be under the ownership of the Kitsap Public Utility District upon 

completion of construction. 

      
 There are no typical Commercial and/or Residential  components associated with the construction of   

this Primary Utility. 

       
 The applicant is making application to the City of Bainbridge Island Director of Planning and 

Community Development and requesting a Consolidated Site Review including a Minor Site Plan Review 

and a Minor Conditional Use Permit in accordance as outlined in the pre-application summary letter and 

procedurally outlined in BIMC 2.16.040 E. 
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Offsite Wetland
Category IV
Slope
Forested w/ 3 layers
Saturated only
0.51 acres

1-24-24
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1-24-24
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Text Box
Port Gamble Ridge Tank #2:
- reinforced concrete
- 30' diameter, 55' tall



 

 

 

May 16, 2023 

 
Pat Fuhrer 

PO Box 720 

Silverdale, WA 98359 

sent via email: patf@map-limited.com  

 

Re: KPUD Fort Ward Reservoir PLN52525 Pre-application Conference Summary  

Dear Applicant, 

Thank you for meeting with staff on May 2, 2023 to discuss the decommissioning of the existing in-

ground reservoir and replacement with a new 40’ tall concrete water reservoir on parcel #112402-3-

037-2004. A summary of the land use review process, applicable Bainbridge Island Municipal Code 

(BIMC) regulations, comments from reviewers, fees, submittal requirements, and next steps is provided 

below. 

 

Please note that the City’s GIS critical area maps indicate that the subject parcel is within 300 feet of a 

wetland and wetland buffer as part of a partially mapped wetland system to the west. No information 

regarding the wetland was provided by the applicant/agent at the pre-application conference.  The 

presence of critical areas on the subject parcel could impact the subject parcel’s capability to comply 

with BIMC 2.16.040 and BIMC 2.16.050. Information regarding the presence of critical areas is required 

at the time of land use application and is further described below in the section evaluating the 

proposal under BIMC 16.20 Critical Areas.  

 

General Information 

Pre-Application Conference Date: May 2, 2023 

Project Name and Number: Fort Ward Reservoir / PLN52525 PRE 

Project Description: Decommission of an existing in-ground reservoir and construction of new, 40’ tall 

concrete water reservoir 

Tax Parcel Number(s): 112402-3-037-2004 

Tax Parcel Size: Approx. 1.03 acres or 44,867 sq. ft. 

Zoning/Comp Plan Designation: R-0.4/Residential-0.4 

Planning Contact: Joanne Mendenhall 

Development Engineer: Nick Rasor 

 
 

Land Use Review Process 

Applications Required 

The proposal is considered a primary utility in accordance with BIMC 18.36.030 Definitions. 

 

Planning and Community Development 

280 Madison Avenue North 

Bainbridge Island, Washington 98110-1812 

www.bainbridgewa.gov 

206.842.7633 
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BIMC 18.36.030 Definitions: “Utility, primary” means facilities that produce, transmit, carry, store, 

distribute, or process electric power, gas, water, sewage, or information and do not meet the 

definition of an accessory utility. Primary utilities include solid waste handling and disposal facilities, 

wastewater treatment facilities, utility lines, electrical power generating or transfer facilities, radio 

cellular telephone and microwave towers, and gas distribution and storage facilities. 

In accordance with BIMC Table 18.09.020 Use Table, a primary utility requires conditional use approval 

in the R-0.4 zoning district. 

 

BIMC 2.16.040.B.1.a Minor Site Plan review is applicable to new construction of a non-residential 

building or other structure.    

 

BIMC 2.16.050 In accordance with BIMC 18.03.060.E, any expansion or addition of structures, parking 

areas or driveways shall be subject, at a minimum, to the approval through the minor or major 

conditional use procedures in BIMC 2.16.050 or 2.16.110 prior to issuance of a building permit or 

expansion of use. Per BIMC 2.16.050.F, a conditional use permit can also be used to address 

exemptions from height limits for structures (not including buildings) in any zone district. 

 

Fees: 

Site Plan Review (minor): $9,510.00 

Conditional Use Permit (minor): $3,620.00 (or $1,207 if consolidated review is requested) 

Health Department (to be paid directly to the Kitsap Public Health District): $145.00 

Other required permits: - C-MIS Building Permit (cost based on project valuation) 

- Per discussion at the preapplication conference, requirements for 

construction around the identified Eagles Nest must go through Fish and 

Wildlife Services and may require a separate permit.  

 

* Please verify permit fees at the time of application submittal.  

Approval Body 

Administrative Decision (Director) 

Review and Recommendation 

Pre-Application Stage: 

Pre-Application Conference  

 

Land Use Applications Site Plan Review and Conditional Use Permit  

Kitsap Public Health District 

Bainbridge Island Fire Department 

Planning Division 

Development Engineer 

Building Division (at time of building permit submittal) 

 

Refer to the Administrative Manual pg. 12 and pg. 21 for Site Plan Review and Conditional 

Use Permits submittal requirements. 

https://www.bainbridgewa.gov/DocumentCenter/View/16245/Administrative-Manual-PDF  

 

Additional notes regarding submittals for this project: 

• To document that view opportunities will not be substantially reduced per the requirement 

of BIMC 12.16.050.F, please include section drawings showing slope from the nearest 

residences (one north-south, and one east-west). 

• A wetland report will be required at the time of land use application.  

• If the wetland report indicates there is a wetland or other body of water on site, a SEPA 

checklist will also be required. Otherwise, no SEPA checklist will be required at submittal.  17



 

 

Bainbridge Island Municipal Code Requirements 

BIMC 2.16 – Land Use Review Procedures 

Review procedure and decision criteria for minor Site Plan review are outlined in BIMC 2.16.040. 

Review procedures and decision criteria for a minor Conditional Use Permit are outlined in BIMC 

2.16.050. 

 

BIMC 16.04 – Environmental Policy 

The project may be subject to the State Environmental Policy Act (SEPA) review as provided in 

Washington Administrative Code Categorical Exemptions (WAC 197-11-800) under Categorical 

exemptions (23)(b) “except for installation, construction, or alteration on lands covered by 

water….all stormwater, water and sewer facilities, lines, equipment, hookups or 

appurtenances including, utilizing or related to lines 12 inches or less in diameter.” 

 

• If a wetland is found on the subject parcel, then the project may be subject to SEPA and a 

completed SEPA checklist is required at the time of application submittal. 

 

BIMC 16.20 – Critical Areas 

• Aquifer Recharge Area BIMC 16.20.100.  

Per BIMC 16.20.100.E.1 Any proposed development or activity requiring a site assessment review 

(SAR) located within the R-0.4, R-1 or R-2 zoning designations requires the designation of an ARPA. 

The ARPA must meet the design standards in BIMC 16.20.100.  

 

The ARPA is calculated using the amount of existing native vegetation on the lot, up to a maximum 

of 65% of the total site area. Further ARPA Design Standards can be found in BIMC 16.20.100.E.3. 

 

ARPA Protections BIMC 16.20.100.E.5.  

The ARPA, including the critical root zone of significant trees, shall be protected during construction 

as provided in BIMC 18.15.010.C.4 or as specified by an ISA-certified arborist.  

 

Once the proposed ARPA layout has been approved through the application process, the ARPA shall 

be documented on a site plan included with a notice to title in accordance with BIMC 16.20.070.G. 

 

• Wetlands BIMC 16.20.140. 

The City’s GIS critical area maps indicate that there is a delineated wetland within 300 feet to the 

east of the subject property. No information regarding the wetland was provided by 

applicant/agent at the pre-application conference.  The presence of critical areas on the subject 

parcel could impact the subject parcel’s capability to comply with BIMC 2.16.040 and BIMC 

2.16.050.  Information regarding the presence of critical areas is required at the time of land use 

application.  

 

 A qualified professional must perform a wetland reconnaissance to determine if a wetland and/or 

wetland buffer extends onto the subject parcel.  If the wetlands are located on a different site than 

the proposed development, the location of the wetland boundary may be determined using best 

professional judgment. If a wetland is found on the subject parcel, a full wetland delineation is 

required in accordance with the requirements in BIMC 16.20.140.B which describes identification 

and designation of wetlands.  Additionally, all land divisions on a site that includes regulated 

wetlands much comply with the standards listed in BIMC 16.20.140.H.2. 

 

• GIS indicates mapped areas of 15-40% slopes and areas of over 40% slopes at the northwest corner 

and southeast corner of the parcel. 18



 

BIMC 18.09 – Use Regulations 

“Utility-primary” is a conditional use in the R-0.4 zoning district. 

BIMC 18.12 – Dimensional Standards 

Maximum Lot Coverage: 10% 

• A water tank is not considered a building and does not count toward lot coverage. 

 

Front Yard Setback: 25 ft.* 

Side Yard Setback: 15 ft. each side* 

Rear Yard Setback: 25ft.*  

• Provided site plan correctly shows that the front setback is located to the west, the rear 

setback to the east, and the rest of the lot lines have a side setback.  

Max Building & Structure Height: 30 ft.* 

 

* Per BIMC 2.16.050.F Exemption from Height Limit for Structures in Any Zone District - An exemption 

from the height limits for structures not including buildings in each zone district can be approved 

through the minor conditional use process if the director determines that: 

1. View opportunities are not substantially reduced. 

2. No structure is located in any required setback except as otherwise authorized by BIMC 18. 

3. Each setback requirement shall be increased one-half foot for every foot above the maximum 

structure height. 

BIMC 18.15 – Development Standards and Guidelines 

• BIMC 18.15.040 Outdoor lighting. 

BIMC 18.15.040.D: All outdoor lighting fixtures and accent lighting shall be designed installed, 

located and maintained such that there is no light trespass. Outdoor fixtures and accent lighting 

must be shielded and aimed downward. 

 

• BIMC 18.15.050 Signs. 

All development shall comply with those sign regulations contained in BIMC 15.08.  

 

BIMC 18.18.030– Design Standards and Guidelines 

The project is exempt from Design Review Board (DRB) review in accordance with BIMC 2.14.040.D.1. 

Due to the nature and scope of the project, there are no applicable portions of Design for Bainbridge 

BIMC 20.04 – City Fire Code 

The project shall comply with all applicable provisions of the adopted Fire Code (International Fire 

Code, 2018 Edition). 
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Department/Agency Comments 

Development Engineer Comment: 

Nick Rasor provided comments in a separate document and can be reached at (206) 780-3745 or 

nrasor@bainbridgewa.gov 

Building Official Comment: 

Building Official, Blake Holmes, has provided the following comment:  

This project requires building permits, the following codes are required to be met:  

1. The purposed project shall comply with the 2018 ICC Building Codes. If project is applied for after 

July 1, 2023, the city requires plans to be designed per 2021 ICC codes.  

He can be reached at (206)780-3715 or bholmes@bainbridgewa.gov. 

Bainbridge Island Fire District Comment: 

Fire Marshal, Jackie Purviance, has the following comments: 

1. Any future development shall comply with all provisions of the adopted Fire Code.  

2. Alterations that result in changes to fire flow delivery and capacity shall be submitted to the Fire 

Department for review and approval prior to installation.  

She can be reached at (206) 451-2033 or jpurviance@bifd.org 

Kitsap Public Health District Comment: 

Richard Bazzell can be reached at (360) 728-2308 or richard.bazzell@kitsappublichealth.org 

 

 

Please review the City’s Administrative Manual 

(https://www.bainbridgewa.gov/DocumentCenter/View/16245/Administrative-Manual-PDF) for all 

submittal requirements. If you have any questions, please contact me at (206) 780-3771 or 

jmendenhall@bainbridgewa.gov. 
 

Sincerely, 

 

 

 

Joanne Mendenhall 

Planner 

 
Please note that information provided at the pre-application conference and in this letter reflects existing codes and standards, currently 

available information about the site and environs, and the level of detail provided in the pre-application conference submittal. Comments 

provided pursuant to pre-application review shall not be construed to relieve the applicant of conformance with all applicable fees, codes, 

policies, and standards in effect at the time of complete land use permit application. The comments on this proposal do not represent or 

guarantee approval of any project or permit. While we have attempted to cover as many of the Planning, Engineering, Building and Fire related 

aspects of your proposal as possible during this preliminary review, subsequent review of your land use permit application may reveal issues not 

identified during the is initial review. If the city’s pre-application review indicates that the City intends to recommend or impose one or more 

conditions of permit approval, and if the applicant objects to any of said conditions, the applicant is hereby requested and advised to provide 

written notice to the City of which conditions the applicant objects to and the reasons for the applicant’s objections. 
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Planning and Community Development 
280 Madison Avenue North 
Bainbridge Island, Washington 98110-1812 
www.bainbridgewa.gov 
206.842.7633 

 

 

 

                                                                                                            

                                          MEMO 

 

 
Date:     May 2, 2023 

 

To:        Joanne Mendenhall, Planning Department 

 

From:   Blake Holmes, Building Official 
 

Re:        KPUD Fort Ward Reservoir PRE                                                       PLN 52525 
 

 

The project has been reviewed and building has the following comments: 

 

 

This project requires building permits, the following codes are required to be met: 

 

1. The purposed project shall comply with the 2018 ICC Building Codes. 

 

 

If project is applied for after July 1, 2023 the city requires plans to be designed per 2021 ICC 

codes.  
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Department of Public Works - Engineering 

 

Memorandum 

 

Date:  May 4, 2023 

To:  Joanne Mendenhall, Planner, Planning and Community Development 

From:  Nick Rasor, PE, Development Engineer, Public Works 

Subject: PLN52525 PRE PW-DE Comments – KPUD Ft. Ward Reservoir  

 

Background: 

Following the Pre-Application conference held on May 2, 2023, Development Engineering has 

completed a review of the subject project materials and submits the following comments to be included 

with and/or attached to the pre-application summary letter generated by Planning and Community 

Development.  

 

Brief Project Description:  

Project proposes to construct a new 30 FT diameter 40 FT tall above ground concrete water reservoir to 

increase storage capacity and improve water pressure in the South Bainbridge Water System. The 

subject project is located on a 1.03 acre lot, identified as tax parcel number 112402-3-037-2004, located 

off the east end of Hilltop Drive NE. The site contains an existing in-ground water storage reservoir that 

is planned to be decommissioned as a separate project once the proposed above ground reservoir is 

completed. The subject parcel is bounded by residential developments on all sides.  

 

Comments: 

1. Project is accessed via Hilltop Dr NE and should utilize road approach standards as found in COBI 

standard drawing 8-170.  It is COBI policy that the road approach to a public road match that 

road in surfacing (i.e., asphalt, gravel, concrete, etc.).   

2. A traffic study sufficient for the City engineer to perform a concurrency test shall not be 

required per Chapter 15.40 of the Bainbridge Island Municipal Code (BIMC).  The proposed 

project is a replacement of an existing water storage reservoir that will not increase the number 

of vehicular trips to the site for routine operation and maintenance. Therefore, trip generation 

for the proposed project will be below the threshold of 50 average daily trips (ADT) or 5 or more 

AM or PM peak-hour trips. [BIMC 15.40.060] 

3. The site is not located within the COBI water or sewer service areas.  Any utility expansion or 

improvements shall conform with the agency having jurisdiction.  

4. A Site Assessment Review is required per BIMC 15.20.060(1) with the goal to mimic the site’s 

natural hydrology, implement low impact development (LID) to the maximum extent feasible, 

and preserve native vegetation on site. 
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5. The proposed project creates less than 5,000 SF of new and replaced hard surfaces.  The 

building permit submittals shall demonstrate how the project complies with Minimum 

Requirements 1-5 of the Department of Ecology’s Stormwater Management Manual of Western 

Washington (SWMMWW) as adopted BIMC 15.20.  Initial review indicates that a compliant 

stormwater solution is likely possible.   

6. Portions of the project are proposed adjacent to a potentially geologically hazardous area 

(landslide hazard area). Applicant shall comply with BIMC 16.20.130 and 16.20.180 regarding a 

geological hazards assessment. 

7. Submitted plans show a 6 IN reservoir drain pipe discharging +/-10 FT from the eastern lot line. 

An analysis of the downstream drainage path shall be conducted to ensure discharges from the 

reservoir will not cause adverse impacts to downstream areas. Additional details including but 

not limited to the anticipated discharge flows and velocities, proposed energy dissipation, and 

frequency of use shall be provided with the construction permit submittals. 

8. The project description notes that the existing in-ground reservoir will be decommissioned after 

the new above ground reservoir is completed and functional. Decommissioning of the existing 

reservoir shall be subject to further evaluation for permitting requirements prior to any 

demolition or decommissioning work taking place. 

9. No construction on or to the site may take place until the civil improvement plans have been 

reviewed and approved by the City as part of a construction permit to include but not limited to 

Building, Grade and Fill, or Right of Way Use permits.  

 

 

Please note that information provided in this letter reflects existing codes and standards, currently 

available information about the site, and the nature of the immediate environs.  Comments provided 

pursuant to preapplication review shall not be construed to relieve the applicant of conformance with 

all applicable fees, codes, policies, and standards in effect at the time of complete permit 

application.  The comments on this proposal do not represent or guarantee approval of any project or 

permit.  While covering as many of the Planning, Engineering, Building, and Fire related aspects of the 

proposal as possible during this preliminary review, please be advised that subsequent review of any 

permit application may reveal issues not identified during this initial review.  
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 BAINBRIDGE ISLAND                    FIRE DEPARTMENT 
 
   

  

 MEMO 
 
 
Date: May 1, 2023  

To:   Joanne Mendenhall, Planning Department     

From: Jackie Purviance, Fire Marshal 
 
 

Re: KPUD Fort Ward Reservoir                 PRE       PLN52525    
 
The submittal has been reviewed resulting in the following comments: 

 
1.  Any future development shall comply with all provisions of the adopted Fire 

Code. 
 

2. Alterations that result in changes to fire flow delivery and capacity shall be 
submitted to the Fire Department for review and approval prior to installation. 
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Planning Commission Regular Meeting Agenda Bill

MEETING DATE:  June 13, 2024          ESTIMATED TIME: 45 Minutes 

AGENDA ITEM: (6:50) Public Participation Meeting for TowerCo Wireless Cellular Facility

AGENDA CATEGORY:  Discussion PROPOSED BY:  Kelly Tayara

PREVIOUS PLANNING COMMISSION
REVIEW DATE(S):  None

PREVIOUS COUCIL REVIEW DATE(S):  None

RECOMMENDED MOTION:  
Presentation and Discussion

SUMMARY:  
The Public Participation Meeting is required as part of the preapplication phase of the land use permit process.

BACKGROUND: TowerCo in collaboration with Verizon Wireless is proposing to construct a new 120-foot monopole
wireless communication tower on the American Legion Hall property (Colin Hyde Post 172 / Bucklin Hill Road). The
project requires major Site Plan and Design Review and Conditional Use permits, and is subject to State Environmental
Policy Act (SEPA) review.  The project proponent participated in a consultation meeting with City staff on April 3, 2024,
and the City issued a preapplication conference meeting waiver on April 25, 2024.  The project is exempt from Design
Review Board review, as provided in BIMC 2.14.040.D.1. After the applicant submits the land use permit application and
staff reviews, the project will come back to the Planning Commission for a review and recommendation; the decision
would be made subsequently by the Hearing Examiner. 

ATTACHMENTS:

25



�����������	��
��
����
�
� ��

�
�

����
���
�
�������
������������

���
�������
���������		�

���
�
�����
�
���

���������	��
��
����
�
�
�
�
�

�
�
�
�
�
�
�
�

��������������	
��� �����!���
�
������"�

��
 ���#���
 �

�
�
�
�
�
�
�
�
�
�
�
�
�
�
$%&'(%&)�*+%�
��������
,---�.��������
��/�0�
��
���1--�
����2�3��14,56�
�
�
$%&'(%&)�78�
�!��3���!�9����2�#
�0�
"
���3���!�
�:�"�;�1<<6�
�
�!�	
�!2����6=165�
�
�
>(%?@�AB�CDCE�

26



�����������	��
��
����
�
� ��

�
��� ������������������������ ����
�
�
��������!
��"�##�$
%�&� � �	��
��
����
�
�
�
�''"
��
%&� � � � ��������

()))�*�""�+#%�
��,�-�
���+.�/��01(23�

�
4��'���5�6+&�� � � �7��/��%7�8��9'.�:
�-�

6
""�/��%7�
4;�6�<�0==3�
$
�7�	
#7.�!��3>032�
=0(?>1@?03)3�
A
""
��%7B
��%7���9'-
�%�

�
�
4��'��%+�;�
��&� � � �CDE:��/��D8:;/�4;$��210�
�
/����%
F�&� ����
��'%9�"�C��%

���
%7��
%+�#%�GG�%��5
#�9##�%7��

'����##� G��� �� 
��� �������� !
��"�##�
��		9

��%
�
� H��
"
%+� ������ I!�HJ� 

�
��""�A���%
�
��
%7�*��
K�
�!
��"�##-���������
'��'�#�#�%��A9
"5���
���20)L�	�
�'�"���
%7

���
()L<()L�G�
��5�������
%7

��
��<
%

��%���������
9%
"
K�5�G���#����


�-�

�
$
%������%
�
&�� � � 1>3>�/D�6M�N�:/�O:���E,�

6�:/6E:,8D�:$��/,.�!��3>22)�
�
�##�##��#�4����"�/9	A��&�� =21>?)))?)20?)2)P�
�
Q�


�&�� � � � E?2�

27



�����������	��
��
����
�
� ��

��������������
�
����������� ��
��!����"��
!
#$��
#���
!!�%���!��� ��
��
������&
	�#��'������!�#�#��#�
��(�� �
"���
�
���
 �
#
�!��(�������)�	��
��
����
�
*+�����,'-�"��#�#������
!!�%���!��� ��
#�

���
.-/�%$�.-/�"�
�� �������	�
���&
�#

��#�����#��#��
!!����0
 ��
�#(��!������


�+�����
������� �!���#
�
�
��� 1���
#�#����"
����#�#
�
��
 ��������#����#���#�"��	��������!+���
��
!���#
�
���!���#��	


	
2��� 1���
#����
 �
#
�!�(���+��������1��#��
!!�(#
!
2���������
 �"
%���
#��#��
!!�%��%��(��#�(
 �����(
 �"��	�#����(%!
���
��#��"���$�)34�5(�6!

�7
!!�8 *+�
�
9:���;��<==�>��
�
?
��!������		(

��#
�
���������(!�#� �

�����#���,@+,-��"�#���5AB�+�����C
#���
!!�%��
!���#� ��
�������#$�2�
� �8D,+�����"��
!
#$�
���!���
"
� ������	�
���!��),'-/����!���*+��!!�
"��
!
#
���
�#�	��#

��#����#�
 �� ��"����
�� 	


�#��#
0�������0�!���E(
������FG�7���

��
4&�	

���H��
�
�
+���C4G�� �#��	

�#
�
�
����E(
�� +�C�#%��6����������2�
�+�����8D,�
�
 �8D-+I���#%��6������%��� ��
�%(
! 

���#��
����"���
��� ��
�#����!$�#����#����+���
�
#�J!�
 ����

���!�
�����

��#���!���#
�
��"��&
�#

���#�(�#(���K�#������
 ��#����
�
�

"
��
#��
#��"��#(���L��
 �

 
��#

��#$����
 �!���#
�
���"��!�
#�(�� �#�������
�?�M�
��	��
�
#�+�B(�#�(#
!
2���&
�#

��#�����"��������


�+�G��#��
	��"��	��""��#� �������#
���
�
 ��(%!
���
��#�D��"D��$��#�0��$

�� 
�#�
����������E(
�� +��
�
�<==�>��
�
���
6�$�(�"���$�(����0
����"��(���������!+��?��!��6�"����� �#��	��#

���
#��#����
#$��"�
5�

%�
 ���A�!�
 ��
�#�
�����1��#+�
�
8���� �K�
�

�
5
!!�3��#��
����3��#��N��(���
�
�%���!"��"�O��
2�
�?
��!����

28



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

���������

	�
��������


����
�

���������
�

�	�����
�

	
������
�


����
������


������


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

���������������������



�����
�
��������
�������  !

""���������
���������������
�����������������
�����������
	
�	
����
#��#�����
�����#������
�
�������
������
����������

������
������������������
������
����#�	
�������
�

���������� ���
�����������
�


���� ���������������������



�����
�
��������
�������  !

��
��
������� ���#���������
�
��������

	�
����$� % ��&!!!&! '&! !(
������� 
& 

������
�� %�)�(�*�' ���+� ,%��-''�%!).
�������
��  '')�('*�(-�'/+� ,& ''�/%(%!').
���
���  ����
����������
�
���
�����������  -(�/*

,�.���
����
���������  '!�!*����
,�.��
���
��������
��� �!!������

����	���#� �
�
��	� ��&�

����
���������
�$����!'�%

�����
��$����


���������$����


�
����������&�����������
�����������
	�
���

 � ���������&/ ����������������
�����
���
���


'� ��
����������&/ ���
(� ���	���������������
������������������
��&/�������������
���
���������&/��
%� ������0��� -%����
��
��
���
������

�����
/� ������#�����������
��
�����������
��
���
������

��
-� ��
��
���������� ���������
��������������#��
�� ��
��������������
��
��
����
�� ��
��
��������������������#��
�� �������������'������������
����������������������

#���
�����
 !���
�������������#��������������

#���
�����
  ���
��
�����������#��������������

#���
�����
 '���
��������������&(!/
 (������������������&������
�
�����

#���������
�
��������

 %���������������

#�
�����������������#��
 /���
����������������������#��
 -���
��
�����������
�������������
 ����
�������������#������#���
 ������������������������
��
�

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


'!�
������������������������������

�������

������

	
����������
������	
��������������

	
���������	�



������
�
�������

��������
�0

����
�������
��

��������
���	�������#���	

���������������������


�����
�
��������
����

��  !

����
�����������

	
����������
������

�����������

���������

�������



���
�	����



��������
����


�����
�

������
��#�



�����#� �


��

12134567489:;4<=4>?@412A
BCDEFGH=4I842JK3A
LA3;21K;AMK3

III;N8>OP8QR<SOTUS<VWON<S;NB?

N8>OP8Q4R<SOTU4S<VWON<S

	

��
��
��
�

#

��
���
�

�
��
��
�

��
���
�

   �''�'(	
������������

������

� �!

�XYZ[

�����������




�\X]�][̂ Z*_�̀abX]�
�̂ bb�̀acXYa�dXe�fgh�

�		
�����
�����������
�������

�����������&���

""�
������
��������	���������������
��������������


�
�������������

��������
��������
������
�

	
�������
��

	
�������
��

	
�	���
�������������������������������������
�������#��������0�������	�
����

i (!�!*�0�(!�!*�,�!!.��������
��

i -�!*�����������&�����������j� '�!*���
��
���

�������������������
���
��������
��

i ,(.�����	������
�����,'.���
�����
����

��
�

i , .�������#��&�
�������,(.�����
��������	����#

i , .� '!�!*�����	����������������
��������
��

i , .������������������	�����
�

i ����������
�
������������j��
���
�����

��		�
������	����

'! ���
�������
����
����	�������#���
�

'!' ��
����������
������	������#���
�

'!' ��
��������
�#����������#��	������#
��
�

'!''�������������	������#���
�

'!''��
�������
����
�

'!''�����
�������������
������
�

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

	�
���
���

� �! �����������

�� ��
��#

� �! ���
���������	���

�'�! �0������������	���

�'� 	
�	���
������	���

�(�! ����������

	
�	�
�#�����
�
���
������������	���� �'
	����0� !(�'
�����
�
��������
�������  !

����
�����
�
����
���
/!!!������#������


��
#�����'�/ �

�		�������
����
���
/!!!������#������


��
#�����'�/ �

�����������������������
��
����
��	
	����0�'%%�
����������������'� 
�������
��
	���%'/���-�'�!�

�������	�
��������������
��
����
��	
	����0�'%%�
����������������'� 

��������
��
	���%'/�'�!� (�-

��
��#�
�

������������	��#�����
�������������
��	��
	���'!-�'%%�% % 

29



30



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

�
�
��

�
�
��

�
�
��

�
�
��

�
�
��

�
�
��

�
�
��

�
�
��

�
�
��

�
�
��

�
�
��

�
�
��

�
�
��

�
�
��

�
�
��

�
�
��

�

�

�

�����

�����

�����

��
��
�

��
��
�

��
��
�

��
��
�

�	
	����
��������������

���
����������������


	���

����������������

�������������������

�����������

���������

��������

�����������

���������������

��������

��������
 !

������
 ! ��

��

"#"$%&'(%)*+,%-.%/01%"#2
3456789.%:)%#;<$2
=2$,#"<,2><$

:::,?)/@A)BC-D@EFD-GH@?-D,?30

?)/@A)B%C-D@EF%D-GH@?-D

��
��
��
��
��
 

��
���
�
��
��
��
��
��
���
�

� ���II�IJ�������K��������������

����

�LMNO

���P��������!��Q�R�	�S��Q

�IIPJT������!��Q�R�T�S��Q

	�ST�S�S �U�S

�����������������

������������������

�

��������������������������������������������������
�����������
�����������������V�������������������������������
����������������������������� �W�����������X�

����!

��������Y����������������
��������������

W�X��	S���������������� ���������

Z[\]̂_̀ab[̂b

�������c!��T��	�������I����J
��K�!�����
���
K�����!�����

W�X���������������������

W�X������� �����V���������
����������������

W�X�
��������W� �X

W�X�������� ������W���������������X

d̂ aef_ghidajihha[k

�

�J��

�

�J��

l
U
T


��
S��
�
�
�
�
�
� 
��
��
�

l�I���S�������� �����

l
U
T
�
��
S��
�
�
�
�
�
� 
��
��
�

l�I���S�������� �����

[
ik
m̂
ah
d
ad̂

W�X��������������� �

W�X��IS�������������������������Wl��	SX

U
J
S�
�
Q

n
J
S�n
Q

I

�J��

W�X�������� �

T�S�nQ�IS��Q

�
	
�
S�
J
Q

31



�����������	
�����

�
�
�����
�������
�������

�����

����
�����
�����

�
����������
������

���������
�

���������


������


����
������

�
��������
����

������
�

����	������

�
������� ��

�


 ! "#$%&#'()*#+,#-./# !0
1234567,#8'#!9:"0
;0"*! :*0<:"

888*='->?'@A+B>CDB+EF>=+B*=1.

='->?'@#A+B>CD#B+EF>=+B

�

�

��
��
�

�

��
���
�

�
��
��
�

��
���
�

� ��GHHGHI�
�
���J�������
������

�H��

�KLMN

���O������
����G�P�Q��RS�P

�HHOIT����
����GTP�Q��RS�P

�RTR�R �UR

�V�������������
���

�V�������������
���

W�X�����
���I�RS�P�O�I�RS�P
�������
������
���W�����Y���X

W�X��
���������
�������
����
����WIX

W�X��
������
����������

I�RS�P�
������
��

I
�
RS
�
P�

�
�
��
��


�
�

��RS�P����
���G����������������

32



�

�

�

�

�

�

�

�

�

�

� � � � � � � �

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�

���������������������������

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�
�

�

� � � � � � � �

��
��
�

��
��
�

��
��
�

��
��
�

��
��
�

��
��
�

��
��
�

��
��
�

��
��
�

��
��
�

��
��
�

�
�
�
�
	


����	


����	


����	


�� 
���

�
�����������
�����
����

���������������������
����

��

�������
��	������ 


�������
��	������ 

!�"�#$���%����	������#��
����&#	�'� ����'��# 


��(�� ���#�)�	 ��	����

��	 ��	
$��	��� 
*�%�

(�

�

��'��	�� ���$	� 

���+����	 ���'��	� 

�������	���

������ �,

�	�� ���


����	��	� 


��%	 $�-���	� 


���-��,

����)�
����


��% ���� +


��

./.012341567819:1;<=1./>
?@ABCDE:1F51/GH0>
I>08/.H8>JH0

FFF8K5;LM5NO9PLQRP9STLK9P8K?<

K5;LM5N1O9PLQR1P9STLK9P

��
��
	'
	 
��
�

 �
���
�
��
��
 �
��
#�
�	�
 


 

����������	'�U� 	 $�
��%	 $�

��,


 VWXY

 

!�"�-��	U� ��#�
�����&#	�'� ��� 

��Z%�$� �������� ��� �,���
�
%	��	 �

�����[�
�������&#	�'� ������

!�"�
��,���'� �����\�!�"
��%�����������	 ��


!�"�-��	U� �� ��  ���%�
�����	���
�� �	�����
�&#	�'� ��'�# ��
���
!�"���%��\�� ��  ���]
�����&#	�����
%������
�����	 ��


!�"��������$� $�'����
�� )�]��	�������	 ���� 
#�	�	��������'�

!�"�����������'�	 *����

!�"���%��������������������
�� ��
���'��# 


!�"�
������
�#�����������$����%�
�����-�
��	$ �$�

! "�-��	U� ������'��%��	 ��$����
����

�� ����!	��"�]��	�������	 ��

! "�-��	U� �������%	
�
��������	
$�

�#�#��
�&#	�'� �
����

�#�#��
�&#	�'� �
����



�
��
�
�


�����


������#�	�	��������������'� �


����������������


������

�
�
��
�
�

33



�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�

��

�

� �

�

� �

�

��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�
�
�
�
��

�

��

�

� �

�

� �

�

��

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

	����


��������
������

�������
�����������

�����
�����

�����
���

��������

�����������

�������
�������

��������

�������
�� 

�����
�� ��

��

!"!#$%&'$()*+$,-$./0$!"1
2345678-$9($":;#1
<1#+"!;+1=;#

999+>(.?@(AB,C?DEC,FG?>,C+>2/

>(.?@(A$B,C?DE$C,FG?>,C

��
��
��
��
��
�

��
�
�
�
�

��
��
��

�
���
�

� ��HIIHIJ������
K�����
��������

�J��

�LMNO

����������

P�Q
��������I���R
��������
��
��
�������S
��������
��
����
T
���
��
�������
��
�
�����
���

�������
��
��
��������
��
������

P�Q
����K��
������
H
����
�����
��
���
���
��
��
��
������
������
����
�����
���
��
���
��������

P�Q
�
�
��
�������
���������
����

P�Q
����K��
�
�����
�U
������
������
��RV�W
�
�XRV�W
�U
������
����

P�Q
����K��
��������
�H
����������
���������
�U
������
��
����
��
P�Q

�����S
��������
T
���
�U
��H��������
��
��
�������

P�Q
�������
J�RV�W
Y
J�RV�W
������
�����
��

P�Q
�IRV�W
��
���
������
����
�H
��������
�������

�ZR�R�R JIR
��Y��
����� 
�H�ZW
[
�RV�W


IIYJ\
����� 
�HJIW
[
�RV�W

�ZR�R�R JIR
��Y��
����� 
�H�ZW
[
�RV�W


IIYJ\
����� 
�HJIW
[
�RV�W

P�Q
���
��
��������
�I���R
���

P�Q
�����
���R

P�Q
����K��
�������
���
������
�I���R

����
���������I��
��
����������

����� 

�����
�������
��
H
��
��
������
���
��U
����
��������
��U
��������
���
���
������
���������
���������
�U
�������
�������
���
��������
�����
��
��������
H
����������
�U
�������

I����
��
�����������
�������
��
���
�����
������
����
����V\\X
���������
��
��U
����
��
����K���

J���
��U
�����
X�
��������
��
��
�������
��
J�
�����������
���
����
��
��������
�U
��
��
�����
��������
P��
������Q�

P�Q
���
��
��������
�I���R
���

P�Q
�����
���R

P�Q
����K��
�������
���
������
�I���R

P�Q
�������
�I���R
��������
��
��
�������S
��������
��
����
T
���
��
�������
��
�
�����
���
�������
��
��
��������
��
������

P�Q
����K��
������
H
����
�����
��
���
���
��
��
��
������
������
����
�����
���
��
���
��������

P�Q
�
�
��
�������
���������
����

P�Q
����K��
�
�����
�U
������
������
�IRV�W
�
I�RV�W
�U
������
����

P�Q
����K��
��������
�H
����������
���������
�U
������
��
����
��
P�Q
�����S
��������
T
���
�U
��H��������
��
��
�������

P�Q
�������
J�RV�W
Y
J�RV�W
������
�����
��

P�Q
�����
��
�������
���

P�Q
�����
��
�������
���

34



Planning Commission Regular Meeting Agenda Bill

MEETING DATE:  June 13, 2024          ESTIMATED TIME: 45 Minutes 

AGENDA ITEM: Discuss Revising Hotel Definition and/or Use Specific Standards

AGENDA CATEGORY:  Review and
Recommendation

PROPOSED BY:  Jennifer Sutton

PREVIOUS PLANNING COMMISSION
REVIEW DATE(S):  April 25, 2024

PREVIOUS COUCIL REVIEW DATE(S):  December 12, 2023; May 14, 2024

RECOMMENDED MOTION:  
Discussion only. City planning staff is seeking policy recommendations from the Planning Commission on new definitions
and standards for hotels per City Council direction.

SUMMARY:  
On May 14, 2024, the City Council discussed the Planning Commission's recommendation to postpone additional work on
hotel regulations until the preferred alternative for the Winslow Subarea Plan (WSP) is complete.  At the close of its
discussion, the City Council unanimously approved a motion directing the City Manager to come up with use specific
standards (and) definitions for hotels for the Planning Commission to consider. 

Staff propose several categories of "hotel" for consideration and have preliminarily identified additional standards the
Planning Commission and City Council may wish to consider applying to future hotel-like uses, in addition to all existing
standards that already apply to any new commercial development.

Any Planning Commission policy recommendations on hotel definition(s) and standards will be forwarded to the City
Council for potential inclusion in city code at a future date. 

BACKGROUND: Hotels are currently not allowed in downtown Winslow. On April 13, 2021, the City Council approved
Ordinance No. 2021-03, prohibiting hotels in the Central Core, Gateway, and Ferry Terminal zones (“downtown”
Winslow). Prior to approval of the ordinance, hotels had been allowed in those zones as a “Conditional Use.”  Hotels
continue to be allowed as a permitted use in the High School Road zones.

In July, 2021, the City Council directed that the Planning Commission provide an initial advisory recommendation on
whether hotels in the downtown Winslow area can be considered a consistent use relative to Comprehensive Plan goals
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and policies. In October, 2021, the Planning Commission concluded that hotels in the downtown Winslow area can be
considered consistent with the goals and policies of the Comprehensive Plan, provided there is a review and revision, if
necessary, of the definition of hotels and of hotel-specific use and development standards, beyond the zoning dimensional
standards.

On December 12, 2023, the City Council referred the issue of updating the development code for hotels to the Planning
Commission for a recommendation. On April 25, 2024, staff gave the Planning Commission a presentation to the Planning
Commission regarding:

1. how hotels are currently regulated on Bainbridge Island, and

2. considerations for where and how hotels could be allowed.

At the close of the April 25 discussion, the Planning Commission unanimously approved the following motion:

I move to recommend to the City Council that we postpone discussion regarding consideration of hotels in the Winslow
area until we are able to be responsive to the preferred alternative presented in the Winslow Subarea Plan.

ATTACHMENTS:
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What Kind of Hotels Should 
Bainbridge Island Have? 

Planning Commission Discussion

June 13, 2024
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Meeting Purpose
Discuss and get Planning Commission 

feedback on potential definitions and 

standards for types of hotels.

“Where” to allow hotels to be discussed 

during next phase of policy discussion.
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Current City Lodging Definitions

“Hotel” means a building (or group of buildings) 

containing guest rooms, where lodging is provided 

for transient visitors. May contain one or more 

restaurants.

“Inn” means a building (or group of buildings) 

containing up to 15 guest rooms, where lodging is 

provided for transient visitors. May contain a kitchen 

and/or dining room for serving meals (for guests).

“Bed and breakfast” means a single-family residence that is owner-occupied and in which (a) three or more 

guest rooms are provided within the residence or within accessory buildings, for compensation, as overnight 

accommodations for transient visitors who remain no longer than two weeks in any one visit, and (b) breakfast 

is customarily included in the charge for the room. **Bed and breakfast establishments containing one or two 

sleeping rooms may be considered a minor home occupation.
39



Proposed Definitions 
Current “Hotel” definition is general to any lodging 

with 16+ rooms. Staff proposes regulations that 

recognize different types of hotels based on size and 

features.
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Proposed Definitions
“Boutique Hotel” means a building (or group of buildings) 

containing between 16-40 guest rooms, where lodging is 

provided for transient visitors. May contain a kitchen and/or 

dining room for serving meals to guests, but not a restaurant 

open to the public, or other accessory businesses.

“Mid-Sized Resort” means a building (or group of buildings) 

containing 40-60 guest rooms, where lodging is provided for 

transient visitors, and also containing a spa or salon facility. May 

also contain restaurant(s), meeting/ event space, retail, 

recreation or entertainment facilities. 

“Mid-Sized Hotel” means a building (or group of buildings) 

containing 40-60 guest rooms, where lodging is provided for 

transient visitors. May contain restaurant(s), meeting/event 

space, retail or entertainment facilities, but not spa or salon 

facilities.

“Large Format Hotel/Resort” means a building (or group of 

buildings) containing more than 60 guest rooms, where lodging 

is provided for transient visitors. May contain restaurants, 

meeting/event space, retail or entertainment facilities, spa or 

salon facilities, and any other accessory businesses.
41



# 
Rooms

Dining 
Room 

Restaurant
Meeting or 
Event Space

Salon or 
Spa

Recreation Retail Entertainment *

Inn
15 

max.

Boutique 
Hotel

16-40

Mid-sized 
Resort

40-60

Mid-sized 
Hotel

40-60

Large Format 
Hotel/Resort

More 
than 
60

*In Winslow, Entertainment Facilities are only permitted in the MUTC- Core and High School Road zoning districts.

Proposed Types of Lodging and Allowed Accessory Amenities
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Evaluated During 
Land Use Permitting

• Proposed use(s)
• Building bulk (height, setbacks, size)
• Parking
• Design (Design Review Board)
• Circulation/traffic: pedestrian, bicycle and 

automobile
• Utilities
• Stormwater management
• Landscaping

• Noise

Approval Process for SPR Permit

• Review and recommendation by Planning 
Commission

• Director decision
• Decision criteria include context-sensitive design
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Parking Reduction 
Supported by 

Shuttle Service

Bicycle 
Rentals

Setback from 
Residential Zone

Water 
Conservation 

Measures
(beyond code)

Inn Existing Zoning Standard 

Boutique 
Hotel

10 feet or Existing Zoning 
(whichever is greater) 

Mid-sized 
Resort

50 feet or Existing Zoning 
(whichever is greater) 

Mid-sized 
Hotel

20 feet or Existing Zoning 
(whichever is greater) 

Large Format 
Hotel/Resort

50 feet or Existing Zoning 
(whichever is greater) 

Proposed Additional Use Specific Standards (BIMC 18.09.030.D)
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Next Steps on Hotels
Planning Commission policy recommendations on hotel 
definition(s) and standards will be forwarded to the City 
Council for consideration.
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