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Prepared by: Olivia Sontag, Planner 
Date: February 7, 2019 

Request: Site Plan and Design Review (SPR), PLN50958 SPR 
Shoreline Substantial Development Permit (SSDP), PLN50958 SSDP 
Shoreline Variance (SVAR), PLN50958 SVAR 

Owner:  CKCB Madison Avenue Development LLC 

Location: Undeveloped – (subject property is between 220 and 270 Madison Avenue S) 

Tax Parcel: 262502-3-078-2006 

Part I: Description of Proposal and Recommendation 

1. Description of Proposal: The applicant proposes development of a courtyard-style ten-unit
residential building made up of eight (8) one-bedroom apartments and two (2) townhomes.
Vehicular and bicycle parking is proposed in an underground parking garage with a disabled
access parking space located along Madison Avenue S. Other frontage improvements include a
bike lane, a five (5) foot sidewalk, street trees and other landscaping. The applicant is also
requesting a shoreline variance for an additional five (5) feet in height for two (2) elevator/stair
towers providing disabled access to the rooftop for each townhome.

The undeveloped 0.39-acre property is located within the Mixed Use Town Center – Central
Core Overlay District. The proposed development is within shoreline jurisdiction and is located
adjacent to a marine bluff and a geologically hazardous area. The applicant proposed to reduce
the minimum buffer to the geologically hazardous area from 50 feet to 10 feet. The buffer
reduction was supported by an Independent Third-Party Geotechnical Review, requiring a 10-
foot buffer and a 15-foot building setback from the top of the slope.

The proposal preserves all native vegetation within the shoreline buffer and proposes a public
trail along the top of the marine bluff as a continuation of the Waterfront Trail.

2. Environmental Review: The project is subject to State Environmental Policy Act (SEPA) review as
provided in Washington Administrative Code (WAC 197-11-800).

3. Staff Recommendation: Staff is recommending approval of the Site Plan and Design Review (SPR)
and the Shoreline Substantial Development Permit (SSDP) with conditions. Staff is not making a
recommendation on the Shoreline Variance (SVAR).

Exhibit 1
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Figure 1 – Site Plan 

Part II: General Information and Site Characteristics 

Basic Information 

Zoning District Mixed Use Town Center – Central Core Overlay (CORE) 

Gross Site Area 0.39 acres (18,112 square feet not counting 20-foot wide strip) 

Soils and Terrain Soils consist of Glacial Till, Kapowsin gravelly sandy loam. The majority of the 
site slopes gently toward the east to a steep slope approximately 15 feet in 
height that extends down to a tidal inlet. 

Critical Areas Geologically Hazardous Area and Buffer 

Shoreline Designation Urban 

Existing Development Undeveloped 

Public Services and Utilities 

Police City of Bainbridge Island Police Department 

Fire Bainbridge Island Fire District 

Schools Bainbridge Island School District 

Water COBI Water Service Area 

Sewer COBI Sewer Service Area 

Storm Drainage Proposing to tie into an existing outfall for a direct-discharge of stormwater to 
Eagle Harbor if connecting to the storm drain on Madison Avenue is infeasible. 
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Figure 2 – Vicinity Map, Project Site, and Surrounding Zoning 
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Part III: Application Background  

Date Action  Summary 

September 26, 2017 First Preapplication Meeting Staff requested more information in order to 
determine the permit process. 

November 6, 2017 Design Review Board (DRB) 
Meeting 

Preliminary review and discussion. DRB suggested 
that shoreline issues be resolved before the next 
DRB review and requested that the applicant 
provide the design in 3D. 

November 7, 2017 Second Preapplication Meeting Permit process was determined. 

November 9, 2017 Preapplication Letter Sent Included comments from the Fire District and COBI 
Public Works Development Engineer. 

December 11, 2017 Public Participation Meeting Meeting was well-attended with 50+ attendees. 
Comments and concerns centered around the 
request for a variance for height, activities and 
elements proposed on the rooftop, privacy for 
neighbors, pedestrian traffic along Madison, and 
requests that the Waterfront Trail be installed on 
the property. 

January 9, 2018 Development Moratorium 
(Ordinance No. 2018-02) 

The moratorium as originally adopted prohibited 
applications for many land use actions. The 
moratorium was subsequently modified to allow 
an exception for Major Site Plan and Design Review 
proposals that were not otherwise subject to this 
moratorium and that had a preapplication 
conference on the Planning Department’s calendar 
before the effective date of the moratorium. 
(Ordinance No. 2018-05) The moratorium was then 
revised again to allow an exception for Major Site 
Plan and Design Review properties located in the 
Mixed Use Town Center/Central Core Overlay 
District. (Ordinance No. 2018-09) 

February 28, 2018 Application Submitted Submitted on the effective date of Ordinance No. 
2018-05 as an allowed exception. 

March 28, 2018 Determination of Completeness Application was deemed complete. 

April 23, 2018 Design Review Board (DRB) 
Meeting 

Recommended approval with several conditions 
and additional review of the building materials and 
landscape site plan prior to permitting. 

June 13, 2018 Multi-Modal Transportation 
Advisory Committee (MTAC) 
Meeting 

Preliminary review and discussion. Committee 
members scheduled a site visit. 

July 11, 2018 Multi-Modal Transportation 
Advisory Committee (MTAC) 
Meeting 

The Committee voted 6-0 to recommend City Staff 
require the applicant to complete a segment of the 
Waterfront Trail on the subject property. 

January 24, 2019 Planning Commission Meeting Recommended approval with several edits to 
conditions and denial of the shoreline variance. 
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Part IV: Comprehensive Plan Goals and Policies 

Elements Goals and Policies 

Introduction 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 #4: Consider the costs and benefits to Island residents and property 
owners in making land use decisions. 

Land Use 
Element 

Island-Wide Conservation and Development Strategy – Goal LU-4: As part of a long-
term Island-wide Conservation and Development Strategy, focus residential and 
commercial development in designated centers, increase a network of conservation 
lands, maximize public access while protecting the shoreline, minimize impacts from the 
SR 305 corridor and conserve the Island’s ecosystems and the green and open character 
of its landscape. 

Designated Centers – Goal LU-5: Focus Urban Development in Designated Centers. 

Policy LU 6.2: Promote dense residential and commercial development and encourage 
human activity within Winslow, the heart of Bainbridge Island. In order to create a 
vibrant city center direct growth where infrastructure exists, reduce reliance on the 
automobile, provide opportunities for affordable housing and absorb growth that 
would otherwise be scattered in outlying areas. Plan for adequate parking in Winslow to 
accommodate residents and visitors who drive downtown for shopping, participation in 
local government, attendance at cultural events and centers, and to use other 
resources in Winslow. 

Winslow Town Center – Goal LU-7: The Winslow mixed use and commercial districts are 
designed to strengthen the vitality of downtown Winslow as a place for people to live, 
shop and work. The Winslow Mixed Use Town Center (MUTC) is intended to have a 
strong residential component to encourage a lively community during the day and at 
night. The high residential density of Winslow requires the Central Core Overlay District 
to provide services and products that meet the needs of residents as well as visitors. 

Policy LU 7.3: Central Core Overlay District – The Central Core is the most densely 
developed district within the Mixed Use Town Center. Within this Overlay District, 
residential uses are encouraged, but exclusive office and/or retail uses are permitted. 
Mixed-use development within the Central Core Overlay District that includes a 
residential component may be exempt from requirements to provide off-street parking 
for the residential component of the project. 

Economic 
Element 

Development in Designated Centers – Goal EC-6: As the city’s designated centers 
evolve, balance their functions as places of commerce and employment with their roles 
helping to meet housing needs and provide focal points for civic engagement and 
cultural enrichment. 

Policy EC 11.2: The predominant focus of downtown Winslow is to serve the 
commercial and social needs of Island residents. A lively, pedestrian-oriented town 
center that provides a mix of commercial and residential uses creates a potential tourist 
destination. 

Environmental 
Element  

Geologically Hazardous Areas – Goal EN-8: Protect landslide hazard areas and erosion 
hazard areas from the impacts of use and development for the protection of public 
safety, property and the environment. 
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 Policy EN 8.1 Avoid land uses on landslide hazard and erosion hazard areas. If the 
hazard caused by development can be mitigated, then design land use to prevent 
damage to persons or property and environmental degradation and to preserve and 
enhance existing vegetation to the maximum extent possible. 

Policy EN 10.2: Encourage the retention of existing trees and vegetation and the 
planting of new trees and vegetation that provides natural filtration of suspended 
particulate matter, removes carbon dioxide and improves air quality. 

Water 
Resources 
Element 

Policy WR 2.3: To promote efficient use of groundwater resources, encourage the 
expansion of existing water systems rather than encouraging shallow or individual 
residential wells. 

Policy WR 2.13: Require the retention of native landscapes to promote water quality 
and to reduce the need for irrigation. 

Surface Water Protection and Management – Goal WR-3: Achieve no net loss of 
ecological functions and processes necessary to sustain aquatic resources including loss 
that may result from cumulative impacts over time. 

Policy WR 3.2: Require that vegetated buffers be maintained between proposed 
development and the aquatic resource in order to protect the functions and values of 
such systems. Restore degraded buffers to enhance their function. Allow reductions in 
vegetated buffers only in areas where such reductions, if consistently applied, would 
not result in significant cumulative impacts to aquatic resources and fish and wildlife 
habitat. 

Policy WR 3.3 Require that buffers be retained in their natural condition wherever 
possible while allowing for appropriate maintenance. Where buffer disturbance has 
occurred, require re-vegetation with appropriate species, with a preference for native 
species, to restore the buffers’ protective values. 

Housing 
Element 

Policy HO 3.1 Encourage innovative zoning regulations that increase the variety of 
housing types and choices suitable to a range of household sizes and incomes in a way 
that is compatible with the character of existing neighborhoods. 

Policy HO 4.1 Encourage new multifamily housing in a variety of sizes and forms in 
designated centers. 

Transportation 
Element 

Multimodal – Goal TR-1: Encourage the development of an integrated multimodal 
transportation system that provides a range of safe transportation alternatives and 
increases the through movement of people, maximizing use of non-motorized and 
public transit. 

Policy TR 1.1: In accordance with complete streets practices and guidelines, new or 
rebuilt streets shall, as much as is practical, address the use of the right-of-way by all 
users. 

Non-Motorized System – Goal TR-2: Provide a non-motorized transportation system 
that is a planned and coordinated network of shoulders, sidewalks, trails, footpaths, 
bikeways and multi- purpose trails that connect neighborhoods with parks, schools, the 
shoreline, the ferry terminal and commercial areas. 

Policy TR 2.2: Trails should provide for both passive and active pursuits including 
recreation and nature study, exercise, shopping, and commuting to work and schools. 
Coordinate with the Park District as the primary provider of the community’s 
recreational trails. 
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 Policy TR 2.4: Provide a network of sidewalk facilities adjacent to roadways in 
designated centers with the Winslow area given priority. Sidewalks shall be of sufficient 
width to accommodate expected pedestrian use, including safe crossings with adequate 
overhead or embedded lighting. Where possible, separate sidewalks from the roadway 
with a street tree planting strip and buffer. Designs should accommodate users of all 
abilities, meeting ADA requirements. 

Policy TR 2.6: Develop a trail system to serve non-motorized users across the Island. As 
envisioned, the network will include the Waterfront Trail in Winslow, the Sound to 
Olympics Trail (STO, a regional trail connecting the Ferry Terminal to the Agate Pass 
Bridge), intra-island multi-use trails, unopened City rights-of-way, shoreline trails, and 
connecting pathways within neighborhoods. The goal is to provide walkability within 
neighborhoods and Island-wide connectivity for both pedestrians and cyclists. 

Policy TR 2.11: Secure easements and other land dedication for non-motorized facilities 
through development and redevelopment mitigation and conditions, donation, tax 
incentives, and direct acquisition. Coordinate these efforts with the Park District when 
parkland and recreational trails are involved. 

Policy TR 8.4: Complete and protect the Winslow Waterfront Trail. 

Policy TR 10.1 Provide adequate parking in designated centers. Development of street 
frontages in urban commercial areas should maximize on-street parking to the extent 
practical. Development projects in urban residential areas should consider on-street 
parking rather than off-street parking. 

Utilities 
Element 

Policy U 12.2: Within public sewer system service areas, new construction should 
provide for eventual connection to public sewer systems. 

Storm and Surface Water – Goal U-13: Manage stormwater runoff to protect life, 
property and habitat from flooding and erosion; to channel runoff to minimize impacts 
to daily activities; to protect the quality of groundwater, surface water, and the waters 
of Puget Sound; and to provide recharge of groundwater where appropriate. 

Policy U 13.2: Require new development to provide both on-site and off-site 
improvements necessary to avoid adverse water quality and quantity impacts. 

Policy U 13.5: Minimize disruption and/or degradation of natural drainage systems, 
minimize impervious areas by restricting site coverage, and encourage site permeability 
by retaining natural vegetation and buffers, and specifying use of permeable materials. 

Policy U 14.5: Encourage the electric service provider and electricity users to use carbon 
neutral electricity generation, local electricity generation, and innovative technologies 
such as solar power that are reliable, cost effective, preserve resources, provide 
minimal environmental impact, and do not contribute to global warming. 

Policy U 14.8: Encourage new development to integrate environmentally responsible 
and innovative energy systems. 

Part V: Public Notice, Public Comments, and Agency Comments 

1. Public Notice 

Date Action Summary 

April 6, 2018 Notice of Application/SEPA 
Comment Period/Hearing Published 

30 Day Comment Period 
Seven (7) Public Comments Received 

June 8, 2018 Revised Notice of Application/SEPA 
Comment Period/Hearing Published 

30 Day Comment Period 
Five (5) New Public Comments Received 
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The project was re-noticed after some 
properties were inadvertently omitted from 
the original comment period that occurred 
from April 6, 2018 to May 7, 2018. All 
comments received during the original 
comment period remained valid. 

July 9, 2018 End of Comment Period for Notice 
of Application 

Total of 12 Public Comments Received 

January 11, 2019 Notice of Intent to Reduce the 
Minimum Buffer in a Landslide 
Hazard Area 

21 Day Comment Period 

January 29, 2019 Mitigated Determination of Non-
Significance (MDNS) for SEPA 

14 Day Appeal Period 

February 4, 2019 End of Comment Period for Notice 
of Intent 

Two (2) Public Comments Received 

February 12, 2019 End of Appeal Period for MDNS 
SEPA Determination 

No appeals have been received as of the date 
of this staff report. 

2. Public Comments 

Summary of Comment City Response 

Variance for Height: 
Seven (7) comments were received in opposition to 
the height variance. Reasons provided included:  

• Obstructs views of the harbor.  

• Reduced privacy for surrounding properties. 

• Interferes with the view corridors of the 
Seabreeze condominiums from the North. 

• Heights of this building at the eastern end of the 
building, northeast, and southeast corners are 
already well in excess of 30 feet due to the 
natural slope/grade of the property. 

• Roof could be accessed by several other means 
such as recessed, uncovered, or open stairwells. 

• This request does not meet the variance 
decision criteria. Granting a variance would 
amount to special privilege not available to 
others. It would adversely affect neighboring 
properties. There are no special circumstances 
identified. The property owner has not 
demonstrated that a variance is necessary for 
reasonable use of the property. 

• Purpose is to enrich the amenities of two 
waterfront luxury condominiums.  

• Pedestrians who walk Madison Ave daily should 
not be subject to an exceptionally tall and 
imposing building blocking more view.  

• Want to keep the ‘small town’ feel of Winslow. 

The decision criteria for the shoreline variance are 
analyzed in this staff report and have been used to 
make a recommendation on the application. The 
applicant has been asked to consider other ways that 
the roof can be accessed. The applicant provided a 
height analysis depiction of how the height increase 
will impact views of the properties to the north along 
the east side of Madison Avenue. The applicant has 
attempted to minimize these impacts by limiting the 
size of the elevator/stair towers. The applicant has 
correctly calculated the average grade on the site. Per 
the City’s Shoreline Master Program (SMP), height is 
calculated as the distance measured from the average 
grade level to the highest point of a structure. Average 
grade level is the average of the natural or existing 
topography of the portion of the lot, parcel, or tract of 
real property which will be directly under the 
proposed building or structure. Calculation of the 
average grade level shall be made by averaging the 
elevations at the center of all exterior walls of the 
proposed building. This definition of “average grade 
level” differs from the definition in BIMC Title 18 for 
zoning. Structures within shoreline jurisdiction shall 
comply with the SMP definition. The elevator/stair 
towers will not impact the view from the right of way 
or sidewalk. 
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Rooftop Features, Access, and Privacy: 
In conjunction with the opposition to the variance 
for height, commenters expressed concern over 
the use of the rooftop area. Concerns included: 

• The “stairwell towers” will be far more than just 
a “stair tower”, it will be an outdoor covered 
deck and patio space with large plants and 
trellises that further impact the public’s view. 

• Fixed elements are not proposed, but the 
rooftop will likely have temporary elements for 
shading such as parasol umbrellas, trees and 
planters. A permanent safety railing would also 
be needed around the roof edge. 

• The proposed rooftop deck would create a 
significant privacy concern. Anyone standing on 
the rooftop could look directly into the windows 
and decks of neighboring properties including 
those of Seabreeze condominiums. 

The City does not regulate temporary features such as 
patio furniture, umbrellas, and planters. The applicant 
is proposing to use vegetation on the roof to provide 
privacy for the residents.  
The railing proposed does not exceed the 30-foot 
height limit. In the Mixed Use Town Center – Central 
Core Overlay District (CORE), the landscape standards 
in BIMC 18.15.010.G.5 allow trees required to meet 
tree retention requirements to be planted either at 
ground level or above ground level (such as a patio, 
terrace, or rooftop). The applicant has not proposed 
any of the trees required for tree retention to be 
placed on the roof.  

Pedestrian Traffic on Madison: 

• The sidewalk along the east side of Madison Ave 
is the second busiest pedestrian sidewalk on the 
Island. Thousands of tourists and locals walk up 
and down this sidewalk annually. 

• Placing the new sidewalk right against the 
northwest corner of the property invites future 
trouble when the evening crowd walks up from 
the pub and restaurants on the waterfront. 

The applicant has proposed the sidewalk along the 
east side of Madison Avenue in accordance with the 
Island Wide Transportation Plan (IWTP) and the non-
motorized construction standards. As conditioned, 
right of way dedication shall be provided to the City 
along the full frontage of the property for any portion 
of the sidewalk that is not within City right of way. 
Completion of this segment of the Waterfront Trail 
may alleviate some of the pedestrian traffic along 
Madison Avenue. 

Waterfront Trail and Existing Footpaths: 
Five (5) comments in support of the installation of 
the Waterfront Trail and connectivity through the 
site. Reasons provided include: 

• The proposed commercial development is 
located along the shoreline and is required by 
the Shoreline Master Program (SMP), 2016 
Bainbridge Island Comprehensive Plan Update, 
and the Winslow Master Plan (WMP). 

• It will provide an important link of the 
Waterfront Trail going parallel along the water 
inlet between Bjune Drive and Parfitt Way. 

• The Waterfront Trail has gradually developed 
over 30 years, and this link of the trail has been 
on the list for completion for most of that 
period. 

• Analysis by a professional engineer may be 
needed to provide a smooth transition from the 
existing path to the new path provided by the 
applicant. 

Several City documents support and require the 
installation of the Waterfront Trail: 

• The Winslow Master Plan (WMP) Chapter 4 Open 
Space and Trails WMP 4-3.5. 

• The 2016 Bainbridge Island Comprehensive Plan 
Update Transportation Element Policy TR 2.6, 2.11, 
and 8.4. 

• The Shoreline Master Program (SMP) in the 
Bainbridge Island Municipal Code (BIMC) 
16.12.030.C.4. requirements for public access. 

• The Island Wide Transportation Plan (IWTP) as 
depicted on the system map. 

 
The applicant has proposed the Waterfront Trail along 
the inlet as far south along the panhandle as possible 
as required in the IWTP. The southern 50 feet of the 
panhandle is partially overwater and the trail cannot 
feasibly be constructed. If the applicant would like to 
earn a FAR bonus by providing public amenities, they 
have the option to construct, for example, an elevated 
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• Future easements may be needed to progress 
down to other buildings along the waterfront. 
The trail could go perpendicular to the water 
and exit onto Madison allowing pedestrians to 
continue down Madison to the water. 

• The Bainbridge Island Metro Parks & Recreation 
District (BIMPRD) strongly encourages the City 
to require a trail be built along the waterfront 
side of the site as a condition of approval for the 
development. 

boardwalk that would complete the remaining 50 feet 
of trail. A 20-foot easement for the trail is being 
provided to the City. The project has been conditioned 
accordingly.  

Development Destroying Tree Roots:  

• Deep foundations for the structure are near the 
edge of the property. Digging and clearing to 
within 10 feet of the northern boundary will 
require cutting into the root structure of three 
(3) trees on the boundary line – one of which is 
40-50 feet tall. Cutting the roots is likely to kill 
the trees. Commenter seeks assurances that 
trees on the property line are protected or 
replaced if lost within three (3) years.  

No side yard setbacks are required for the proposed 
development. The applicant has proposed a four and a 
half (4.5) foot setback to the north and an 11-foot 
setback to the south. The trunk of the largest tree 
being referred to in this comment is approximately 
eight (8) feet from the proposed foundation. The 
property owner is proposing to work with the 
neighbor to the north to manage the canopy of the 
tree. As conditioned, an arborist is required to be on 
site to recommend ways to minimize impacts to 
offsite trees. 

Local Developer: 

• Several comments expressed that the 
development is a positive addition to the 
neighborhood and are pleased that the 
developer is a local person. 

The applicant also developed the Eagle Harbor Inn 
across the street to the west in 2003. 

Notice of Intent to Reduce the Minimum Buffer in 
a Landslide Hazard Area: 

• Spoke in opposition to an variances or deviations 
granted to the property. The development adds 
value to the subject property while taking value 
from surrounding properties. No variations 
should be allowed for the improvements to the 
Waterfront Trail. 

• Another comment wants the City to consider 
impacts to the Waterfront Trail when proposing 
these reductions. Worry that the proximity to 
the top of the slope is unsafe and recommends a 
barrier along the ridge for public safety. The 
east-west connection along the southern 
property line connecting to the Waterfront Trail 
was not included. 

The proposed buffer reduction will not impact the size 
of the trail or the required 20 foot easement. The 
applicant has located the trail in accordance with the 
location in the Island Wide Transportation Plan. The 
City had safety concerns locating pedestrian access 
along the southern property line as this is proposed 
for the driveway entrance to the underground parking 
garage. 

3. Agency Comments 

Date Agency Summary of Comment 

February 28, 2018 Kitsap Public Health 
District (KPHD) 

KPHD had no comments. 
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April 23, 2018 Design Review Board 
(DRB) 

The Board recommended approval with several conditions and 
additional review of the building materials and landscape site 
plan prior to issuance of the building permit: 

• Look into the Fair Housing Act and how the project meets 
the requirements; 

• Move bedroom window on lower level over to the right so 
the bed isn’t right up against the window and create more of 
a secluded area for the bed; 

• Prepare a landscape plan for DRB review; 

• Add additional windows to the master bedroom of the 
southeast facing the harbor; and 

• Bring color and building material samples for DRB review 
before project is built. 

Additional Considerations: 

• Green Screen over brick for ivy to grow up to protect the 
mortar; 

• Consideration for a lift or elevator from basement parking to 
units; 

• Check the grade next to the handicap parking spot; 

• More street trees in front of the blank walls; 

• Discuss with neighboring property if you can move the 
handicap parking spot more north; 

• Paint color to be more creamy than white; and 

• Confirm code requirement for square footage vs. number of 
exits required. 

May 11, 2018 COBI Operations and 
Maintenance 

The City issued a non-binding commitment for water and sewer 
system capacity. 

June 13, 2018 Multi-Modal 
Transportation 
Advisory Committee 
(MTAC) 

The Committee voted 6-0 to recommend City Staff require the 
applicant to complete a segment of the Waterfront Trail on the 
subject property in the following ways: 

• An easement providing pedestrian access to the public from 
north to south along and across the full length of the 
property’s eastern boundary; 

• Another easement providing pedestrian access to the public 
from east to west along and across the southern edge of the 
proposed building;  

• Construction of a public trail in the first easement, 
connecting to existing segments of the Waterfront Trail and 
extending to the maximum length deemed feasible by City 
Staff; and  

• Instillation of wayfinding signage noting the public’s ongoing 
right to access across both easements.   

July 11, 2018 
 

Bainbridge Island 
Fire District (BIFD) 

The Fire Marshal recommended approval with conditions. 

October 30, 2018 COBI Public Works - 
Engineering 

The City’s Public Works Development Engineer recommended 
approval with conditions. 
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January 16, 2019 Independent Third-
Party Geotechnical 
Review 

The Independent Third-Party Geotechnical Reviewer supported 
the analysis in the applicant’s geotechnical report and 
recommended approval of the slope buffer reduction. 

January 24, 2019 Planning Commission  The Planning Commission discussed protection of a tree on the 
property to the north and support for an arborist to 
recommend protection measures, support for the installation of 
the Waterfront Trail and an easement along the full width of 
the property, support for the FAR public amenities bonus in the 
form of a boardwalk completing the Waterfront Trail, emphasis 
that low impact development methods for stormwater 
management be incorporated, support for the DRB 
recommendations and the condition for another meeting prior 
to building permit issuance, and concerns about the height 
variance request. Five (5) people gave public comment at the 
meeting. Three (3) opposed the height variance, one (1) 
discussed hardships on the site and spoke in support of the 
height variance, and one (1) supported the installation of the 
Waterfront Trail.  
The Planning Commission made the following motions:  
Motion 1: I move that we not support the shoreline variance as 
presented to us. The reasons that I think we would not support 
granting the height variance are because Decision Criteria 1 and 
2 have not been met and potentially Decision Criteria 6 which is 
that the public interest will suffer no substantial detrimental 
effect. (Passed 3-2) 
Motion 2: We move to recommend approval of the project as 
reflected in the Staff Report subject to the amendments we 
have proposed for Conditions 3, 19, 27 and 44 and we further 
recommend that the height variance be denied based on a lack 
of, be denied because Decision Criteria 1, 2 and 6 have not 
been met. (Passed Unanimously) 
At the conclusion of the Planning Commission meeting, the 
Planning and Community Development Director, Gary R. 
Christensen, made a statement saying he would defer the 
decision on this project to another staff member as he was a 
resident of the neighboring condominium. 

Part VI: Land Use Code Analysis 

1. BIMC Title 16 Environment 

a. BIMC 16.12 Shoreline Master Program (SMP) 

Shoreline Characteristics 

Shoreline Designation Urban 

Aquatic Designation Aquatic 

Geomorphic Class Marsh/Lagoon 

Geomorphic Shoretype No Appreciable Drift 

Shoreline Buffer 30 feet landward of Ordinary High Water Mark (OHWM) 



CKCB Madison Avenue Development – PLN50958 SPR/SSDP/SVAR     Page 13 of 26 

 

Zone 1 30 feet 

Zone 2 0 feet 

No Net Loss 
Demonstration 

Site Specific Impact Analysis – Habitat Management Plan: assessment of 
existing baseline environmental conditions, assessment of priority habitat, 
project impact assessment, analysis of mitigation sequencing, and vegetation 
management plan. 

Shoreline Use Multi-family residential shoreline uses are permitted in the Urban Shoreline 
Designation. 

b. BIMC 16.12.030.B Environmental Quality and Conservation 

No Net Loss of Ecological Function and Processes Demonstration 

Baseline Site Conditions The property is undeveloped, located entirely within shoreline jurisdiction, 
and is adjacent to a marine bluff and a geologically hazardous area. 
Vegetation includes Himalayan blackberry, Scott’s broom, common vetch, 
American holly, oceanspray, hawthorne, sword fern, bracken fern, and 
grasses. Mature trees are present along the top of the slope within the 
shoreline buffer and include red alder, big leaf maple, madrone, and Douglas 
fir. English ivy is present from root to canopy among the mature trees. 

Environmental Impacts: 
Vegetation Disturbance 

Approximately 12,000 sq.ft. of invasive species, noxious weeds, a cluster of 
young alders, and a single hawthorne will be disturbed by the proposed 
development. 

Environmental Impacts: 
Impervious Surface 

Approximately 10,000 sq.ft. of new impervious surface is proposed on the 
property. 

No Net Loss 
Demonstration 

Site Specific Impact Analysis – Vegetation Management Plan 
Mitigation: Invasive species and noxious weeds eradication on the property. 
Restore and maintain a 10-foot native vegetation buffer along the top of the 
slope. 

Mitigation Sequencing Avoid: The proposed development maintains the 30-foot shoreline buffer and 
all native vegetation within the buffer. The remainder of the site is overgrown 
with invasive species. 
Minimize: The proposed development is designed landward of the 30-foot 
shoreline buffer and all significant native vegetation. An existing sewer 
easement along the east side of the property increases the buffer to the 
shoreline by another 20-50 feet. 
Rectify: The management plan proposes restoration of the degraded 
shoreline buffer landward of the top of the slope by eradicating invasive 
species and noxious weeds. 
Reduce: Stormwater will be handled in compliance with the stormwater 
manual. No fertilizer, insecticide, or pesticide will be used. Native vegetation 
is strategically placed to improve the soil structure. Directional lighting and 
timers are recommended.  
Compensate: In addition to eradicating invasive species and noxious weeds, 
the management plan proposes to restore and maintain a 10-foot native 
vegetation buffer along the top of the slope.  
Monitor: Restoration area success, performance, maintenance and 
monitoring are described in the management plan. An as-built planting plan is 
required upon installation of the vegetation. Five (5) years of monitoring 
reports and final compliance documentation are required. 
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Required Mitigation 
Surety Devices 

Notice on Title 
Performance Assurance 
Maintenance and Monitoring Assurance 

Waterfront Trail 
Adjacent to a Marine 
Bluff 

The property has slopes greater than 40 percent that exceed a vertical height 
of 10 feet within the marine shoreline jurisdiction and is considered to have a 
marine bluff. Minor development for public access (e.g., public trails, stairs, or 
view points) may be allowed on the face of a marine bluff or in the required 
buffer; provided, that environmental impacts are mitigated, and the 
development can meet the factor of safety. The geotechnical report 
completed by Geotech Consultants, Inc. in October 2018 demonstrated that 
the proposed Waterfront Trail meets the factor of safety. The report 
recommends using a lightweight surface such as wood chips or gravel, using 
no more than 4-6 inches of material. Vegetation on the steep slope shall be 
maintained for bluff management. 

c. BIMC 16.20 Critical Areas 

Critical Area Required/Allowed Proposed 

Geologically Hazardous 
Area (landslide hazard – 
slopes 40% or greater) 

Buffer Requirement: A buffer 
equal to the height of the slope or 
50 feet, whichever is greater, shall 
be established from all edges of a 
landslide hazard area except 
where no other reasonable 
alternative exists, a reduction may 
be allowed.  
 
Building Setback: All building and 
structures shall have a minimum 
setback of 15 feet from the outer 
edge of the buffer around 
landslide hazard areas to allow for 
construction activity. 

The applicant has proposed a buffer 
reduction for a combined buffer and 
setback of 25 feet from the top of slope. 
Per BIMC 16.20.130.E.5, Independent 
Third-Party Geotechnical Review was 
conducted to review the proposed 
buffer reduction. The Third-Party 
Reviewer supported the analysis in the 
applicant’s geotechnical report and 
recommended approval of the buffer 
reduction. Once the Third-Party review 
was complete, a Notice of Intent to 
Reduce the Minimum Buffer in a 
Landslide Hazard Area was issued with a 
21-day comment period ending on 
February 4, 2019. An Indemnification or 
Hold Harmless agreement will be 
required prior to commencement of 
construction or site alteration. 

2. BIMC Title 18 Zoning  

a. BIMC 18.09 Use Regulations 

Proposed Use Use Standards 

Multifamily Dwellings Multifamily development is a permitted use in the Mixed Use Town Center –
Central Core Overlay District (CORE). 

b. BIMC 18.12 Dimensional Standards  

Dimensional Standards Required/Allowed Proposed 

Lot Coverage 100 percent excluding setbacks 
(18,112 sq.ft.) 

46 percent (8,322 sq.ft.) 
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Front Yard Setback 10 feet min and 20 feet max from the 
Madison Avenue sidewalk 

10 feet from the Madison Avenue 
sidewalk except where on-street 
parking for the disabled access 
parking space is proposed. 

Rear Setback 0 feet 40 feet 

Side Yard Setbacks 0 feet  4.5 feet to north and 11 feet to south 

Residential FAR 
Maximum with Bonus 

0.4 FAR (7,244 sq.ft.) 
1.0 FAR (18,112 sq.ft.) 

0.75 FAR (13,573 sq.ft.) 
(bonus needed for 6,329 sq.ft.) 

Eligible properties may achieve a maximum level of development above the base FAR by using one, or a 
combination of FAR bonus provisions in BIMC 18.12.030.E. The applicant is considering the following 
options: 

• Up to 100 percent of the maximum residential FAR bonus may come from the purchase of 
development rights. The current cost of development rights for residential FAR is $18.00/sq.ft.  

• Subject to approval by the director, the public amenities FAR bonus may be achieved by the 
construction of public amenities and/or infrastructure beyond that required to mitigate the impacts of 
development. Public amenities and/or infrastructure projects shall be located in the Mixed Use Town 
Center or High School Road districts, and shall be chosen from projects identified in the six-year 
capital facilities program, or approved by the city. In accordance with the Bainbridge Island 
Comprehensive Plan, Shoreline Master Program (SMP), Winslow Master Program (WMP), Island Wide 
Transportation Plan (IWTP), and the recommendation from the Multi-Modal Transportation Advisory 
Committee (MTAC), the City encourages the applicant to consider the public amenities FAR bonus by 
constructing a boardwalk for the remaining 50 feet of trail along the portion of the panhandle that is 
partially overwater. This segment will complete the connection of the Waterfront Trail. 

Title 18 Building Height 
Bonus for parking under 
the building 
Title 16 Building Height 

35 feet maximum 
45 feet maximum 
 
30 feet maximum in Shoreline 

35 feet 

Permitted Height 
Modifications – Solar 
Panels 

Up to 18 inches above the maximum 
building height in the district. 

The applicant is not proposing a 
height modification for the solar 
panels. 

c. BIMC 18.15 Development Standards and Guidelines 

i. BIMC 18.15.010 – Landscaping, Screening, Tree Retention, Protection and Replacement 

Landscape Requirements Required/Allowed Proposed 

Tree Units   30 tree units per acre 
  14 tree units are required 

The applicant has proposed 14 new 
trees to meet the tree unit 
requirement. Existing trees total to 
45 tree units but are all within 
shoreline buffers and/or critical areas 
and their buffers and do not count 
towards the tree unit requirements. 

Perimeter Buffer   N/A N/A 

Roadside Buffer   N/A N/A 

ii. BIMC 18.15.020 – Parking and Loading 

Parking Requirements Required/Allowed Proposed 

On-Street Parking On-street parking may be included The applicant has proposed one (1) 
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Disabled Access Parking in the parking space calculation 
upon approval of the director. One 
(1) disabled access parking space is 
required. The disabled access 
parking space shall be van-
accessible and must connect to the 
shortest accessible route to the 
accessible building entrance or 
facility they serve. 

disabled access parking space along 
the street to be included in the 
parking calculation. Disabled access 
parking has been proposed as close 
to the entrance as possible.  

Off-Street Parking One (1) space per one-bedroom 
apartment 
Two (2) spaces per townhome 
12 parking spaces total 
Guest parking may be required by 
the Planning Director at a maximum 
of 0.5 spaces per four (4) required 
spaces. Spaces provided in 

underground parking garages are 
exempt from parking maximums.  
 

The applicant has proposed a parking 
garage under the building. A total of 
10 parking spaces (including the on-
street disabled access space) are 
provided for the apartments, eight 
(8) for the residents and two (2) 
additional spaces for guest parking. A 
two (2) car garage is proposed for 
each of the townhomes, providing a 
total of four (4) spaces. A total of 13 
off-street spaces are proposed. 

iii. BIMC 18.15.030 – Mobility and Access 

iv. BIMC 18.15.040 – Outdoor Lighting 

v. BIMC 18.15.050 – Signs  

d. BIMC 18.18 Design Standards and Guidelines 

Design Guidelines Requirements 

All Zoning Districts The Design Review Board reviewed all of the Design Guideline Checklists and 
recommended approval with several conditions and additional review of the 
building materials and landscape site plan prior to issuance of the building 
permit. The project has been conditioned accordingly. 

Mixed Use Town Center 

Central Core Overlay 
District 

Street Trees in the 
Central Core Overlay 

Street trees shall be provided in an amount equivalent to at least one (1) 
every 30 feet in planting pots or beds covered by a tree grate, pavers, or 

Mobility Requirements Required/Allowed Proposed 

Bicycle Spaces One (1) bicycle space per five (5) 
parking spaces with a minimum of 
four (4) bicycle spaces. 

The applicant has proposed four (4) 
bicycle spaces in the parking garage. 

Lighting Requirements Required/Allowed Proposed 

Outdoor Lighting The project shall comply with the 
outdoor lighting requirements. 

No outdoor lighting is proposed at 
this time. There is an existing street 
lamp on the northwest corner of the 
property. 

Sign Requirements Required/Allowed Proposed 

Signs The project shall obtain a sign permit 
for any signage proposed. 

No signs are proposed at this time. 
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District planted area. Trees may be grouped and are encouraged to have a varied 
meandering effect. The applicant has proposed five (5) street trees along the 
frontage and meets this design standard. 

Part VII: Decision Criteria 

1. BIMC 2.16.040 Site Plan and Design Review 

The director and planning commission shall base their respective recommendations or decisions 
on site plan and design review applications on the following criteria: 

Decision Criteria City Analysis 

1. The site plan and design is in conformance with 
applicable code provisions and development 
standards of the applicable zoning district, unless 
a standard has been modified as a housing design 
demonstration project pursuant to BIMC 
2.16.020.S; 

As conditioned, the site plan and design is in 
conformance with the Bainbridge Island 
Municipal Code (BIMC) and standards of the 
Mixed Use Town Center – Central Core Overlay 
(CORE). 

2. The locations of the buildings and structures, 
open spaces, landscaping, pedestrian, bicycle and 
vehicular circulation systems are adequate, safe, 
efficient and in conformance with the Island-Wide 
Transportation Plan; 

As conditioned, the location of the building, 
open spaces, landscaping, pedestrian, bicycle 
and vehicular circulation systems are adequate, 
safe, efficient and in conformance with the 
Island-Wide Transportation Plan. The applicant 
has proposed installation of the Waterfront Trail 
consistent with the trail standards. 

3. The Kitsap County health district has determined 
that the site plan and design meets the following 
decision criteria: 

a. The proposal conforms to current standards 
regarding domestic water supply and sewage 
disposal. 

The property is served by City sewer and water 
and the City issued a non-binding commitment 
for water and sewer system capacity. A binding 
commitment letter for water and sewer 
availability is required prior to building permit 
issuance for the proposed structure. 

4. The city engineer has determined that the site 
plan and design meets the following decision 
criteria: 

a. The site plan and design conforms to 
regulations concerning drainage in Chapters 
15.20 and 15.21 BIMC; and 

b. The site plan and design will not cause an 
undue burden on the drainage basin or water 
quality and will not unreasonably interfere with 
the use and enjoyment of properties 
downstream; and 

c. The streets and pedestrian ways as proposed 
align with and are otherwise coordinated with 
streets serving adjacent properties; and 

d. The streets and pedestrian ways as proposed 
are adequate to accommodate anticipated 
traffic; and 

e. If the site will rely on public water or sewer 
services, there is capacity in the water or sewer 

As conditioned, the City engineer has 
determined that the site plan and design meets 
the decision criteria. The applicant proposes to 
tie into an existing outfall for a direct-discharge 
of stormwater to Eagle Harbor if connecting to 
the storm drain on Madison Avenue is 
infeasible. The streets and pedestrian ways 
coordinate with existing streets and are 
adequate to accommodate anticipated traffic. A 
Certificate of Concurrency was issued for the 
traffic study prepared by Heath & Associates, 
dated October 2018. Construction of the 
Waterfront Trail will provide another pathway 
for pedestrians. The property is served by City 
sewer and water and the City issued a non-
binding commitment for water and sewer 
system capacity. The proposal conforms to the 
“City of Bainbridge Island Design and 
Construction Standards.” In addition to an 
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system (as applicable) to serve the site, and the 
applicable service(s) can be made available at 
the site; and  

f. The site plan and design conforms to the “City 
of Bainbridge Island Design and Construction 
Standards,” unless the city engineer has 
approved a variation to the road standards in 
that document based on his or her 
determination that the variation meets the 
purposes of BIMC Title 18. 

easement for the Waterfront Trail, the Multi-
Modal Transportation Advisory Committee 
(MTAC) recommended another easement for 
pedestrian access to the public from east to 
west along and across the southern edge of the 
proposed building with wayfinding signage for 
both easements. The access along the southern 
edge is proposed for vehicles entering the under 
ground parking garage and the City has 
concerns about using this for pedestrian access. 
The City would also like to encourage use of the 
new section of the Waterfront Trail. 

5. The site plan and design is consistent with all 
applicable design guidelines in BIMC Title 18, 
unless strict adherence to a guideline has been 
modified as a housing design demonstration 
project pursuant to BIMC 2.16.020.S; 

The Design Review Board reviewed all of the 
Design Guideline Checklists and recommended 
approval with several conditions and additional 
review of the building materials and landscape 
site plan prior to issuance of the building permit. 
Prior to issuance of the building permit for the 
structure, the applicant will meet with the 
Design Review Board (DRB) to review the 
proposed building materials and landscape plan.  

6. No harmful or unhealthful conditions are likely to 
result from the proposed site plan; 

As conditioned, no harmful or unhealthful 
conditions are likely to result from the proposed 
development. 

7. The site plan and design is in conformance with 
the Bainbridge Island Comprehensive Plan and 
other applicable adopted community plans; 

As conditioned, the proposed development is in 
conformance with the Bainbridge Island 
Comprehensive Plan and the Winslow Master 
Plan (WMP). 

8. Any property subject to site plan and design 
review that contains a critical area or buffer, as 
defined in Chapter 16.20 BIMC, conforms to all 
requirements of that chapter; 

As conditioned, the proposed development 
conforms to the critical areas regulations as 
adopted in the Shoreline Master Program (SMP) 
in BIMC 16.12.060. The buffer reduction was 
properly noticed and reviewed. The applicant 
will be required to record an Indemnification or 
Hold Harmless Agreement prior to building 
permit issuance. 

9. Any property subject to site plan and design 
review that is within shoreline jurisdiction, as 
defined in Chapter 16.12 BIMC, conforms to all 
requirements of that chapter; 

As conditioned, the proposed development 
conforms to the Shoreline Master Program 
(SMP) in BIMC 16.12. Proposed mitigation will 
require monitoring and maintenance as outlined 
in the no net loss documentation completed by 
BGE Environmental in February 2018. 

10. If the applicant is providing privately owned open 
space and is requesting credit against dedications 
for park and recreation facilities required by BIMC 
17.20.020.C, the requirements of BIMC 
17.20.020.D have been met; 

No privately owned open space is proposed. 
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11. The site plan and design has been prepared 
consistent with the purpose of the site design 
review process and open space goals. 

The site plan and design has been prepared 
consistent with the purpose of the site design 
review process. 

2. BIMC 2.16.165.F Shoreline Substantial Development Permit 

In making the decision, the administrator shall grant a substantial development permit only 
when the development proposed is consistent with the following: 

Decision Criteria City Analysis 

1. The applicable policies, guidelines, and 
regulations of the Shoreline Management Act of 
1971; Chapter 90.58 RCW, as amended; and 
Chapters 173-26 and 173-27 WAC or their 
successors; 

As conditioned, the proposed development is 
consistent with the Shoreline Management Act 
(SMA) and all revisions thereafter. 

2. The goals, policies, objectives and regulations of 
the city of Bainbridge Island shoreline master 
program; 

As conditioned, the proposed development is 
consistent with the Shoreline Master Program 
(SMP). The shoreline no net loss documentation 
outlines the baseline conditions, impacts from 
development, mitigation sequencing, a 
vegetation management plan, and maintenance 
and monitoring for the site. 

3. The city of Bainbridge Island Comprehensive Plan 
and municipal code; all other applicable law; and 
any related documents and approvals. 

As conditioned, the proposed development is 
consistent with the Bainbridge Island 
Comprehensive Plan and the BIMC. 

The administrator shall also consider whether the 
cumulative impact of additional past and future 
requests that reasonably may be made in accordance 
with the comprehensive plan, or similar planning 
document, for like actions in the area will result in 
substantial adverse effects on the shoreline 
environment and shoreline resources. 

If the applicant chooses to install a boardwalk to 
complete the remaining 50 feet of the 
Waterfront Trail, additional shoreline review 
and permitting may be required. The review 
process includes a requirement to demonstrate 
no net loss of ecological functions and 
processes. 

3. BIMC 2.16.165.G Shoreline Variance 

Shoreline variance permits for development and/or uses that will be located landward of the 
ordinary high water mark (OHWM), and/or landward of any wetland, as defined in Chapter 
16.12 BIMC, may be authorized, provided the applicant can demonstrate all of the following: 

Decision Criteria City Analysis 

1. The strict application of the bulk, dimensional or 
performance standards set forth in the applicable 
master program precludes, or significantly 
interferes with, reasonable use of the property; 

The Mixed Use Town Center – Central Core 
Overlay District allows a building height of 45 
feet and the Shoreline Master Program (SMP) 
limits the height to 30 feet. Per RCW 90.58.320, 
the Shoreline Management Act (SMA) for 
Washington State allows height up to 35 feet. 
This difference in height regulations between 
the City’s zoning and the SMP reduces the 
maximum height allowed on this property by 15 
feet and does not allow it to develop to the 
density encouraged in the zoning code. The 
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height increase is proposed for the 
elevator/stair tower only and not for additional 
living space. 

2. The hardship described in subsection G.4.a.i of 
this section is specifically related to the property, 
and is the result of unique conditions such as 
irregular lot shape, size, or natural features and 
the application of the master program, and not, 
for example, from deed restrictions or the 
applicant’s own actions; 

The site has a depth of approximately 160 feet. 
The shoreline buffer, geologically hazardous 
area and buffer, and an existing City sewer and 
storm drain easement significantly reduce the 
depth and buildable area of the property. The 
applicant is also installing the Waterfront Trail 
along the inlet and giving the City a 20-foot wide 
easement along the full length of the trail. The 
Waterfront Trail reduces the privacy of the 
townhomes and their back yard areas. To create 
a private outdoor space for the townhomes, the 
applicant has proposed private rooftop space. 
The owners of the future townhomes desire 
disabled access to the rooftop decks. The 
applicant is requesting an additional five (5) feet 
in height to provide the elevator/stair tower to 
the roof. The hardship has not been caused by 
the applicant’s own actions. 

3. The design of the project is compatible with other 
authorized uses within the area and with uses 
planned for the area under the comprehensive 
plan and shoreline master program and will not 
cause adverse impacts to the shoreline 
environment; 

The design and use of the proposed 
development is compatible with other 
authorized uses within the area. The Bainbridge 
Island Comprehensive Plan encourages dense 
development in the Mixed Use Town Center – 
Central Core Overlay District. Under the zoning 
code, the structure would be allowed to be built 
to 45 feet in height if it was outside of shoreline 
jurisdiction. 

4. The variance will not constitute a grant of special 
privilege not enjoyed by the other properties in 
the area; 

Properties in the area but outside of shoreline 
jurisdiction to the west and north have the 
ability to develop to the 45-foot height limit 
(with underbuilding parking). The Shoreline 
Master Program, however, limits the height to 
30 feet for properties within shoreline 
jurisdiction and restricts the development 
potential for the site. The Shoreline 
Management Act (SMA), as revised in RCW 
90.58.320, limits height to 35 feet in shoreline 
jurisdiction. 

5. The variance requested is the minimum necessary 
to afford relief; and 

The proposed elevator/stair towers require an 
additional 5 feet in height. The applicant has 
minimized the height request by proposing a 
ramp system from the elevator to the roof level. 
The applicant has also minimized the impact of 
the tower by limiting it to 11 feet in width and 
aligning the towers on the north and south ends 
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of the structure. The towers amount to only 5 
percent of the building footprint. 

6. The public interest will suffer no substantial 
detrimental effect. 

The public view is primarily from the Madison 
Avenue right of way and sidewalk and the 
elevator/stair tower was positioned in a way 
that minimizes impacts to the larger community. 
The applicant has minimized the size and height 
of the towers and positioned them far enough 
to the west that they are minimally visible from 
the street. Comments from residents in the 
neighboring Seabreeze building to the north 
were concerned about impacts to their privacy 
and views of the harbor. The applicant has 
addressed this by aligning the towers along the 
north and south ends of the structure to 
minimize impacts to the Seabreeze view 
corridor. The amount of public disturbance has 
been minimized to allow a feature that provides 
disabled access to two (2) residential units. 
Additionally, the applicant provided a depiction 
of the development potential of the adjacent 
property to the north which illustrated that a 
30-foot structure would surpass the height of 
the proposed 35-foot structure and the 
proposed elevator/stair tower and rooftop 
would no longer be visible. 

The applicant has provided the following response to the shoreline variance decision criteria: 

We are proposing a 10 unit building with two units in the back that face the ravine to the east. This 
would have been a very private back yard for these units and one that other similar developments have 
enjoyed. However, the city is requiring a public path as close as 15-20 feet from the homes. Because of 
this requirement all privacy is lost. In order to mitigate this, we decided to create a private rooftop deck 
for these units and in order to access them with stairs and an elevator we are requesting an additional 5 
feet in height, from the base height of 30 feet to 35 feet – only for these stair towers.  

This is a hardship unique to this particular piece of property, to the installation of a new segment of the 
Waterfront Trail, and the public exposure that the new trail will create. It is the desire of the owners of 
the two townhomes to provide handicapped access to the rooftop decks for themselves and future 
owners. 

It should be noted that although an additional 5 foot height variance could be requested for the entire 
building we are asking for a minimum amount - only 5% of the building footprint. 

From the sidewalk at the north corner of the property this building is only 23 feet above the sidewalk, 
and the stair tower is set back into the middle of the building so its impact is really minimal from the 
street. 

I can understand that there are objections from owners in the Seabreeze Building. But there are some 
things that should be considered. First that building enjoyed a building height of 45 foot because it is 
right up against 200 foot to the shoreline, which puts them outside the shoreline jurisdiction. Second, 
most of the units will be able to look over the top of the stair tower, and those on the lower floor would 
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be affected even with a 30 foot height. Also, there is a piece of property between the two properties and 
the average grade for that building is more than 5 feet above the average grade for ours, so future 
development on that property even at 30 foot height limit will be higher than our stair towers.  

As an additional benefit we have offered to not put any mechanical equipment on the roof. Looking out 
over finished terraces will be much more attractive than a roof full of equipment. 

Part VIII: Exhibits (see Exhibit List) 

Part IX: Recommendation and Conditions of Approval 

Staff is recommending approval of the Site Plan and Design Review (SPR) and the Shoreline Substantial 
Development Permit (SSDP) in accordance with the conditions below. Staff is not making a 
recommendation on the Shoreline Variance (SVAR). 

SEPA Conditions: 

1. The limits of clearing and grading shall be clearly marked in the field and inspected by the 
Department of Planning and Community Development staff prior to start of any clearing, 
grading, or other site work. 

2. Dust shall be managed in compliance with WAC 173-400 and Puget Sound Clean Air Agency – 
Regulation I, 9.15 (PSCCA Reg).  “It shall be unlawful for any person to cause or allow visible 
emission of fugitive dust…” – PSCCA Reg, 9.15(a).  The project proponent or contractor shall 
prepare and implement a “Dust Control Plan” in conformance with Department of Ecology 
Publication 96-433.  Prior to any site activity, the “Dust Control Plan” shall be submitted to the 
City and it shall be actively managed for the duration of the project.  Unlawful emissions (see 
below) shall be corrected immediately and/or dust generating operations ceased until additional 
or alternate BMPs can be implemented to maintain emissions below allowable levels. 

"Fugitive dust" means a particulate (especially soil/dirt) emission made airborne by forces of 
nature, man's activity, or both, that leaves the subject site. Unlawful emissions shall generally be 
defined as emissions leaving the subject property that are visible to an untrained observer.  
Where continuous monitoring equipment is used particulate matter concentrations shall be 
monitored for 10μm particle (PM10) size.  The 24-hr average PM10 emissions shall not exceed a 
concentration equivalent to the EPA Air Quality Index (AQI) of 50 (54μg/m³) and any 
instantaneous PM10 emissions shall not exceed a concentration equivalent to an AQI of 100 
(154μg/m³). 

3. Prior to building permit issuance, an arborist shall provide recommendations on how to 
minimize impacts to the root systems of offsite trees, particularly the large tree on the 
southwest corner of the property to the north. The recommendations shall be implemented to 
the extent feasible. The arborist shall be on site when earthwork commences to assess and 
make adjustments to the tree protection recommendations as necessary. 

4. Prior to the certificate of occupancy, the applicant shall provide wayfinding signage for the 
Waterfront Trail, as approved by the City. 

Project Conditions:  

General 

5. Except for modifications reflecting compliance with these conditions of approval, the project 
shall be in substantial conformance with the site plans dated January 18, 2019. 
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6. Prior to construction activity, the applicant shall obtain the appropriate permits from the City of 
Bainbridge Island, including but not limited to clearing, grading, right-of-way, and building 
permits. 

7. All work shall adhere to the City’s seasonal work limitations between October 1 and April 30 of 
any year. During this period, no soils shall remain exposed and unworked for more than two 
days. From May 1 to September 30, no soils shall remain exposed and unworked for more than 
seven days. 

8. Prior to any construction, a temporary erosion and sedimentation control plan (TESCP) shall be 
submitted and approved by the City. Construction shall be restricted to the dates occurring 
between May 1 and September 30 unless a wet weather erosion control plan is submitted and 
approved by the City prior to construction. 

9. All construction activities shall comply with noise limitations per BIMC 16.16.020. 

10. If any historical or archaeological artifacts are uncovered during excavation or construction, 
work shall immediately stop and the Department of Planning and Community Development and 
the Washington State Department of Archaeology and Historic Preservation shall be 
immediately notified. Construction shall only continue thereafter in compliance with the 
applicable provisions of law. 

11. Prior to building permit issuance, the Design Review Board (DRB) shall review and approve the 
proposed building materials and the landscape plan. 

12. The applicant is requesting a Floor Area Ratio (FAR) bonus. Prior to building permit issuance, the 
applicant shall acquire the FAR bonus pursuant to BIMC 18.12.030.E. Additional permitting or 
City review may be required dependent on the FAR bonus provision the applicant selects. 

Building Official 

13. The project shall comply with the provisions of the 2015 International Codes as currently 
adopted by the City of Bainbridge Island per the Bainbridge Island Municipal Code (BIMC) 
Chapter 15.04 and shall include any State of Washington Amendments. 

14. The project shall comply with the provisions of the 2015 International building Code, Chapter 11 
and ANSI 117.1-2009 for disabled access compliance, including a minimum of one (1) van-
accessible disabled access parking space. 

15. A soils report is required for this project which shall address soils conditions and all foundation 
and building design criteria per the International Building Code and State of WA Code 
Amendments. The Soils and Structural Engineer shall coordinate design criteria for all structures 
for submittal and submit a complete design analysis and recommendations at time of plans 
examination. 

Fire District 

16. To the satisfaction of the Bainbridge Island Fire Department, the proposed project shall comply 
with all applicable provisions of the adopted Fire Code. 

17. Fire flow is required for this project. Fire flow shall be not less than 1500 gpm as provided by the 
City of Bainbridge Island. 

18. Fire sprinklers are required for this project. 

Public Works 
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17. The City engineer has approved a deviation to the standard road section for an urban collector 
roadway per DCSS drawing DWG 7-030 requiring a planter strip adjacent to the back of curb and 
a minimum 5-foot wide sidewalk. The deviation reverses the location of the planter strip and 
sidewalk so that the planter strip is between the sidewalk and the proposed structure to be 
consistent with the existing Madison Avenue layout. 

18. Prior to the certificate of occupancy, right-of-way (ROW) dedication is required along the full lot 
frontage of the property from the existing ROW/property line to the back of the furthest portion 
of sidewalk resulting from the construction of on-street parallel parking stalls, or 5-feet, 
whichever is greater. 

19. Development of the site will require non-motorized improvements as shown on the Non-
Motorized Transportation Plan Map D: Winslow System Plan (Minimum Standards) in the 
adopted Island Wide Transportation Plan. Prior to the certificate of occupancy, the 6-foot wide 
Waterfront Trail connecting path per the City of Bainbridge Island Design and Construction 
Standards and Specifications (DCSS) standard drawing DWG. 8-360 shall be constructed along 
the water front side of the project for the full width of the lot to the southernmost portion of 
the flag as terrain and trees allow. A 20-foot wide public trail easement shall be granted to the 
City for the full width of the lot, centered on the trail construction, to the extent feasible. Any 
boardwalk proposed in lieu of the standard connecting pathway shall not be placed over the 
existing sewer line or easement. 

20. The easement serving the sewer main through the parcel is a substandard width of 5 feet. The 
City’s standard utility easement width is 20 feet. The applicant shall dedicate an additional 15 
feet of sewer easement on the eastern side of the existing easement (waterward and away from 
the buildings), and provide a total minimum width of 15 feet along the southern lot line to 
provide adequate setback from the edge of the sewer main to the proposed structure 
foundation walls (stairwell structure) and superstructure to avoid disturbance during 
construction. 

21. The 20-foot sanitary sewer main easement shall remain wholly unobstructed for purposes of 
access, maintenance, repairs, replacement, etc. No permanent structures or trash enclosures 
that would interfere with the City’s easement rights shall be constructed over the easement. 
Prior to building permit issuance, building roof eaves, overhangs, footings, etc. that encroach 
into the easement shall be evaluated so as not to impact the ability to operate heavy 
construction equipment, including excavators, lifts, backhoes, etc. The applicant shall submit 
section drawings with the building permit application showing any encroachments into the 
easement for evaluation by the City. 

22. With the submittal of the building permit, the applicant shall provide Step Forms 1 & 2: 
Construction in a Geologically Hazardous Area. 

23. Prior to the certificate of occupancy for the structure, the applicant shall provide the City with 
Step Form 3: Certification for Final Inspection. 

24. An indemnification or hold harmless agreement is required for all projects in geologically 
hazardous areas and buffers. The form of the agreement shall be approved by the City, executed 
prior to the commencement of construction or site alteration, and recorded with the County 
Auditor through a notice on title, or other similar document subject to the approval of the 
Administrator. 

25. With the submittal of the building permit, the applicant shall demonstrate how storm water will 
be handled in conformance with current BIMC 15.20 regulations. An outfall for a direct-
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discharge of stormwater to Eagle Harbor is allowed where no other alternative exists. The 
project should attempt to connect to the existing Multiple Separate Storm Sewer System (MS4) 
in Madison Avenue or to the 24” culvert located to the northeast where feasible to avoid further 
shoreline impacts. 

26. Low impact development methods for stormwater management shall be incorporated into the 
site to the maximum extent feasible. 

27. Prior to building permit issuance, a binding commitment letter for water and sewer availability is 
required. 

28. A traffic impact analysis was completed for the site per BIMC 15.32 and 15.40 to evaluate for 
concurrency. Based on the results of the traffic impact analysis completed by Heath & 
Associates in October 2018, a certificate of concurrency was issued per BIMC 15.32.060. Any 
proposed intensity of use at the site may require analysis and a new evaluation for concurrency. 

Shoreline, Critical Areas, and Vegetation 

29. Work within shoreline jurisdiction shall be completed in substantial compliance with the no net 
loss documentation completed by BGE Environmental in February 2018, except to comply with 
these conditions. 

30. No construction activities or staging is permitted within the shoreline buffer or geologically 
hazardous area and buffer. 

31. Per SMP Section 4.1.4.4., disturbed areas will be restored or replanted as required. 

32. New vegetation planted in the shoreline buffer shall be native species using a native plant-
community approach of multi-storied, diverse plant species that are native to the Central Puget 
Lowland marine riparian zone. The plant schedule in the no net loss documentation completed 
by BGE Environmental in February 2018 proposes appropriately sized and spaced native or 
native equivalent vegetation. 

33. Prior to the certificate of occupancy, the applicant/property owner shall provide assurance to 
the satisfaction of the Administrator that the mitigation area will be maintained in perpetuity. 
The assurance can be in the form of notice on title, conservation easement, or similar 
mechanism as approved by the City Attorney. 

34. The proposed 10-foot vegetation buffer along the top of the slope was designed in the no net 
loss documentation completed by BGE Environmental in February 2018, prior to the 
incorporation of the Waterfront Trail on the site plan. If the 6-foot wide trail displaces any area 
of the proposed 10-foot vegetation buffer, an equal area of the displaced vegetation buffer shall 
be planted on either side of the 6-foot trail. Prior to building permit issuance, the applicant shall 
submit a revised planting plan incorporating the trail and revising any displaced areas affected 
by the trail. 

35. Prior to the certificate of occupancy, the required tree units and the 10-foot vegetation buffer 
shall be planted or a performance assurance shall be accepted by the City. 

36. As proposed in the no net loss documentation completed by BGE Environmental in February 
2018, the monitoring, maintenance, and contingency plan for the mitigation areas shall be 
implemented in accordance with SMP Section 4.1.2.8. The monitoring plan may require periodic 
maintenance measures if tree survival, plant survival, invasive plan recolonization, or irrigation is 
does not meet the thresholds outlined in the plan. To ensure the success of the required 
mitigation, monitoring shall occur for a minimum duration of five (5) years from the date of the 
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completed planting. The duration of monitoring may be extended if the project performance 
standards set forth in the approved mitigation plan fail to be accomplished.  

37. Per BIMC 18.15.010.H.3, performance assurance is required to assure the City that the required 
tree units and 10-foot vegetation buffer are properly installed and will become established and 
be adequately maintained. Prior to the certificate of occupancy the required landscaping shall 
be installed. A Washington landscape architect, Washington certified nursery professional, or 
Washington certified landscaper shall submit a landscaping declaration to the director to verify 
installation in accordance with the approved plans. The time limit for compliance may be 
extended to allow installation of landscaping during the next appropriate planting season as 
approved if the director determines that a performance assurance device, for a period of not 
more than one (1) year, will adequately protect the interests of the City. The performance 
assurance device shall be for 150 percent of the cost of the work or improvements covered by 
the assurance device. In no case may the property owner delay performance for more than one 
(1) year. Once the planting is completed, landscape declaration is submitted, and a maintenance 
and monitoring assurance is accepted, the performance assurance shall be released.  

38. Per BIMC 18.15.010.H.4, the property owner shall replace any unhealthy or dead plant materials 
in conformance with the approved landscape plan and vegetation management plan. A 
maintenance assurance device shall be required for a period of five (5) years after acceptance by 
the City of the new planting of vegetation to ensure proper installation, establishment, and 
maintenance. The maintenance assurance device amount shall not be less than 20 percent of 
the cost of replacing materials covered by the assurance device. The maintenance surety shall 
be refunded to the applicant upon completion of the five (5) year monitoring period and 
submittal of final compliance documentation as outlined in the no net loss documentation 
completed by BGE Environmental in February 2018, minus any funds needed for the City to 
perform corrective actions or perform monitoring. 

39. Temporary or permanent irrigation within new planting areas that do not have high soil 
moisture conditions is required in accordance with BIMC 18.15.010.I. This shall not apply where 
provisions of BIMC 16.12 or 16.20 or any state or federal law restricts irrigation.  

40. As proposed, 14 new trees are required to meet the tree unit requirement. Existing trees within 
shoreline buffers and/or critical areas and their buffers and do not count towards the tree unit 
requirements. Trees planted to meet tree retention requirements shall be planted in accordance 
with the planting requirements of BIMC 18.15.010.H and the landscape plan dated January 18, 
2019. 



REVISED NOTICE OF APPLICATION/HEARING/SEPA COMMENT PERIOD

This project is being renoticed because some properties were inadvertently omitted from the original comment 
period that occurred from April 6, 2018 to May 7, 2018. All comments received during the original comment period 
are still valid. 

Tentative Hearing Date:  
Date of Issuance: 
Project Name & Number: 
Project Type:  

Owner: 

Project Site Address: 
Tax Parcel Number: 

Project Description: 

Environmental Review: 

Comment period: 

August 1, 2018 @ 1:30pm (date subject to change – visit COBI website for official date) 
June 8, 2018 
CKCB Madison Avenue Development – PLN50958 SPR/SSDP/SVAR 
Site Plan and Design Review (SPR), Shoreline Substantial Development Permit (SSDP), 
Shoreline Variance (SVAR) 
CKCB Madison Avenue Development, LLC 
P.O. Box 10386 
Bainbridge Island, WA 98110 
(no site address) Madison Avenue S 
262502-3-078-2006 

Proposal to develop a courtyard style 10-unit residential building with parking 
underneath. Project also includes frontage improvements, completion of a segment of the 
waterfront trail, and request for a height increase for two stair towers to provide access 
to the rooftop. 

This proposal is subject to State Environmental Policy Act (SEPA) review as provided in 
WAC 197-11-800. The City, acting as lead agency expects to issue a Determination of Non-
significance (DNS) threshold determination for this proposal. Utilizing the optional DNS 
process provided in WAC 197-11-355, the comment period specified in this notice may be 
the only opportunity to comment on the environmental impact of this proposal. The 
proposal may include mitigation measures under applicable codes, and the project review 
process may incorporate or require mitigation measures regardless of whether an EIS is 
prepared. A copy of the subsequent threshold determination for the proposal may be 
obtained upon request. 

The City will not take a final action on the proposal nor make a threshold determination 
for 30 days from the date of this notice. Any person may comment on the proposal and/or 
the SEPA review. Additionally, any person may participate in a public hearing, if any, and 
may request a copy of any decision. For consideration under SEPA environmental review, 
comments must be submitted by 4:00pm on Monday, July 9, 2018. 

Subject 
Property 

If you have any questions, contact:  
Olivia Sontag, Planner 
Department of Planning & Community Development 
280 Madison Avenue N 
Bainbridge Island, WA  98110 
(206) 780-3760 or pcd@bainbridgewa.gov 

Exhibit 2
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Updated Mailing List as of 05/31/2018

Owner Mailing Address Mailing City State Mailing Zip

5789 LLC 1620 E HIGHLAND DR SEATTLE WA 98112

ALEKS EDMUND M TRUSTEE 123 BJUNE DR SE APT 401 BAINBRIDGE ISLAND WA 98110

BAINBRIDGE ISLAND WATERFRONT LLC PO BOX 48717 SPOKANE WA 99228-1717

BAKER NEIL J 240 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

BARKER ROGER L 2916 44TH AVE SE ALBANY OR 97321

BCLUNE PROPERTY LLC PO BOX 11736 BAINBRIDGE ISLAND WA 98110

BELL CAROL H 175 PARFITT WAY SW UNIT NR BAINBRIDGE ISLAND WA 98110

BELLAMY EARL J 156 HALL BROTHERS LOOP UNIT 102 BAINBRIDGE ISLAND WA 98110

BOUR ERIN JENNIFER FERGUSON 2362 BOYER AVE E SEATTLE WA 98112

BOWEN DEVELOPMENT CO 560 WOOD AVE WINSLOW WA 98110

BREWER THOMAS J & VIRGINIA L 5895 NE TOLO RD BAINBRIDGE ISLAND WA 98110

BROOKES CHRISTOPHER & JANET 123 BJUNE DR SE UNIT 205 BAINBRIDGE ISLAND WA 98110

BURNETT WILLIAM G & VIVIAN L PO BOX 3021 INCLINE VILLAGE NV 89450

CAMPBELL THOMAS & SUSAN PO BOX 386 GRATON CA 95444

CAREY JAMES A & JOYCE E 1903 21ST AVE E SEATTLE WA 98112

CARMINE FAMILY TRUST 7001 SEAVIEW AVE NW STE 160-636 SEATTLE WA 98117

CARROLL CAROLE R 3226 10TH AVE W SEATTLE WA 98119

CARTWRIGHT JOHN M & MARY ANN 207 PARFITT WAY SW UNIT 1A BAINBRIDGE ISLAND WA 98110

CARVETH LYNNE CHRISTINE 17905 3RD AVE NW SHORELINE WA 98177

CASEY & COOK INC 11021 WING POINT WAY NE BAINBRIDGE ISLAND WA 98110

CHANCE NEIL J & JANET S TRUSTEES 3601 S 284TH PL AUBURN WA 98001

CHANDLER ANNE O PO BOX 366 PORT GAMBLE WA 98364

CKCB MADISON AVENUE DEVELOPMENT LLC PO BOX 10386 BAINBRIDGE ISLAND WA 98110-0386

CLARK JEFF M & BONNY G TRUSTEES 1766 SUSAN PL BAINBRIDGE ISLAND WA 98110

COSMAN DAVID J 239 SHANNON DR SE UNIT 239 BAINBRIDGE ISLAND WA 98110

CROKER THOMAS R & LUANNE 9600 MILLER RD NE BAINBRIDGE ISLAND WA 98110

CUNNINGHAM FRANK L & CHERRY A 265 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

DANIEL WM 200 W HIGHLAND DR UNIT 102 SEATTLE WA 98119

DELMONTE JAMES R ONE KOKEE PL HONOLULU HI 96825

DENORMANDIE ROBERT & BARBARA 9690 BUCSIT LN NE BAINBRIDGE ISLAND WA 98110

DOCK ST BLDG CO LLC PO BOX 11496 BAINBRIDGE ISLAND WA 98110-5496

DOHERTY NEIL & CLARKE CAROLINE 234 PARFITT WAY SW BAINBRIDGE ISLAND WA 98110-2530

DOROW AL 1607 2ND AVE N SEATTLE WA 98109

Exhibit 3
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Updated Mailing List as of 05/31/2018

Owner Mailing Address Mailing City State Mailing Zip

DOWN JACOB W PO BOX 11428 BAINBRIDGE ISLAND WA 98110

DOWN LISA W PO BOX 11197 BAINBRIDGE ISLAND WA 98110

DOWN RACHEL W PO BOX 11197 BAINBRIDGE ISLAND WA 98110

DULL GRANT L & MITCHELL NINA M 255 SHANNON DR UNIT 102 BAINBRIDGE ISLAND WA 98110

DUNSTAN JOSEPH C & BILLIE J 8809 NE NEW LONDON CT BAINBRIDGE ISLAND WA 98110

EAGLE HARBOR CONG CHURCH 105 WINSLOW WAY W WINSLOW WA 98110-2511

EAGLE HARBOR MOORINGS LLC 13353 STONEBRIDGE LN NE BAINBRIDGE ISLAND WA 98110

EAST WINSLOW PROPERTIES LLC 207 LUDLOW BAY RD PORT LUDLOW WA 98365-8729

ECKINGER ALLAN & TECHLIN JODY 3220 SOUTH SHORE DR APT 23 C PUNTA GORDA FL 33955

EDDY JOHN W II & CONSTANCE T 6439 CRYSTAL SPRINGS DR NE BAINBRIDGE ISLAND WA 98110

EDGEWOOD VILLA ASSOCIATES 16400 SE 48TH CT BELLEVUE WA 98006-5823

FABERT KEN 10531 MANITOU BEACH DR NE BAINBRIDGE ISLAND WA 98110

FELDMANN ROBERT K & DIERDRE 41-21 20TH AVE ASTORIA NY 11105

FENNER RONALD P & CAROL J 5690 NE WILD CHERRY LN BAINBRIDGE ISLAND WA 98110

FINCH PLACE PARTNERS LLC 3924 CRYSTAL SPRINGS DR NE BAINBRIDGE ISLAND WA 98110-2076

FOXGLOVE 76211 VIA UZZANO ST INDIAN WELLS CA 92210

FRANZ & MITCHELL LLC 255 SHANNON DR SE UNIT 101 BAINBRIDGE ISLAND WA 98110

FROTHINGHAM PHYLLIS 3 PROSPECT ST SOUTH DARTMOUTH MA 2748

GACE LANGLEY R 11711 OLYMPIC TERRACE AVE BAINBRIDGE ISLAND WA 98110

GERLACH MARCUS & SUZANNE 579 STETSON PL SW BAINBRIDGE ISLAND WA 98110

GIBBONS ANTHONY P & JULIE A 261 MADISON AVE S STE 102 BAINBRIDGE ISLAND WA 98110

GOLDFINCH LLC 10584 NE COUNTRY CLUB RD BAINBRIDGE ISLAND WA 98110-2347

GOSSAGE KRISTIN & CHARLES TRUSTEES 8136 ENTRADA DE LUZ E SAN DIEGO CA 92127

GREEN SPOT INVESTMENTS LLC 9466 GREEN SPOT PL NE BAINBRIDGE ISLAND WA 98110

GROSS EARL & NANCY 15728 CEDAR GROVE RD NE POULSBO WA 98370

HAMMOND PAMELA 207 PARFITT WAY SW UNIT 1B BAINBRIDGE ISLAND WA 98110

HEBARD DON W 13681 MANZANITA RD NE BAINBRIDGE ISLAND WA 98110

HELMS DAVID & GEER JULIE 19689 7TH AVE NE UNIT 101 POULSBO WA 98370

HEYS P & L 267 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

IKON INVESTMENTS INC PO BOX 10066 BAINBRIDGE ISLAND WA 98110-0066

JAMES BRENDA & DARREN 9423 CAPSTAN DR BAINBRIDGE ISLAND WA 98110

JAY JOHN M 8211 NE BLAKELY CT W BAINBRIDGE IS WA 98110

JPMORGAN CHASE BANK PO BOX 8265 WICHITA FALLS TX 76307-8265
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Owner Mailing Address Mailing City State Mailing Zip

KELLOGG KENYON P & CAROLYN JO 5609 CRYSTAL SPRINGS DR NE BAINBRIDGE ISLAND WA 98110

KIST JOHN K PO BOX 10704 BAINBRIDGE ISLAND WA 98110

KITSAP COUNTY CONSOLIDATED HOUSING AUTHORITY 2244 NW BUCKLIN HILL RD SILVERDALE WA 98383-8303

KNAPP BILL & BARBARA 15086 SIVERTSON RD NE BAINBRIDGE ISLAND WA 98110

KORTEN DAVID C & FRANCES F TRUSTEES 123 BJUNE DR SE APT 303 BAINBRIDGE ISLAND WA 98110

KRAFT TEDD & KATHLEEN TRUSTEES 16744 AGATE PT RD NE BAINBRIDGE ISLAND WA 98110

KROGER FRED T & ROBBIN C PO BOX 11063 PIEDMONT CA 94611

KUSHNER EDWARD & KAREN 8554 NE GORDON DR BAINBRIDGE ISLAND WA 98110-3003

LANDWEER JAMES R & SHIRLEY E 6748 WING POINT RD NE BAINBRIDGE ISLAND WA 98110

LAPINSKI JOHN & ANJALI 204 ROBERTS RD ARDMORE PA 19003

LAUTER DAVID & LYNNE 14026 RIVIERA PL NE SEATTLE WA 98125

LEGAN RONALD 1074 HIGH SCHOOL RD NE BAINBRIDGE ISLAND WA 98110

LEWIS ELIZABETH M & EDWIN R PO BOX 11589 BAINBRIDGE ISLAND WA 98110

LILLE DANSER LLC 871 WYATT WAY NW BAINBRIDGE ISLAND WA 98110

LINDSLEY THOMAS R & JUDITH L TRUSTEES 7611 NE BAY HILL RD BAINBRIDGE ISLAND WA 98110

LINDSTRUM A L & T B 3058 PLEASANT BEACH DR BAINBRIDGE ISLAND WA 98110

LOVERICH GARY F & ELIZABETH J 8775 FLETCHER BAY RD NE BAINBRIDGE ISLAND WA 98110

LUNDIN LLOYD 218 WOOD AVE SW BAINBRIDGE ISLAND WA 98110-2522

LYONS JOANNA 77 SOLANO SQUARE #198 BENICIA CA 94510

MACK ROBERT B TRUSTEE 11752 ARROW POINT DR NE BAINBRIDGE ISLAND WA 98110

MACLAY BRUCE PO BOX 10958 BAINBRIDGE ISLAND WA 98110

MADISON AVENUE BI LLC 7484 MADRONA DR NE BAINBRIDGE ISLAND WA 98110

MADISON AVENUE DEVELOPMENT INC 2930 WESTLAKE AVE N STE 300 SEATTLE WA 98109-1968

MADISON AVENUE RETIREMENT CTR 285 MADISON AVE S BAINBRIDGE ISLAND WA 98110

MAGANA BRIAN R & JANET A 15281 HARVEY RD NE BAINBRIDGE ISLAND WA 98110

MAGNUSON GREGG E & SHARON 7750 BERGMAN RD BAINBRIDGE ISLAND WA 98110-1291

MAHONEY RICHARD L & HARTMAN LOIS L TRUSTEES 1850 BEANS BIGHT RD NE BAINBRIDGE ISLAND WA 98110

MAIRE LOUIS PAUL & STARK LORNA CO TRUSTEES PO BOX 11606 BAINBRIDGE ISLAND WA 98110

MALBON A SIDNEY 2431 AVIS COURT SIGNAL HILL CA 90755

MCCRARY WINSLOW PROPERTIES LLC 19136 VIKING WAY NW POULSBO WA 98370

MCKNIGHT PHILIP K JR & SANDRA N 207 PARFITT WAY SW UNIT 3 BAINBRIDGE ISLAND WA 98110

MCQUERRY DENNIS L & MAUREEN S 82 THOMAS ST RICHLAND WA 99354

MERRILL M CRAIG & HELEN PO BOX 11792 BAINBRIDGE ISLAND WA 98110
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MEYDENBAUER BAY YACHT CLUB PO BOX 863 BELLEVUE WA 98009

MITCHELL MARILYN BASKERVILLE 255 SHANNON DR SE 101 BAINBRIDGE ISLAND WA 98110

MOORE RONALD R & SUSAN W 7394 MADRONA DR NE BAINBRIDGE ISLAND WA 98110

MOORE THOMAS A 120 SADIE LN NW BAINBRIDGE ISLAND WA 98110

MOORINGS AT WHARFSIDE OWNERS ASSOC 911 HILDEBRAND LN NE STE 102 BAINBRIDGE ISLAND WA 98110

MORTENSEN KIRK 6782 WING POINT RD NE BAINBRIDGE ISLAND WA 98110

MOULUN RENEE 9416 SW 4TH AVE PORTLAND OR 97219

NECE JOHN G 6801 31ST AVE NE SEATTLE WA 98115

NICOL THOMAS S & EILEEN A 9780 NE MURDEN COVE DR BAINBRIDGE ISLAND WA 98110

OCONNOR BRUCE & JANET 2021 1ST AVE G6 SEATTLE WA 98121

OLD MILL PLACE PROPERTIES LLC 16304 EUCLID AVE NE BAINBRIDGE ISLAND WA 98110-1189

ORTENDAHL VELMA PO BOX 8174 PORT ORCHARD WA 98366

PBSC LLC 197 PARFITT WAY SW STE 120 BAINBRIDGE ISLAND WA 98110

PEGASUS BUILDING LLC 127 PARFITT WAY SW BAINBRIDGE ISLAND WA 98110

PHILLIPS JEFFREY W & MARGARET 15117 KOMEDAL RD BAINBRIDGE ISLAND WA 98110

PONICSAN DARRYN & CECILIA TEES PO BOX 1322 SONOMA CA 95476

PRICE WILLIAM B & SHARON R 8699 NE TRIPLE CROWN DR BAINBRIDGE ISLAND WA 98110

QUAY BAINBRIDGE LLC 901 HILDEBRAND LN NE UNIT 102 BAINBRIDGE ISLAND WA 98110-2826

QUEEN CITY YACHT CLUB 2608 BOYER E SEATTLE WA 98102-3958

RABINOWITZ ADAM & ELIZABETH 9566 MANDUS OLSON RD NE BAINBRIDGE ISLAND WA 98110

RAINE MARK & LEAH C PO BOX 6484 KETCHIKAN AK 99901

REGAN BRIAN J 8 BOSTON ST UNIT 1 SEATTLE WA 98109

Resident 101 WINSLOW WAY E BAINBRIDGE ISLAND WA 98110

Resident 124 Bjune Dr SE Bainbridge Island WA 98110

Resident 125 PARFITT WAY SW BAINBRIDGE ISLAND WA 98110

Resident 133 Parfitt Way SW Bainbridge Island WA 98110

Resident 145 FINCH PL SW BAINBRIDGE ISLAND WA 98110

Resident 151 WINSLOW WAY E BAINBRIDGE ISLAND WA 98110

Resident 155 WINSLOW WAY E BAINBRIDGE ISLAND WA 98110

Resident 181 WINSLOW WAY E Bainbridge Island WA 98110

Resident 191 Winslow Way W Bainbridge Island WA 98110

Resident 215 FINCH PL SW Bainbridge Island WA 98110

Resident 220 MADISON AVE S Bainbridge Island WA 98110
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Resident 220 PARFITT WAY SW BAINBRIDGE ISLAND WA 98110

Resident 231 WINSLOW WAY E BAINBRIDGE ISLAND WA 98110

Resident 233 MADISON AVE S BAINBRIDGE ISLAND WA 98110

Resident 249 WINSLOW WAY E BAINBRIDGE ISLAND WA 98110

Resident 251 WINSLOW WAY W BAINBRIDGE ISLAND WA 98110

Resident 265 Brien Dr SE Bainbridge Island WA 98110

Resident 270 Madison Ave S BAINBRIDGE ISLAND WA 98110

Resident 271 BJUNE DR SE BAINBRIDGE ISLAND WA 98110

Resident 287 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

Resident 289 Shannon Dr SE Bainbridge Island WA 98110

Resident 301 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

Resident 310 Madison Ave S Bainbridge Island WA 98110

Resident 330 Madison Ave S Bainbridge Island WA 98110

Resident 403 Madison Ave S BAINBRIDGE ISLAND WA 98110

REVELEY THOMAS L & EVELYN TEITA TRUSTEES 9466 GREEN SPOT PL NE BAINBRIDGE ISLAND WA 98110

RODRIGUEZ MICHAEL 500 W ROY ST UNIT 408 SEATTLE WA 98119

ROSS JERI J TRUSTEE PO BOX 10755 BAINBRIDGE ISLAND WA 98110

ROSS WILLIAM B PO BOX 10612 BAINBRIDGE ISLAND WA 98110

RUCKER LESLIE C 1013 FELLOWS DR YAKIMA WA 98908

SAMEK PAMELA R & PAUL N 3450 CRYSTAL SPRINGS DR BAINBRIDGE ISLAND WA 98110

SAVETT BRUCE DAVID & SUSAN MALLARD TRUSTEES 1627 LAS CANOAS RD SANTA BARBARA CA 93105

SCHULTZ JERRY PO BOX 358 WINTHROP WA 98862

SEABREEZE OWNERS ASSOC P O BOX 3915 SEATTLE WA 98124-3915

SEATTLE YACHT CLUB 1807 E HAMLIN ST SEATTLE WA 98112

SHARPE HENRY & SUZANNE 3962 W BLAKELY AVE NE BAINBRIDGE ISLAND WA 98110

SHELDON DAVID F REV TRUST 207 PARFITT WAY SW UNIT 2 BAINBRIDGE ISLAND WA 98110

SIMPSON J FRED 5815 ROSE LOOP NE BAINBRIDGE ISLAND WA 98110

SING JEANNE M 825 STEPHENS DR STE 9 EUGENE OR 97404

SKALAK THOMAS & SUSAN 8560 GRAND AVE BAINBRIDGE ISLAND WA 98110

SLEEPER WILLIAM & LYNNE B 7754 BERGMAN RD NE BAINBRIDGE ISLAND WA 98110

SPAHI NADIM 7800 SE 27TH ST UNIT 403 MERCER ISLAND WA 98040

SPILLINGER RALPH S & JACQUES ROBERT A 7524 MADRONA DR NE BAINBRIDGE ISLAND WA 98110

STAFFORD JOHN E 1723 13TH AVE S UNIT 404 SEATTLE WA 98144



PLN50958 SPR SSDP SVAR CKCb Madison Ave.

Updated Mailing List as of 05/31/2018

Owner Mailing Address Mailing City State Mailing Zip

STANDLEY WILLIAM 123 BJUNE DR SE STE 206 BAINBRIDGE ISLAND WA 98110

SUPLEE SEARLE JR & IRMA PO BOX 10865 BAINBRIDGE ISLAND WA 98110

SWOLGAARD LINDA 9012 WOODBANK DR NE BAINBRIDGE ISLAND WA 98110

TATUM LEIGH 4231 PLEASANT BEACH DR NE BAINBRIDGE ISLAND WA 98110

TEMPLEMAN SYLVAIN D & MICHELLE L 432 W LOCUST ST LODI CA 95240

THAIDIGSMAN JAMES H 10901 176TH CIR NE APT 1321 REDMOND WA 98052

THOMAS DAVID RICHARD & CATHERINE CAMPBELL 10685B HAZELHURST DR #13945 HOUSTON TX 77043

THOMPSON GALE E & KATHY LYNN 175 PARFITT WAY SW UNIT SR BAINBRIDGE ISLAND WA 98110

TOWN & COUNTRY MARKET INC 130 5TH AVE S STE 126 EDMONDS WA 98020-3652

TWO CLANS LLC PO BOX 11496 BAINBRIDGE ISLAND WA 98110

ULRICH JULIE A 9785 OLYMPUS BEACH RD BAINBRIDGE IS WA 98110-3448

US GOVERNMENT PO BOX 3998 SEATTLE WA 98124-3998

VIBRANS PAUL G 9034 SPRINGWOOD AVE NE BAINBRIDGE ISLAND WA 98110

VIEW REAL ESTATE INC 7700 CREST DR NE SEATTLE WA 98115

WALTERS JOAN E 123 BJUNE DR SE APT 202 BAINBRIDGE ISLAND WA 98110

WEST CAROLYN R PO BOX 10359 BAINBRIDGE ISLAND WA 98110

WHARFSIDE ASSOCIATES LLC PO BOX 10220 BAINBRIDGE ISLAND WA 98110

WILKIE CLIVE JD 123 BJUNE DR SE APT 204 BAINBRIDGE ISLAND WA 98110

WINSLOW SHORES 265 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

WINSLOW WHARF MARINA WWMCOA PO BOX 10297 BAINBRIDGE ISLAND WA 98110

WOOD ERIK XAVIER & 155 FINCH PL SW BAINBRIDGE ISLAND WA 98110

WOOLDRIDGE NANCY B 123 BJUNE DR SE UNIT 207 BAINBRIDGE ISLAND WA 98110

WSM PROPERTIES LLC 207 LUDLOW BAY RD PORT LUDLOW WA 98365

ZEHRER MARY & LANGE ERIC 4540 CRYSTAL SPRINGS DR NE BAINBRIDGE ISLAND WA 98110

ZIMMERS MICHAEL J TRUSTEE PO BOX 10127 BAINBRIDGE ISLAND WA 98110
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Jane Rasely

From: BRIAN BERDAN <bberdan@mac.com>
Sent: Friday, April 6, 2018 9:03 AM
To: PCD
Subject: CKCB Madison Avenue Development – PLN50958 SPR/SSDP/SVAR

Olivia Sontag, Planner 
Department of Planning & Community Development 280 Madison Avenue N 
Bainbridge Island, WA 98110 

Dear Ms. Sontag, 

I would like to submit my opposition to the request for a height variance on this project.  We have rules for a reason and 
this request is strictly to increase the value of the property and does not serve the community.  Height limits are in place 
to keep the ’small town’ feel of Winslow, and are supported by the community.  If granted, this increase would just 
further obstruct the views of the harbor and landscape for others upland.  Please do not allow this. 

Thank you. 

Brian Berdan 
6450 NE Eagle Harbor Dr 
Bainbridge Island 

Exhibit 4
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Jane Rasely

From: Pratt (US), Robert D <robert.d.pratt@boeing.com>
Sent: Thursday, April 12, 2018 11:06 AM
To: PCD; Olivia Sontag
Subject: CKCB Madison Avenue Development – PLN50958 SPR/SSDP/SVAR

Olivia Sontag, Planner 
Department of Planning & Community Development 280 Madison Avenue N 
Bainbridge Island, WA 98110 
Dear Ms. Sontag, 
 

I would like to submit my opposition to the request for a height variance on this project.  
 
We have on Bainbridge Island established a set of rules for all to follow, rules that set scale through height, width, 
frontage, and setbacks, that together work to keep all building projects in appropriate relationship with one 
another.  This height variance request does not contain any “special situation” as reasoning.  It simply asks to build 
higher than the limit by 33% with “two stair towers to provide access to the rooftop”.  They could access the roof by 
several other means than “stairwell towers”, such as a recessed, uncovered, and open stairwells.  We all know that by 
the time this is complete the “stairwell towers” will be far more than just a “stair tower”, it will be an outdoor covered 
deck and patio space with large plants and trellises that further impact the public’s view. 
 
Pedestrians who utilize Madison Avenue daily to commute either by foot or car should not be subject to an exceptionally 
tall and imposing building blocking more view.  Please stick to the rules for height, setbacks, and scale. 
 
Please include me on this project’s mailing list, any public meeting notices, and please do not allow this height 
variance. 
 

R. Dana Pratt, friend and donor to the original Waterfront Trail plan.  

Boeing 777X Wing Development Engineering Manager  
And part time Bainbridge Island Resident  
10360 NE Beachcrest Dr. 
Bainbridge Island, WA  
cell (425) 269-4341  
 









COBI Completion of the 
Waterfront Trail.

Least Environmentally Impactful Approach.
Extending from the current east end of the Waterfront Trail almost due north to Bjune

Dr SE and utilizing the COBI 40’ wide strip of land creates a 550’ mostly piling supported 
path which is 80% located over the highly environmentally sensitive sloped shoreline 

and city drainage systems.

Proposed Option: Turning the Trail Northeast and crossing the inlet (as originally 
planned) maintains the trail near high tide level and connects far more directly to the 
Waterfront Park along Shannon Dr NE.  This plan requires only 125’ of trail between 
local properties (where there were existing easements), and only 150’ of over water 
(piling or suspension supported) in a less environmentally sensitive location than the 

tree covered hillside shoreline.

Proposed Option’s construction costs will be less that 20% of the High Impact 
Hillside/Shoreline plan with new sidewalks.

Proposed Option creates a complete, level, ADA friendly waterfront trail.



Highly Sensitive

Moderately Sensitive

Least Impactful and
Past Easements

Sidewalk Improvement
Required to Support.

Current East 
End of Trail

West End of Trail
to the Ferry





Current East End of Trail with forward thinking bridge landing initiated. 
Old easement seen in break in between bulkheads in the distance.
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Olivia Sontag

From: Eric Edenholm <eedenholm@bainbridge.net>
Sent: Friday, May 4, 2018 2:06 PM
To: Olivia Sontag
Subject: Height variance on Madison Lot development

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Olivia, 
 
I’d like to register my opposition to the height variance being requested on the proposed building on Madison Ave S 
(CKCB Development project). 
 
The heights of this building at these points of the property (Eastern end of the building, Northeast & Southeast corners) 
are already well in excess of 30 feet due to the natural slope/grade of the property, and an additional variance seems 
unnecessary to accommodate a reasonable access to the roof. Allowing this variance will result in reduced privacy to 
those properties immediately to the East and South of this lot, and will interfere with the view corridors of the 
Seabreeze condominiums from the North. 
 
I see no valid reason to allow this variance and would ask that COBI deny this request. 
 
Thanks, 
 
Eric 
 
Eric Edenholm 
Cell: 206-245-6401 
eedenholm@bainbridge.net 
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Jane Rasely

From: PCD
To: Olivia Sontag
Subject: FW: Re CKCB Madison Ave planning

 
 

 

Jane Rasely 

Administrative Specialist 
www.bainbridgewa.gov 
facebook.com/citybainbridgeisland/ 
206.780.3758 (office) 206.780.5104 
 

From: L. Storck <drlestorck@gmail.com>  
Sent: Friday, May 11, 2018 9:27 AM 
To: PCD <pcd@bainbridgewa.gov> 
Subject: Re CKCB Madison Ave planning 
 

Hello, 
Please tell us how to find the HEIGHT of the to‐be‐built structure called CKCB Madison Ave Mixed Use Project 
PLN50958.  
 
Would you kindly forward this to the Design or Planning person with that information, or provide the email address? 
Thank you. 
L. Storck  
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Jane Rasely

From: Christopher Brookes <chris@crbrookes.com>
Sent: Monday, June 11, 2018 11:11 AM
To: PCD
Subject: Attn: Olivia Sontag Ref PLN50958

Good Morning Olivia, 
 
Many thanks for including us in your mailing explaining the "Revised Notice of Application "or the CKCB Madison Ave 
project. 
 
A little more guidance is needed please regarding the probable timing for the full building application and the comment 
process. 
 
The latest document provides a brief "project description" which includes the request for a height increase. To this point 
I understand we are required to only comment on the construction footprint which has been done. Not much to say in 
that respect. 
 
Do you have a time estimate for us to comment on the building design? We travel extensively and will be out of the 
Country for several months this Fall and yet somehow I need to ensure our opinions are heard should the review process 
come within that time. Are you able to provide a probable time window at this stage?. 
 
Thank you 
 
Christopher Brookes 
 
Director, HOA Board 
 
 
‐‐‐ 
This email has been checked for viruses by Avast antivirus software. 
https://www.avast.com/antivirus 
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Olivia Sontag

From: Christopher Brookes <chris@crbrookes.com>
Sent: Friday, July 6, 2018 12:19 PM
To: Olivia Sontag
Subject: CKCB Madison Ave- PLN50958

Follow Up Flag: Follow up
Flag Status: Flagged

Good Morning Olivia, 
 
Could you please clarify what elements of this project are to be discussed at the August 1st hearing? Are we still dealing 
with just the property footprint or is it now the development as a whole? 
 
As previously advised the HOA and individual owners do not have much to say about the footprint, but we do have many 
concerns over the building as a whole - in particular the request for a height variance. 
 
Many Thanks 
 
Christopher Brookes 
 
HOA Board 
 
 
--- 
This email has been checked for viruses by Avast antivirus software. 
https://www.avast.com/antivirus 
 

















    123 Bjune Drive, # 205 
    Bainbridge Island 
    WA 98110 
 
14 July 2018 
 
City of Bainbridge Island 
Attn: Olivia Sontag, Planning Dept 
Bainbridge Island 
WA 98110 -1812 
 
To: City of Bainbridge Island  Planners and the Hearing Examiner. 
 
              Ref: CKCB Madison Ave, PLN 50958 
 
We fully support this development with one very significant exception. The request for a 
5’ height variance is strongly opposed on a number of grounds. 
 
1) This request does not meet any of the requirements necessary to grant a variance. To 
obtain a variance the owner must demonstrate that special circumstances exist and that 
because of these circumstances they are unable to design the project in full compliance 
with the City of Bainbridge Island codes.  
 

a) Granting a variance would amount to special privilege not available to others. 
b) This variance would adversely affect neighboring properties. i.e A variance 

must not be materially detrimental to neighbors. (see discussion below.) 
c) There are no special circumstances identified for this variance request. 
d) There are no past actions set in place for such a variance. 
e) The property owner has not demonstrated that a variance is necessary to 

permit reasonable use of the property. On the contrary they simply seek to use 
a “variance to code” request to add price justification, and profit, for two 
luxury apartments within this ten unit development 

 
2) Issues relating to a 5’ variance for elevator towers to a roof top deck.  
 
 This request involves far more then just two 5’ elevator towers.  Occupants of 
luxury town homes would not be happy to sit on a hot asphalt rooftop deck without any 
form of shading. Fixed shades are not requested in the plan, hence temporary parasol type 
shading umbrellas are most likely. By definition the forward leading edge of any 
temporary parasol type shade umbrellas would, for safety reasons, have to be at least 6’ 
high. The peak of any parasol type shade would be another 1-2’ above that. There could 
also be shade tree planters of in determinant height. A permanent safety railing would 
also be needed around the roof edge. It should be noted that winds in this area make the 
use of temporary shade umbrellas and tables in any exposed high location very 
dangerous. Seabreeze HOA has found it necessary to ban their use. 
 



 The proposed rooftop deck would create a significant privacy concern. Anyone 
standing on the rooftop could look directly into the windows and decks of neighboring 
properties including those of Seabreeze condominiums. 
 
In summation because of the above listed reasons we ask that the variance request not be 
granted. 
 
Thank you for your attention. 
 
Sincerely 
 
 
 
 
 
 
 
Christopher Brookes     Janet Brookes 
  
 







Olivia Sontag 
Planning Department 
City of Bainbridge Island, WA 
 
Dear Ms. Sontag, 
 
We, the undersigned, David and Frances Korten are writing to comment on the 
development planned by CKCB Madison Avenue PLN 50958.  
 
 As owner-residents in the Seabreeze Condominium overlooking the proposed 
development, we value our view and neighborhood.  We welcome the proposed 
project as a positive addition to the neighborhood and are pleased that the 
developer is a local person.  
 
With this letter, however, we are registering our opposition to granting a five-foot 
variance for the height of the planned building.  The city has set a height limit for 
buildings within the seashore area for a reason. We see no reason that the developer 
should not comply with the ordinance.   
 
Thank you for your attention to this matter. 
 
David and Frances Korten 
123 Bjune Drive, Apt 303 
Bainbridge Island WA 98110 
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Olivia Sontag

From: Pratt (US), Robert D <robert.d.pratt@boeing.com>
Sent: Wednesday, February 6, 2019 8:45 PM
To: Olivia Sontag; Peter Corelis
Cc: Eric Edenholm
Subject: RE: CKCB Madison Avenue
Attachments: 1 PLN50958 SPR SSDP SVAR Site Plans.pdf

Researching further I now see on page 3 of 4 on the attached new site plans they have twisted Peter’s requirement. 
They label the easement, “additional sewer easement 15’ or to the property line”.  That does not meet Peters 
requirement of 20’ total storm sewer access.  It is only 11’.  
 
Dana Pratt 
 

From: Pratt (US), Robert D  
Sent: Wednesday, February 06, 2019 7:22 PM 
To: Olivia Sontag <osontag@bainbridgewa.gov>; 'PCorelis@BainbridgeWA.gov' <PCorelis@BainbridgeWA.gov> 
Cc: Eric Edenholm <eedenholm@bainbridge.net> 
Subject: CKCB Madison Avenue 
 
Hello Olivia, thank you for meeting with us last week. I have been reading our City Design Engineers report. Line 11 
requires a standard 20’ Storm Sewer easement to be put in place.  I don’t see that in the CKCB plans on the south side. 
 
Date: September 14, 2018  
To: Olivia Sontag, Planner, Planning and Comm. Development  
From: Peter Corelis, P.E., Development Engineer  
Subject: PLN50958 SPR – CKCB 
 
11. The easement serving the sewer main through the parcel is a substandard width (5 feet). The City’s minimum 
easement width requires 20 feet. Please dedicate an additional 15 feet of sewer easement on the eastern and southern 
sides of the existing easement (waterward and away from the buildings).  
 
On the south side of the CKCB property (adjacent to the Dock Street building) the CKCB designs show only 11’ to our 
building and the property line. To meet the Development Engineers requirement for 20’ access they will need to pull 
their building north 9’ to create the 20’ standard Storm Sewer easement that is required. 
 
Your thoughts please?  Thanks, Dana Pratt. 
 
 
R. Dana Pratt  
777X Wing Development Engineering Manager  
Wing Center Section  
The Boeing Company - Everett, Washington  
cell (425) 269-4341  
 



Exhibit 5







Exhibit 6















Exhibit 7



Exhibit 8















































































Exhibit 9



CKCB MADISON AVENUE 
TRAFFIC IMPACT ANALYSIS 

 
 
 
TABLE OF CONTENTS 
 
1. Project Description ......................................................................................................3 
2. Existing Conditions ......................................................................................................3 
3. Future Traffic Conditions .............................................................................................9 
4. Summary ...................................................................................................................16 
 
Appendix 
 
 
LIST OF TABLES 
 
1. Project Trip Generation ...............................................................................................9 
2. Peak Hour Level of Service .......................................................................................15 
 
 
LIST OF FIGURES 
 
1. Vicinity Map & Roadway System .................................................................................4 
2. Site Plan ......................................................................................................................5 
3. Existing PM Peak Hour Volumes .................................................................................8 
4. Peak Hour Trip Distribution .......................................................................................11 
5. Pipeline Volumes .......................................................................................................12 
6. Forecast 2020 PM Peak Hour Volumes ....................................................................13 
7. Forecast 2035 PM Peak Hour Volumes ....................................................................14 
 

2



CKCB MADISON AVENUE 
TRAFFIC IMPACT ANALYSIS 

 
 
1. PROJECT DESCRIPTION 
 
This report summarizes anticipated traffic impacts related to the proposed CKCB Madison 
Avenue project in the City of Bainbridge Island.  The project consists of constructing 8 
one-bedroom apartment units and 2 townhouses for a total of 10 net new dwelling units on 
an undeveloped parcel: 262502-3-078-2006.  The site area comprises approximately 0.39 
acres and resides under an Urban Shoreline Designation situated on the east side of 
Madison Avenue South.  Access to the site is proposed via one new driveway from 
Madison Avenue South to a below-grade parking garage.  Figure 1 on the following page 
shows the general site location and roadway network serving the vicinity.  A site plan for of 
the project is given on Figure 2. 
 
2.  EXISTING CONDITIONS 
 
2.1. Existing Roadway Characteristics 
 
The street network serving the proposed project consists of a variety of roadways. 
Characteristics for these roadways vary with respect to lane widths, grades, speeds, and 
function. The major roadways surrounding the site are listed and described below. 
 
Madison Avenue S./N.:  is a north-south, two-lane collector south of Winslow Way and a 
two- to three-lane secondary arterial to the north.  The road cross-section near the site 
consists of one 10-foot wide travel lane in each direction and 4-foot wide paved shoulders.  
Curb, gutter, and sidewalk are available along either direction.  The roadway has a posted 
speed limit of 25 mph in the vicinity.  No on-street parking opportunities are offered south 
of Winslow Way. 
 
Winslow Way W./E.:  is an east-west, two-lane collector and local access west of Madison 
Avenue and a two-lane secondary arterial to the east.  Travel lanes vary from 10-12 feet in 
width and the roadway has a posted speed limit of 20 mph in the vicinity.  Painted bike 
sharrows are found on the roadway east of Madison Avenue.  Curb, gutter, and sidewalk 
are available in either direction.  On-street parking is offered as head-in angle and parallel. 
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 2.2.  Transit Service 
 
A review of the Kitsap Transit system indicates transit service is provided in the area.  The 
nearest bus stops are approximately 0.25 miles walking distance or less to the project site.  
The northern most bus stop is located on Madison Avenue North at the Bainbridge Island 
City Hall and is served via Routes 90, 98, & 99.  The northwest bus stop is located at the 
Winslow Way West/Wood Avenue SW intersection and is served via Route 97.  The 
northeast bus stop is located on Winslow Way East at the Town & County Market and is 
served via Routes 90, 97, 98, & 99.  Refer to the Kitsap Transit Routed Buses schedule for 
detailed Route information. 
 
Moreover, the Bainbridge Island Ferry Terminal is less than one mile east with respect to 
the project site.  Given the proximity to multiple transit routes servicing the surrounding 
areas and the ability for nearby ferry transport, a reduction in overall project traffic is 
anticipated.   
 
2.3.  Access Driveway Safety 
 
Access to the site is proposed via one new driveway entrance on Madison Avenue South.  
Assessments of driveway sight distance are based on AASHTO’s Green Book (2011), 
standards for outbound movements.  Based on the 25 mph posted speed limit on Madison 
Avenue, 240 and 280 feet of unobstructed sight distance are needed for project traffic to 
safely enter Madison Avenue.  Preliminary measurements of the approximate access 
location indicate sight distance requirements are met with lines of sight exceeding 300 feet 
in either direction.  No safety issues are identified with the proposed access location. 
 
2.4.  Non-Motorist Traffic 
 
The surrounding vicinity currently offers non-motorist facilities in the form of complete 
sidewalk networks, marked pedestrian crossings, and bicycle lanes/sharrows.  
Furthermore, a continuous sidewalk path is available from the project frontage to the 
nearest public transit routes.  The downtown nature of the area and proximity to local 
amenities is anticipated to encourage non-vehicular modes of transportation. 
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2.5.  Roadway Improvements  
 
A review of the 2017 to 2022 City of Bainbridge Island Capital Improvement Program 
indicates an improvement project is planned in the vicinity.   
 
Wyatt Way Reconstruction Phase 1 
This scope of this project intends to reconstruct and improve the existing Wyatt Way 
segment from Madison Avenue to Lovell Avenue.  Included are sidewalk and bicycle 
facilities on both sides of the street and capacity improvements to the intersection of Wyatt 
Way/Madison Avenue.  Intersection improvements are planned with either signalization or 
a roundabout.   
 
2.6.   Existing PM Peak Hour Volumes and Travel Patterns 
 
Field data for this study was obtained and collected in January of 2018 at the primary 
intersection of interest – Madison Avenue/Winslow Way.  The traffic count was taken 
during the 4:00 PM – 6:00 PM timeframe which generally reflects the highest levels of 
congestion with respect to traffic and delays during a 24 hours period.  The busiest one-
hour is then derived from the two-hour field count, known as the peak hour, and is used for 
analysis to depict “worst case” conditions.  Figure 3 on the following page shows the 
existing weekday PM peak hour volumes at the intersection of Madison Avenue/Winslow 
Way. 
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3. FUTURE TRAFFIC CONDITIONS 
 

3.1.  Trip Generation 
 

Trip generation is used to determine the magnitude of project impacts on the surrounding 
street system.  This is denoted by the quantity or specific number of new trips that enter or 
exit a project during a designated time period, such as a specific peak hour or an entire 
day.  Data presented in this report was taken from the Institute of Transportation 
Engineer's publication Trip Generation, 10th Edition.  The designated land use for the 
proposed project is defined as Multifamily Housing – Low-Rise (LUC 220).  Table 1 below 
summarizes the estimated new trips.  Included are the average weekday daily traffic 
(AWDT) and the AM and PM peak hours.  Refer to the appendix for trip generation output. 
 

Table 1 
Project Trip Generation 

 

Land Use Size 
(Dwelling Units) 

AWDT 
AM Peak-Hour Trips PM Peak-Hour Trips 

In Out Total In Out Total 

Multi-Family 10 73 1 4 5 4 2 6 
 
Based on Table 1 above the project is anticipated to generate 5 new trips in the AM and 6 
new trips in the PM peak hours of travel.  However, given the nature of the surrounding 
area, availability or pedestrian and bicycle facilities, and proximity to transit, actual 
observed daily and peak hour trips are anticipated to be lower.   
 
3.2.   Distribution & Assignment 
 

Trip distribution describes the process by which project trips are dispersed on the roadway 
network surrounding the site.  The specific destinations and origins of the generated traffic 
primarily influences the key intersections, which will effectively receive the bulk of project 
impacts.  Peak hour trips generated by the project are anticipated to follow the general 
patterns shown in Figure 4 on the following page.  Distribution percentages are based on 
existing travel patterns and the location of nearby major roadways. 
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3.3.   Future Peak Hour Volumes 
 

A horizon year of 2020 was used for future traffic delay analysis to reflect conditions at the 
time of project buildout.  A long-term horizon year of 2035 was used to assess, if any, 
potential adverse impacts to the intersection of study.  Forecast background volumes were 
derived by applying a one percent annual compound growth rate to the existing volumes 
shown on Figure 3.  This growth rate has been determined appropriate for the area and 
has been used in similar projects in the past.  In addition, a number of nearby approved 
projects have been included as pipeline volumes.  Projects include: Madison Grove, 
Wallace Cottages, Madison Place, Madison Landing, Wyatt Apartments, and Madrona 
Townhomes.  Pipeline volumes traveling through the study intersection are shown in 
Figure 5.  Forecast 2020 peak hour volumes are presented in Figure 6; Forecast 2035 
peak hour volumes are presented in Figure 7. 
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3.4.   Future Level of Service 
 
Peak hour delays were determined through the use of the Highway Capacity Manual 6th 
Edition.  Capacity analysis is used to determine level of service (LOS) which is an 
established measure of congestion for transportation facilities.  The range1 for intersection 
level of service is LOS A to LOS F with the former indicating the best operating conditions 
with low control delays and the latter indicating the worst conditions with heavy control 
delays.  Detailed descriptions of intersection LOS are given in the 2016 Highway Capacity 
Manual.  Level of service calculations were made through the use of the Synchro 10 
analysis program.  Table 2 below portrays existing and forecast 2020 and 2035 peak hour 
delays for the key intersection of Madison Avenue/Winslow Way. 
 

Table 2 
Peak Hour Level of Service 
Delays Given in Seconds per Vehicle 

    With Project Traffic 
   Existing 2020 2035 

Intersection Control Time Period LOS Delay LOS Delay LOS Delay 
Madison Avenue / 

Winslow Way  
AWSC PM  

Peak Hour 
B 13.5 B 14.9 C 19.1 

AWSC: All-Way Stop Control  
 
Existing delays and forecast 2020 delays with project traffic are anticipated to operate with 
mild delays in the overall LOS B range.  Delays are shown to increase to LOS C for the 
forecast 2035 conditions.  All scenarios are shown to operate to City of Bainbridge LOS D 
or better standards for arterial roadways.  Overall the intersection has the existing and 
forecast capacity to support the incoming project’s vehicular demand.

                                                           
1   Signalized Intersections - Level of Service       Stop Controlled Intersections – Level of Service 
 Control Delay per  Control Delay per 
Level of Service Vehicle (sec) Level of Service  Vehicle (sec)  

A 10 A   10 
B 10 and 20 B   10 and 15 
C 20 and 35 C   15 and 25 
D 35 and 55 D   25 and 35 
E 55 and 80 E   35 and 50 
F 80 F   50 

Highway Capacity Manual, 6th Edition 
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4.   SUMMARY 
 
The CKCB Madison Avenue project plans on constructing 10-units of multi-family on an 
undeveloped parcel (262502-3-078-2006) in the City of Bainbridge Island.  The project site 
is located on the east side of Madison Avenue South and south of Bjune Drive SE.  A site 
plan is presented on Figure 2 and indicates one new driveway access on Madison Avenue 
South to a below-grade parking garage. 
 
The general vicinity offers non-motorist facilities with complete sidewalk networks and 
bicycle lanes along with nearby public transit routes.  Based on ITE data, 5 AM and 6 PM 
peak hour trips may be expected without accounting for the anticipated utilization of 
nearby transit.  Forecast 2020 and 2035 PM peak hour delay analyses project delays to 
operate with acceptable level of service at LOS B and LOS C, respectively.  Based on the 
analysis provided, no off-site mitigation is identified at this time.  
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Multifamily Housing (Low-Rise)
(220)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 29

Avg. Num. of Dwelling Units: 168
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

7.32 4.45 - 10.97 1.31

Data Plot and Equation
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X = Number of Dwelling Units

Study Site Average RateFitted Curve

Fitted Curve Equation: T = 7.56(X) - 40.86 R²= 0.96

Trip Generation Manual, 10th Edition Institute of Transportation Engineers
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Multifamily Housing (Low-Rise)
(220)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.

Setting/Location: General Urban/Suburban
Number of Studies: 42

Avg. Num. of Dwelling Units: 199
Directional Distribution: 23% entering, 77% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.46 0.18 - 0.74 0.12

Data Plot and Equation

T 
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ip
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nd

s

X = Number of Dwelling Units

Study Site Average RateFitted Curve

Fitted Curve Equation: Ln(T) = 0.95 Ln(X) - 0.51 R²= 0.90

Trip Generation Manual, 10th Edition Institute of Transportation Engineers
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Multifamily Housing (Low-Rise)
(220)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,

PM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 35

Avg. Num. of Dwelling Units: 146
Directional Distribution: 59% entering, 41% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.67 0.41 - 1.25 0.14

Data Plot and Equation
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s

X = Number of Dwelling Units

Study Site Average RateFitted Curve

Fitted Curve Equation: T = 0.66(X) + 1.41 R²= 0.94

Trip Generation Manual, 10th Edition Institute of Transportation Engineers
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Project Name: CKCB Madison Avenue

Intersection: Madison Avenue & Winslow Way Date of Count: 

Jurisdiction: Bainbridge Island Project Number: 

HV R T L HV R T L HV R T L HV R T L Total

4:00 PM 0 17 25 50 0 30 18 9 0 11 50 13 0 15 20 10 268

4:15 PM 0 11 29 45 0 29 17 10 0 6 52 10 0 12 19 7 247

4:30 PM 0 16 21 30 0 38 19 10 0 7 39 10 0 9 28 12 239

4:45 PM 0 15 22 31 0 29 13 10 0 10 44 15 0 14 27 7 237

5:00 PM 0 12 17 46 0 37 16 16 0 9 44 7 0 9 19 6 238

5:15 PM 0 9 23 45 0 38 16 6 0 9 29 10 0 7 20 12 224

5:30 PM 0 8 18 29 0 40 15 8 0 4 29 9 0 5 12 7 184

5:45 PM 0 7 17 27 0 30 9 10 0 9 33 5 0 9 9 9 174
6:00

0 95 172 303 0 271 123 79 0 65 320 79 0 80 154 70 1,811

4:00 PM to 5:00 PM Total

0 59 97 156 0 126 67 39 0 34 185 48 0 50 94 36 991

4:00 4:00 4:00 4:00 0.2 268

247

239

312 347 237

59 97 156

126

174 67 232

4:00 PM - 5:00 PM 39 516

354 36 Intersection PHF: 0.92

180 94 284

50

48 185 34 92 57 74 45

85 56 68 38

186 267 67 67 56 49

68 52 69 48

92 57 74 45 75 69 60 34

85 56 68 38 77 60 48 39

67 67 56 49 55 63 42 24

68 52 69 48 51 49 47 27

Eastbound
Time  

Period
Madison Avenue N Winslow Way W Madison Avenue S

453

Madison Avenue S

Winslow Way E

0.0%0.0% 0.0% 0.0%

0.85 0.87 0.90 0.92

Winslow Way W

Heath & Associates, Inc.

2214 Tacoma Road

Puyallup, WA 98371

Madison Avenue N

659

1/25/2018

4057

Peak Hour

Peak Total

Heavy Veh.

PHF

Total

Winslow Way E

Soutbound Westbound Northbound
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HCM 6th AWSC Existing PM Peak Hour

3: Madison Avenue S/Madison Avenue N & Winslow Way E/Winslow Way W 02/05/2018

  02/05/2018 Baseline Synchro 10 Report

Page 1

Intersection

Intersection Delay, s/veh 13.5

Intersection LOS B

Movement EBU EBL EBT EBR WBU WBL WBT WBR NBU NBL NBT NBR

Lane Configurations

Traffic Vol, veh/h 0 36 94 50 0 39 67 126 0 48 185 34

Future Vol, veh/h 0 36 94 50 0 39 67 126 0 48 185 34

Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92

Heavy Vehicles, % 2 1 1 1 2 1 1 1 2 1 1 1

Mvmt Flow 0 39 102 54 0 42 73 137 0 52 201 37

Number of Lanes 0 0 1 0 0 0 1 1 0 0 1 0

Approach EB WB NB

Opposing Approach WB EB SB

Opposing Lanes 2 1 2

Conflicting Approach Left SB NB EB

Conflicting Lanes Left 2 1 1

Conflicting Approach Right NB SB WB

Conflicting Lanes Right 1 2 2

HCM Control Delay 13.9 11.3 16.6

HCM LOS B B C

            

Lane NBLn1 EBLn1 WBLn1 WBLn2 SBLn1 SBLn2

Vol Left, % 18% 20% 37% 0% 100% 0%

Vol Thru, % 69% 52% 63% 0% 0% 62%

Vol Right, % 13% 28% 0% 100% 0% 38%

Sign Control Stop Stop Stop Stop Stop Stop

Traffic Vol by Lane 267 180 106 126 156 156

LT Vol 48 36 39 0 156 0

Through Vol 185 94 67 0 0 97

RT Vol 34 50 0 126 0 59

Lane Flow Rate 290 196 115 137 170 170

Geometry Grp 6 6 7 7 7 7

Degree of Util (X) 0.524 0.369 0.224 0.232 0.328 0.291

Departure Headway (Hd) 6.501 6.795 7.008 6.106 6.966 6.187

Convergence, Y/N Yes Yes Yes Yes Yes Yes

Cap 551 524 508 582 514 577

Service Time 4.586 4.894 4.803 3.9 4.752 3.973

HCM Lane V/C Ratio 0.526 0.374 0.226 0.235 0.331 0.295

HCM Control Delay 16.6 13.9 11.8 10.8 13.2 11.5

HCM Lane LOS C B B B B B

HCM 95th-tile Q 3 1.7 0.9 0.9 1.4 1.2
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HCM 6th AWSC Existing PM Peak Hour

3: Madison Avenue S/Madison Avenue N & Winslow Way E/Winslow Way W 02/05/2018

  02/05/2018 Baseline Synchro 10 Report

Page 2

Intersection

Intersection Delay, s/veh

Intersection LOS

Movement SBU SBL SBT SBR

Lane Configurations

Traffic Vol, veh/h 0 156 97 59

Future Vol, veh/h 0 156 97 59

Peak Hour Factor 0.92 0.92 0.92 0.92

Heavy Vehicles, % 2 1 1 1

Mvmt Flow 0 170 105 64

Number of Lanes 0 1 1 0

Approach SB

Opposing Approach NB

Opposing Lanes 1

Conflicting Approach Left WB

Conflicting Lanes Left 2

Conflicting Approach Right EB

Conflicting Lanes Right 1

HCM Control Delay 12.3

HCM LOS B
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HCM 6th AWSC Forecast 2020 PM Peak Hour with Project
3: Madison Avenue S/Madison Avenue N & Winslow Way E/Winslow Way W 10/17/2018

  02/05/2018 Baseline Synchro 10 Report
Page 1

Intersection
Intersection Delay, s/veh 14.9
Intersection LOS B

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 38 96 51 43 68 156 49 194 36 177 101 60
Future Vol, veh/h 38 96 51 43 68 156 49 194 36 177 101 60
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Heavy Vehicles, % 1 1 1 1 1 1 1 1 1 1 1 1
Mvmt Flow 41 104 55 47 74 170 53 211 39 192 110 65
Number of Lanes 0 1 0 0 1 1 0 1 0 1 1 0

Approach EB WB NB SB
Opposing Approach WB EB SB NB
Opposing Lanes 2 1 2 1
Conflicting Approach Left SB NB EB WB
Conflicting Lanes Left 2 1 1 2
Conflicting Approach Right NB SB WB EB
Conflicting Lanes Right 1 2 2 1
HCM Control Delay 15 12.1 18.9 13.6
HCM LOS B B C B
        

Lane NBLn1 EBLn1 WBLn1 WBLn2 SBLn1 SBLn2
Vol Left, % 18% 21% 39% 0% 100% 0%
Vol Thru, % 70% 52% 61% 0% 0% 63%
Vol Right, % 13% 28% 0% 100% 0% 37%
Sign Control Stop Stop Stop Stop Stop Stop
Traffic Vol by Lane 279 185 111 156 177 161
LT Vol 49 38 43 0 177 0
Through Vol 194 96 68 0 0 101
RT Vol 36 51 0 156 0 60
Lane Flow Rate 303 201 121 170 192 175
Geometry Grp 6 6 7 7 7 7
Degree of Util (X) 0.577 0.402 0.246 0.302 0.39 0.317
Departure Headway (Hd) 6.846 7.191 7.335 6.421 7.297 6.519
Convergence, Y/N Yes Yes Yes Yes Yes Yes
Cap 528 501 490 560 493 551
Service Time 4.888 5.238 5.081 4.166 5.04 4.263
HCM Lane V/C Ratio 0.574 0.401 0.247 0.304 0.389 0.318
HCM Control Delay 18.9 15 12.5 11.9 14.7 12.3
HCM Lane LOS C B B B B B
HCM 95th-tile Q 3.6 1.9 1 1.3 1.8 1.4
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HCM 6th AWSC Forecast 2035 PM Peak Hour with Project
3: Madison Avenue S/Madison Avenue N & Winslow Way E/Winslow Way W 10/17/2018

  02/05/2018 Baseline Synchro 10 Report
Page 1

Intersection
Intersection Delay, s/veh 19.1
Intersection LOS C

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 44 111 59 49 79 176 57 224 41 203 117 70
Future Vol, veh/h 44 111 59 49 79 176 57 224 41 203 117 70
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Heavy Vehicles, % 1 1 1 1 1 1 1 1 1 1 1 1
Mvmt Flow 48 121 64 53 86 191 62 243 45 221 127 76
Number of Lanes 0 1 0 0 1 1 0 1 0 1 1 0

Approach EB WB NB SB
Opposing Approach WB EB SB NB
Opposing Lanes 2 1 2 1
Conflicting Approach Left SB NB EB WB
Conflicting Lanes Left 2 1 1 2
Conflicting Approach Right NB SB WB EB
Conflicting Lanes Right 1 2 2 1
HCM Control Delay 18.8 14.1 27.5 16.3
HCM LOS C B D C

Lane NBLn1 EBLn1 WBLn1 WBLn2 SBLn1 SBLn2
Vol Left, % 18% 21% 38% 0% 100% 0%
Vol Thru, % 70% 52% 62% 0% 0% 63%
Vol Right, % 13% 28% 0% 100% 0% 37%
Sign Control Stop Stop Stop Stop Stop Stop
Traffic Vol by Lane 322 214 128 176 203 187
LT Vol 57 44 49 0 203 0
Through Vol 224 111 79 0 0 117
RT Vol 41 59 0 176 0 70
Lane Flow Rate 350 233 139 191 221 203
Geometry Grp 6 6 7 7 7 7
Degree of Util (X) 0.72 0.507 0.307 0.373 0.483 0.401
Departure Headway (Hd) 7.41 7.841 7.946 7.028 7.877 7.095
Convergence, Y/N Yes Yes Yes Yes Yes Yes
Cap 487 458 451 509 457 504
Service Time 5.489 5.928 5.727 4.809 5.658 4.875
HCM Lane V/C Ratio 0.719 0.509 0.308 0.375 0.484 0.403
HCM Control Delay 27.5 18.8 14.2 14 17.9 14.6
HCM Lane LOS D C B B C B
HCM 95th-tile Q 5.7 2.8 1.3 1.7 2.6 1.9
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Department Public Works - Engineering 

 

Pursuant to The City of Bainbridge Island Municipal Code 15.32.040.B, the City Engineer has determined that the 
capacity of transportation facilities affected by the proposed development is equal to or greater than the capacity 
required to maintain the level of service standard for the impact of the development.  

Property Location or Description: CKCB 
Madison Avenue South 
Bainbridge Island, WA 
Tax Parcel: 262502-3-078-2006   
Permit Number:  PLN50958 SPR/SVAR 

Development Type: Site Plan Review, Shoreline Substantial Development, and Shoreline Variance 

Approved Uses:  Multi-Family Residential 

Approved Density: 8 apartments, 2 townhouses 
Approved Intensity:  6 PM Peak-Hour Trips/73 Average Daily Trips (ADT) at project completion 

Basis For Concurrency: Attached traffic study, prepared by Heath & Associates, dated October, 2018 

Date Issued: This certificate is effective on the issuance date of the above referenced permit numbers. 

Expiration Date: This certificate expires on the earlier of: 1) The date of expiration of the above referenced permit 
numbers, or 2) Three years after the above effective (issuance) date of this certificate.     

 
BY: Peter S. Corelis, P.E. Date of Issuance 

Attachments: 1: Concurrency Test; or 

2: Traffic Analysis  

Certificate of Concurrency 
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INTRODUCTION 
Cihan Anisoglu (Client) is proposing the construction of an 8 suite inn (multi-family housing) on a single 

parcel located on Madison Avenue S, Bainbridge Island, Washington. The parcel is undeveloped bound to 

the west by right-of-way to Madison Ave S and existing developments north and south.  To the east, 

topography defines a steep ravine setting which hosts a tidal estuarine complex.  The hydrology is 

supported from a storm water facility outlet.  The outlet is a 24-in cmp to heavy rip-rap prior to the 

defining natural features of the ravine and estuary.  A sewer line easement enters the parcel from the 

southwest corner and zig-zags north then east around the ravine. 

Shoreline designation is Urban with a 30-ft standard buffer.  The parcel is fully encumbered within the 

200-ft shoreline jurisdiction. The proposed project includes underground parking and an interior 

courtyard.  The footprint is delineated from the east and south by the sewer easement. The property line 

and right-of-way setbacks define the limits of development north and east.   

The parcel vegetation consists of mostly noxious, invasive species, specifically Himalayan blackberry.  

Significant vegetation (mature trees) are concentrated to the ravine.  The project respects the 30-ft 

shoreline buffer and 15-ft structural setback.  The proposed development is setback a range of 50 to 70-ft 

from the Urban 30-ft buffer standard.  

 All shoreline development and activities shall be located, designed, constructed, and managed in a 

manner that will result in a no net loss of ecological function. To ensure achievement of no net loss 

standards, a site-specific analysis of potential impacts within the 200-ft shoreline jurisdiction and 

appropriate mitigation measures is provided through this Habitat Management Plan (HMP). This HMP is 

designed to meet the following criteria of the Site-Specific Vegetation Management section of the 

Bainbridge Island Municipal Code (BIMC) Chapter 16.12 Shoreline Master Program (SMP): 

 

• Assessment of existing baseline environmental conditions; 

• Assessment of priority habitat, species within the vicinity of the project; 

• Project impact assessment; 

• Analysis of mitigation sequencing; and 

• Vegetation Management Plan. 
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BASELINE ENVIRONMENTAL CONDITIONS 
The subject parcel is located along Madison Avenue S, Bainbridge Island, Kitsap County, Washington.  The 

parcel is flag shaped, facing west, with the extended acreage headed due south along the ravine.  The 

parcel is 0.39 acres, undeveloped, and clear of significant vegetation outside of the ravine setting, see 

Exhibit A.  Observed species include Himalayan blackberry, Scott’s broom, common vetch, American holly, 

oceanspray, hawthorne, sword fern, grasses, and bracken fern. Mature trees are set at and along the top-

of-slope and include red alder, big leaf maple, madrone, and Douglas fir.  Additional species observed to 

the ravine include Oregon grape, flowering dogwood, baldhip rose, and predominate cover of Himalayan 

blackberry.  English ivy is present from root to canopy among the mature trees.  

The parcel is flat.  The ravine has an immediate, steep break in slope with dense cover of mostly invasive 

species.  There is a limited view to the bottom of the ravine.  Developments to the opposite side are 

clearly visible.  Rip-rap heavily covers the immediate cmp outfall and 30-ft waterward to the tidal region 

of the estuarine complex.  

A public access is present as the eastern adjacent parcel.  A trail extends from Bjune Dr SE to the start of 

the ravine.  A sitting bench provides a resting place and peek-a-boo views through the ravine and Eagle 

Harbor.  A heavily used path is present westward from the public access to Madison Ave S: established 

along the northern property line of the subject parcel.   

The Washington Department of Fish and Wildlife Priority Habitat and Species within the vicinity of the 

project is limited to the estuary, as aquatic habitat.  

 

PROJECT DESCRIPTION 
The proposed development is roughly 11,000 sq ft of structure and associated infrastructure, see Exhibit 

B.  The project is delineated to the east by the existing sewer easement, resulting in a 50 to 70-ft setback 

from Ordinary High Water Mark (OHWM) to the estuary. The 30-ft shoreline buffer and 15-ft setback is 

maintained.  No mature vegetation (< 15-ft in overall height) removal is required for the proposed 

development.  A cluster of young alders and a single hawthorne are present within the action area. The 

remaining vegetation cover to be impacted is dominate Himalayan blackberry and smaller percentages of 

persistent noxious or weedy individuals.   
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MITIGATION SEQUENCING 
Permitted uses shall be designed and conducted to minimize, in so far as practical, any resultant damage 

to the ecology and environments. Impacts shall be mitigated according to BIMC 16.12.B.2.d, in a 

sequential analysis to avoid, minimize and mitigate. The mitigation analysis sequence for the shoreline in 

question is provided below. 

MITIGATION MEASURE  MITIGATED ACTION(S) 

AVOID the impact 
altogether by not taking a 
certain action or parts of 
an action 

 • The proposed development maintains the 30-ft shoreline buffer and 
15-ft setback.  Impacts to the buffer avoided.  
 

MINIMIZE impacts by 
limiting the degree or 
magnitude of the action 
and its implementation 
by using appropriate 
technology or by taking 
affirmative steps to avoid 
or reduce impacts 

 • Development is designed landward of the sewer easement and all 
significant mature vegetation.   

RECTIFY the impact by 
repairing, rehabilitating, 
or restoring the affected 
environment 

 • Restoration of degraded shoreline buffer landward of top-of-slope 
to native complex 

• The fallow condition of the parcel has resulted in heavy 
accumulations of noxious, invasive species.  Eradication of these 
species within the parcel boundaries is recommended, see 
Maintenance section of this report. 

REDUCE or eliminate the 
impact over time by 
preservation and 
maintenance operations 

 • Landscape structure and associated use with native vegetation 
where appropriate for lighting, soil structure, and wetness. 

• No fertilizer, insecticide, or pesticide use recommended. 

• Installation of directional lighting and timers recommended. 

• Stormwater collection and compliance with current manual 
standards.  

COMPENSATE for the 
impact by replacing, 
enhancing, or providing 
substitute resources or 
environments 

 • Restore degraded shoreline buffer landward of the top-of-slope 

• Restore and maintain a 10-ftvegetation buffer along the top-of-
slope according to the Vegetation Management Plan. 

MONITOR the impact and 
the compensation project 
and take appropriate 
corrective measures 

 • Restoration area success, performance, maintenance and 
monitoring are defined in the Vegetation Management Plan section 
of this document.  

• As-built, five-year monitoring and final compliance documentation 
required.  
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IMPACTS OF SITE DEVELOPMENT 

There are no direct impacts to the 30-ft shoreline buffer.  Vegetation disturbances with in the 200-ft 

shoreline jurisdiction include a cluster of young red alder, one hawthorne, and a dominant cover of 

Himalayan blackberry.  There is no significant vegetation removal with the new construction.   

Vegetation replanting is required for all development, uses or activities within the 200-ft shoreline 

jurisdiction that either alters existing native vegetation or any vegetation in the required shoreline buffer, 

whether a permit is required or not.  This includes invasive species removal (Chapter 16.12.030(B)(2)(c), 

COBI-SMP). 

 

VEGETATION MANAGEMENT PLAN 
To meet the goals and policies of the City of Bainbridge Island Shoreline Master Program (COBI-SMP), the 

new construction shall ensure that the parcels site specific ecological functions and processes are 

managed to meet the no net loss standard. The parcels 30-ft shoreline buffer is degraded, mostly absent 

of shrubs and ground covers beyond the top-of-slope.  The ravines interior is dominated by noxious, 

invasive Himalayan blackberry.  English ivy threatens mature native trees in the vicinity. 

This site-specific analysis has identified two functional deficiencies present to the ravine bound estuarine 

complex which may be rectified within the subject parcel.  The first is the prominence of noxious, invasive 

Himalayan blackberry and English ivy.  The second is the absence of native vegetation cover along the top-

of-slope and the 30-ft shoreline buffer.  A Vegetation Management Plan has been developed to rectify the 

identified functional deficiencies as mitigation for new construction within the shoreline parcel. 

 

INVASIVE SPECIES 

Dense stands of Himalayan blackberry are observed along the northeastern corner of the parcel, 

landward of the top-of-slope.  This species is equally present as individuals at and waterward of the top-

of-slope for the western slope face within the property.  Likewise, English ivy is dominating mature tree 

canopies and competing with blackberry for surface cover.  Both species shall be aggressively targeted for 

removal and complete eradication from trees and surfaces landward of the top-of-slope.  Where feasible, 

individuals along the slope face should also be removed to reduce the competitive cover.  The action plan 

for eradication of these species is detailed in the Maintenance section of this report.  
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VEGETATION MANAGEMENT AREA 

The Vegetation Management Area (VMA) includes the portion of the 30-ft shoreline buffer landward of 

the top-of-slope and areas 10-ft from the western top-of-slope void of vegetation, see Exhibit C.  The VMA 

recommends the restoration of complex, diverse native vegetation along the top-of-slope.  Existing 

mature trees shall not be disturbed.  Limitations to the restoration area are identified with the steep 

grade of the slope face, although if feasible, additional native materials would benefit functional 

attributes within the ravine and the estuarine complex downgrade.  

The conceptual planting plan presumes a dominance of native species along the north eastern corner of 

the property.  This corner of the property was not well discernable in the field and included dense 

Himalayan blackberry and mature native shrubs.  The Vegetation Management Plan prescribes the 

removal of all blackberry thickets beyond the top-of-slope.  Once removed, additional plantings may be 

warranted along the top-of-slope to ensure no adverse effects, direct or independent to the invasive 

species removal, are anticipated to the downgradient estuarine complex. 

 

PLANTING PLAN SPECIFICATIONS AND DETAIL 

Individual species are depicted on Exhibit C for illustration of placement, distribution and density.  A total 

of 69 individuals shall be installed within the VMA.  The individuals shall be planted in groups as opposed 

to a symmetrical row crop pattern. Voids in the mitigation area are acceptable for natural spread and 

establishment of species to the mitigation area.  Alternative species acceptable shall be native to the 

lower Puget Sound ecosystem and with prior approval by Restoration Specialist and/or City staff.   

 

SPECIES COMMON NAME QUANTITY SPACING SIZE MIN. 

Vaccinium ovatum Evergreen huckleberry 23 4-ft o.c. 1-gal 

Pseudotsuga menziesii Douglas fir 3 10-ft o.c. 5-gal 

Holodiscus discolor Oceanspray 11 5-ft o.c. 1-gal 

Gaultheria shallon Salal 16 4-ft o.c. 1-gal 

 

Plantings shall be established within the approximate locations indicated on Exhibit C.  A conceptual 

planting plan is provided as guidance for calculated densities and distributions for healthy establishment 

and development of native vegetation. Field conditions overrule the prescribed planting plan and shall be 

recorded by the installation team and consultant for compliance reporting and as-built. Once invasive 

species have been removed from the northeast corner, the area shall be reevaluated for potential 

restoration to VMA vicinity. 
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PERFORMANCE STANDARDS 
Performance standards are necessary for the evaluation of success achieved with the implemented buffer 

restoration. If the standards are met at the end of the five-year monitoring period, the City shall issue 

release of the performance bond.  

 

SURVIVAL  

• 100% survival of all tree and shrub plantings at the end of Year One. This standard may be met 

through establishment of installed plants or by replanting as necessary to achieve the required 

numbers. 

• 100% survival of all tree plantings and 80% survival of all shrub plantings at the end of Year Five. 

This standard may be met through establishment of installed plants or by replanting as necessary 

to achieve the required numbers. 

 

COVERAGE  

• Achieve at least 60% cover of native vegetation by the end of Year 3. This can be a combination of 

trees, shrubs and groundcover, but a minimum 40% must be composed of tree and shrub species. 

Volunteer species may count towards this standard. 

• Achieve at least 80% cover of native vegetation by the end of Year 5. This can be a combination of 

trees, shrubs, and groundcover, but a minimum 60% must be composed of tree and shrub 

species. Volunteer species may count towards this standard. 

 

INVASIVE SPECIES  

• Removal and eradication of English ivy and Himalayan blackberry landward of the top-of-slope.  

No tolerance of the presence or establishment of invasive species, including all Class A, B, or C 

noxious weeds as listed by the Washington state Noxious Weed Control Board, within the 

Vegetation Management Area is applied. 

• Tolerance of invasive species on slope face is acknowledged.   

o However, when and if accessible, these species should be cut back and removed for 

establishing a beneficial native complex to the slope face.   

o Care shall be taken to minimize soil disturbances on the slope face.  
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CONSTRUCTION AND SPECIFICATIONS  

GENERAL NOTES  

The proposed mitigation actions are limited in area and complexity. The applicant should seek 

professional help from a Restoration Specialist with implementation of the mitigation plan yet may 

complete the actions independently. BGE Environmental personnel, or other persons qualified to evaluate 

environmental restoration projects (Restoration Specialist), shall monitor the following:  

1) Invasive and nonnative species removal  

2) Surface preparation for planting 

a. Evaluation of density and distribution to potential restoration areas within the VMA.  The 

VMA is defined as 10-ft landward of the top-of-slope and the 30-ft shoreline buffer.  

3) Plant material inspection. 

 

PROJECT SEQUENCING  

Planting shall occur during the dormant season, October 1 through March 31.   

1) Independently remove invasive or weedy species. 

2) Install vegetation materials according to specifications for species and spacing per planting detail.   

3) Cover planting area with a two to three-inch layer of mulch.  

4) As-built production and submittal to the City of Bainbridge Island within 60 days of planting.  

5) Annual monitoring, late summer, and annual reporting City of Bainbridge Island for a minimum 

period of five-years.  

  

EROSION CONTROL, POLLUTION PREVENTION AND SITE PREPARATION  

Temporary erosion and sediment control (TESC) measures shall be implemented under the guidance of 

approval conditions using BIMP’s outlined in the project’s Stormwater Pollution Prevention Plan (SWPPP) 

and TESC Plan prepared by the Project Engineer. Approval by the responsible Restoration Specialist prior 

to mowing, hand-clearing and planting activities on-site is recommended.   

  

PLANT SCHEDULING, SPECIES AND DENSITY  

Planting should occur between October 1 and March 31. All materials to be used on the site will be 

nursery grown stock from a reputable, local source. Only native species are to be used; no hybrids or 

cultivars will be allowed. All plant material shall be inspected by the consultant/contractor upon delivery. 

Plant material provided will be typical of their species or variety and shall be sound, healthy, vigorous 

plants free from defects, and all forms of disease and infestation. Plant material not conforming to the 

specifications will be rejected and replaced by the contractor or supplier. Rejected plant materials shall be 

immediately removed from the site.   
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 PRODUCT HANDLING, DELIVERY, AND STORAGE  

All precautions customary in good trade practice shall be taken in preparing plants for moving. 

Workmanship that fails to meet industry standards will be rejected. Plants will be packed, transported, 

and handled with care to ensure protection against injury and from drying out. If plants cannot be planted 

immediately upon delivery they should be protected with soil, wet peat moss, or in a manner acceptable 

to the project biologist. Plants, fertilizer, and mulch not installed immediately upon delivery shall be 

secured on the site to prevent theft or tampering. No plant shall be bound with rope or wire in a manner 

that could damage or break the branches. Plants transported on open vehicles should be secured with a 

protective covering to prevent windburn.  

  

PREPARATION AND INSTALLATION OF PLANT MATERIALS  

Contractor shall verify the location of all elements of the mitigation plan with the materials count upon 

clearing of invasive and nonnative vegetation and prepping surface for installation. Plant quantities are 

based on field measurements and density calculations which have a standard error association with 

planning and implementation. Locations of proposed materials are accurate but may be moved as 

deemed necessary as the terraced conditions may restrict optimal root and species spacing requirements.  

All installed vegetation will be marked to a site plan for general areas and quantities. The documented 

actions will be used to produce an as-built once the mitigation actions are complete.  

Circular plant pits with vertical sides will be excavated for all bare root and container stock. The pits 

should be at least 6 inches greater in diameter than the root mass or container. The pit should 

accommodate the entire root system. The bottom of each pit will be scarified to a depth of 4 inches.  Add 

slow release Agroform tablet to planting pit.  Set plant material upright in the planting pit to proper grade 

and alignment. Water plants thoroughly midway through backfilling. Water pits again upon completion of 

backfilling. No filling should occur around trunks or stems. Do not use frozen or muddy mixtures for 

backfilling. Form a ring of soil around the edge of each planting pit to retain water. Once planted, the 

entire area shall be covered with a minimum of two-inches of mulch with a diameter of 18-inches.  Add 

additional mulch if existing grass or denuded soils are visible on the surface. 
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MONITORING 
BGE Environmental personnel, or other persons qualified to evaluate environmental restoration projects 

(Restoration Specialist), shall implement the Habitat Management Plan. Upon installation of vegetation, 

the Restoration Specialist shall create an as-built document and submit it to the City of Bainbridge Island 

within 60 days of completing the work. The document may consist of a summary of actions as they 

pertain to the restoration efforts defined in this mitigation plan to include alterations and deviations to 

species, placement, or other actions necessary for proper implementation. A list of planted species, time 

of installation and supporting photographs, before and after installation, should accompany the 

document.   

Each year, for the following four monitoring years, the vegetation management area should be reviewed 

by the Restoration Specialist to ensure that the planted materials are healthy, vigorous, and present a 

high probability of success pursuant the Performance Standards. Conditions shall be documented with 

photographs during the same time frame. Late summer monitoring and documentation is required.   

Contingency efforts shall be implemented as deemed warranted by the Restoration Specialist to ensure a 

successful five-year response to mitigation efforts.  Submittal of progress report to City of Bainbridge 

Island at the end of each monitoring year. 

Five years post planting, a review of mitigation and compliance documents should be provided to the City 

of Bainbridge Island. The compliance documents should be a determination of success regarding 

vegetation coverage, health and sustainability. The assessment may evaluate, but not be limited to, 

observations of species survival, replacement vegetation since restoration and a summary of actions 

completed to support the success of the restored shoreline buffer (irrigation, trimming, fertilizer use, 

etc.). It may include an estimate of buffer area restoration and quantification of, if any, additional use of 

native vegetation which promotes ecoregional function within the landscape. The monitoring report shall 

include yearly photographs of the vegetation conditions and progression with a technical evaluation of 

success in achieving the no net loss standard. 
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MAINTENANCE  
Maintenance of the vegetation management area shall consist of all actions necessary to ensure that 

planted materials establish and thrive with the planted area, and that invasive species do not encroach, 

spread, or establish within the vegetation management area or vicinity.  The prescribed maintenance plan 

shall be implemented for a minimum of five years following completion of the plant installation. However, 

proper stewardship of the shoreline buffer is the responsibility of the property owner in which effective 

implementation of this plan will restore natural function to the shoreline ecology which protects the 

integrity of environment and the residing structures and use.   

Anticipated actions and necessary guidelines to meet the performance standards are as follows: 

1) Replace each plant found dead in the summer monitoring visit after the first year of planting and 

subsequent years if mortality continues to occur. 

2) Invasive species maintenance plan: 

a. Himalayan blackberry, Japanese knotweed, Scot’s broom, English ivy, and other invasive vegetation 

shall be grubbed out by hand on an ongoing basis, being careful to grub out roots where both safe 

and accessible. Such work should not result in heavy disturbance of soil surface or jeopardize the 

roots of installed native or volunteer native plants. 

b. Where hand removal is observed to have no effect in control and spread, herbicide applications 

may be applied, particularly for Japanese knotweed. Application of Imazapyr is acceptable. 

Herbicide applications must be conducted only by a state-licensed applicator during the effective 

time frame between mid-spring and mid-summer. Applications should be a targeted method such 

as spot spray or wick. 

3) At least twice a year, hand remove all competing weeds and weed roots from beneath each installed 

plant and any desirable volunteer vegetation to eighteen (18) inches from the main plant stem. 

Weeding should occur as needed during the spring and summer. Frequent weeding will result in lower 

mortality and lower plant replacement costs.  

4) Do not weed the area near the plant bases with string trimmer (weed whacker).  

5) Mulch the weeded areas beneath plant with wood chips as necessary to maintain a minimum two to 

three-inch thick mat to the planting area 

Care shall be taken to promote survival of the planted species. This does not include cutting of vegetation 

within the shoreline buffer. Height of the shrub cover is not expected to inhibit the view corridor. Pruning 

is acceptable to maintain building setbacks for structure maintenance and to maintain plant health. 

Pruning should primarily involve removing all dead, broken, diseased, or problem limbs by trimming them 

at the point of origin or back to a strong lateral branch or shoot. Removing this material often opens the 

canopy sufficiently so that no further pruning is necessary.  
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When trimming and pruning vegetation, pile the debris in an area somewhere within the property to 

create a brush shelter. Tucking the trimmings beneath the shrubs is a perfect option. Downed wood, even 

a pile of twigs provides food and shelter to many species, while slowly retuning nutrients to the soil. The 

pile can be in the sun or the shade, place it in an unused area of the property. Remove starts of invasive 

species immediately.   

The use of herbicides, insecticides, or pesticides, particularly near the areas of berry, fruit or mast 

producing shrubs or trees, is not recommended. This will help ensure the availability of foraging for 

wildlife. Even fertilizing lawn can degrade nutrients and alter the decomposition process of the natural 

grasses. Limit the use of insecticides. Insect populations are important on many ecological levels 

particularly as a food source for insectivores. 

 

CONTINGENCY  
If any part of the planting area fails to satisfy the goals and performance standards of this plan to such an 

extent that the failure cannot be adequately addressed through standard maintenance activities, a 

contingency plan shall be developed. A detailed contingency plan cannot be developed until the specific 

items that need to be addressed are known. Compliance with the installation procedures and 

maintenance plans are measures to properly promote a successful restoration. Where the performance is 

less than satisfactory, attention shall be given to, but not limited to, soil conditions, species installation, 

and temporal variations. Adaptive management actions taken to ensure success, when practical, are an 

acceptable means to ensure survival and growth of the planted species. 
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GENERAL NOTES 
THE PROPOSED MITIGATION ACTIONS 
ARE LIMITED IN AREA AND 
COMPLEXITY. THE APPLICANT 
SHOULD SEEK PROFESSIONAL HELP 
FROM A RESTORATION SPECIALIST 
WITH IMPLEMENTATION OF THE 
MITIGATION PLAN YET MAY 
COMPLETE THE ACTIONS 
INDEPENDENTLY. BGE 
ENVIRONMENTAL PERSONNEL, OR 
OTHER PERSONS QUALIFIED TO 
EVALUATE ENVIRONMENTAL 
RESTORATION PROJECTS 
(RESTORATION SPECIALIST), SHALL 
MONITOR THE FOLLOWING: 
1.  INVASIVE AND NONNATIVE SPECIES 
REMOVAL 
2.  SURFACE PREPARATION FOR 
PLANTING

EVALUATION OF DENSITY AND 
DISTRIBUTION TO POTENTIAL 
RESTORATION AREAS WITHIN THE 
VMA.  THE VMA IS DEFINED AS 
10-FT LANDWARD OF THE TOP-
OF-SLOPE AND THE 30-FT 
SHORELINE BUFFER. 

3. PLANT MATERIAL INSPECTION.

PROJECT SEQUENCING 
PLANTING SHALL OCCUR DURING THE DORMANT SEASON, OCTOBER 1 THROUGH 
MARCH 31.  
1) INDEPENDENTLY REMOVE INVASIVE OR WEEDY SPECIES.
2) INSTALL VEGETATION MATERIALS ACCORDING TO SPECIFICATIONS FOR 

SPECIES AND SPACING PER PLANTING DETAIL.  
3) COVER PLANTING AREA WITH A TWO TO THREE-INCH LAYER OF MULCH. 
4) AS-BUILT PRODUCTION AND SUBMITTAL TO THE CITY OF BAINBRIDGE 

ISLAND WITHIN 60 DAYS OF PLANTING. 
5) ANNUAL MONITORING, LATE SUMMER, AND ANNUAL REPORTING CITY OF 

BAINBRIDGE ISLAND FOR A MINIMUM PERIOD OF FIVE-YEARS. 
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VIEW TO EAST, THROUGH PARCEL FROM MADISON AVE S 

 

 

 

 

 

 

 

 

 

 

 

RAVINE SETTING OF MATURE TREES 
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PATH ALONG NORTHERN PROPERTY LINE 

 

 

 

 

 

 

 

 

 

 

 

SOUTHERN VIEW THROUGH RAVINE 
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VIEW TO THE WEST; MADISON AVE S 

 

 

 

 

 

 

 

 

  

 

 

SOUTHERN ADJACENT  
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DENSE NOXIOUS, INVASIVE COVER.  NOTE IVY TO MATURE TREES ON RIGHT 
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LANDWARD OF TOP-OF-SLOPE.  VIEW TO THE SOUTH 

 

 

 

 

 

 

 

 

 

 

 

VIEW FROM THE SOUTHEAST CORNER 
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IVY ESTABLISHED TO MATURE TREES ALONG TOP-OF-SLOPE 
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    CKCB MADISON AVE DEVELOPMENT
5-Feb-18

PROJECT LOCATION:

MADISON AVE S                                 

BAINBRIDGE ISLAND, WA 98110

PLANT MATERIALS

Type Unit Price Unit Quantity Description Cost

 4" diameter each

1 gallon $11.00 each 23 E. huckleberry $253.00

$9.00 each 11 Oceanspray $99.00

$11.00 each 16 Salal $176.00

2 gallon

5 gallon $20.00 each 3 Douglas fir $60.00

Stakes (cost/linear ft) each

Plugs (10 in3) each

Seed (lbs/sq ft) LB

SUBTOTAL $588.00

INSTALLATION COSTS (LABOR, EQUIPMENT, & OVERHEAD)

Type Unit Price Unit Quantity Description Cost

Compost CY

Labor, area preparation $45.00 hr 20 invasive removal $900.00

Labor, landscaping $45.00 HR 6 plant installation $270.00

Labor, restoration specialist $80.00 HR 10 includes As-built $800.00

Operations, machinery (bulk) day as necessary

Agroform, equivalent fertilizer $0.25 each 53 $13.25

Mulch; straw, 2" deep CY

Mulch; wood chip, 2" deep $20.00 CY 8 $160.00

Stabilizer; jute, waddle, etc unit

Turf Staples; biodegradable 1

Irrigation; temporary Acre

SUBTOTAL $2,143.25

MAINTENANCE & MONITORING Unit Price Unit Quantity Description Cost

Maintenance, annual

Less than 1,000 sq ft of buffer $350.00 each 8 Twice/year $2,800.00

Larger than 1,000 sq ft, but 

 < 5,000 sq ft of buffer each

Larger than 5,000 sq ft buffer only each

Monitoring, annual

Less than 1,000 sq ft of buffer $650.00 each 4 Once / year $2,600.00

Larger than 1,000 sq ft, but 

 < 5,000 sq ft of buffer each

Larger than 1 acre but < 5 

acres of buffer and/or wetland day

Final Monitoring Report $1,500.00 STD 1 Year 5 $1,500.00

BGE18_0110.BOND.jki TOTAL $12,362.50

$18,543.75BOND OF 150% OF TOTAL

BY:  BGE ENVIRONMENTAL, LLC
BREMERTON, WA  98310
360.710.6066

BOND ESTIMATE WORKSHEET



BGE ENVIRONMENTAL, LLC.
Wetland Consulting and Land Use Planning

MAIN OFFICE (MAIL):  
2102 BRASHEM AVE
BREMERTON, WA 98310

BAINBRIDGE OFFICE:
755 WINSLOW WAY EAST, SUITE 101
BAINBRIDGE ISLAND, WA  98110

OFFICE:   360.710.6066
WWW.BGEENVIRONMENTAL.COM
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4. Decision Criteria. Pursuant to WAC 173-27-170 and 173-27-210 or their

successors, the criteria below constitute the minimum criteria for review and 

approval of a shoreline variance permit: 

a. Shoreline variance permits for development and/or uses that will be

located landward of the ordinary high water mark (OHWM), and/or 

landward of any wetland, as defined in Chapter 16.12 BIMC, may be 

authorized, provided the applicant can demonstrate all of the following: 

i. The strict application of the bulk, dimensional or performance

standards set forth in the applicable master program precludes, or 

significantly interferes with, reasonable use of the property;   

ii. The hardship described in subsection G.4.a.i of this section is

specifically related to the property, and is the result of unique 

conditions such as irregular lot shape, size, or natural features and 

the application of the master program, and not, for example, from 

deed restrictions or the applicant’s own actions;  

iii. The design of the project is compatible with other authorized

uses within the area and with uses planned for the area under the 

comprehensive plan and shoreline master program and will not 

cause adverse impacts to the shoreline environment;  

iv. The variance will not constitute a grant of special privilege not

enjoyed by the other properties in the area; 

v. The variance requested is the minimum necessary to afford

relief; and 

vi. The public interest will suffer no substantial detrimental effect.

Exhibit 13

http://www.codepublishing.com/cgi-bin/wac.pl?cite=173-27-170
http://www.codepublishing.com/cgi-bin/wac.pl?cite=173-27-210
http://www.codepublishing.com/WA/BainbridgeIsland/html/BainbridgeIsland16/BainbridgeIsland1612.html#16.12


Response to the Decision Criteria 

In this development we are proposing to provide for the public 

waterfront trail across the east side of the property. This is a public 

benefit, which compromises the privacy for the two townhouses on 

the east of the property. This is a hardship unique to this particular 

piece of property, to the installation of a new segment of the 

waterfront trail, and the public exposure that the new trail will 

create. To mitigate that, we have designed private space on the 

roof of the building in rooftop decks. It is the desire of the owners 

of the two townhouses to provide handicapped access to the 

rooftop decks for themselves and future owners. The only way to 

do that is to provide an elevator/stair tower, which needs another 5 

ft. of height to be able to go to this rooftop level. This is why we 

have applied for this variance. This variance for an extra 5 feet in 

height allowance is limited to the two elevator/stair towers in the 

two townhouses. The variance is not requested for the entire 

building – it represents approximately 5% of the roof area of the 

building proposed and would be a minimum impact to surrounding 

properties. 



Request for a 5 foot height variance. 

We are proposing a 10 unit building with two units in the back that face the ravine 
to the east. This would have been a very private back yard for these units and 
one that other similar developments have enjoyed. However the city is requiring 
a public path as close as 15-20 feet from the homes. Because of this requirement 
all privacy is lost. In order to mitigate this we decided to create a private rooftop 
deck for these units and in order to access them with stairs and an elevator we 
are requesting an additional 5 feet in height, from the base height of 30 feet to 35 
feet – only for these stair towers.  

It should be noted that although an additional 5 foot height variance could be 
requested for the entire building we are asking for a minimum amount - only 5% 
of the building footprint. 

From the sidewalk at the north corner of the property this building is only 23 feet 
above the sidewalk, and the stair tower is set back into the middle of the building 
so it’s impact is really minimal from the street. 

I can understand that there are objections from owners in the Seabreeze 
Building. But there are some things that should be considered. First that building 
enjoyed a building height of 45 foot because it is right up against 200 foot to the 
shoreline, which puts them outside the shoreline jurisdiction. Second, most of the 
units will be able to look over the top of the stair tower, and those on the lower 
floor would be affected even with a 30 foot height. Also there is a piece of 
property between the two properties and the average grade for that building is 
more than 5 feet above the average grade for ours, so future development on 
that property even at 30 foot height limit will be higher than our stair towers.  

As an additional benefit we have offered to not put any mechanical equipment on 
the roof. Looking out over finished terraces will be much more attractive than a 
roof full of equipment. 
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Olivia Sontag

From: David Freeburg
Sent: Wednesday, July 11, 2018 9:04 PM
To: Shannon Glass; Olivia Sontag
Cc: Chris Hammer
Subject: Re: Waterfront Trail / Madison Ave development

Follow Up Flag: Follow up
Flag Status: Flagged

Olivia, here's the final language approved the committee, which will be reflected in our July minutes: 

The Committee voted 6-0 to recommend City Staff require the owner of Parcel B of the City of Winslow Short 
Plat W-46 fulfill its duty to provide public access under the Shoreline Management Plan, including visual access 
to the shoreline and completion of the Waterfront Trail, in the following ways: 

(a) one easement providing pedestrian access to the public from north to south along and across the full 
length of the property’s eastern boundary; (b) a second easement providing pedestrian access to the public 
from east to west along and across the southern edge of the proposed building; (c) construction of a public 
trail in the first easement, connecting to existing segments of the Waterfront Trail and extending to the 
maximum length deemed feasible by City Staff; and (d) instillation of wayfinding signage noting the public’s 
ongoing right to access across both easements.   

thanks for all of your hard work on this! 

From: Shannon Glass 
Sent: Monday, July 9, 2018 11:36:36 AM 
To: Olivia Sontag; David Freeburg 
Cc: Chris Hammer 
Subject: Re: Waterfront Trail / Madison Ave development 

Hi Olivia, 

I understood that David Freeburg met was scheduled to meet on site with the interested parties on Saturday, 
June 23, which would inform further MTAC review. I've copied him here in case he wants to weigh in. Thanks! 

Shannon 

Shannon Glass, PLA 

From: Olivia Sontag 
Sent: Thursday, July 5, 2018 12:01:01 PM 
To: Shannon Glass 
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Cc: Chris Hammer 
Subject: RE: MTAC development review proposals - please provide by COB Fri 7/6 

Hi Shannon, 

The CKCB Madison Avenue Development (PLN50958 SPR/SSDP/SVAR) needs review and recommendations 
from MTAC. At the meeting on June 13, you indicated that additional documentation would be helpful for 
MTAC review. In addition to the site plans provided for the last meeting, what else would you like to see? 

Olivia Sontag 
City Planner
www.bainbridgewa.gov

Bainbridge Island, WA - Official Website | 
Official Website 

www.bainbridgewa.gov 

The City of Bainbridge Island, Bainbridge Island Fire 
Department and Bainbridge Prepares are imagining a 
Bainbridge Island community where everyone is prepared for 
a disaster or crisis – and we need your help! 

facebook.com/citybainbridgeisland/
206.780.3760 (office) 206.780.0955 (fax)

From: Shannon Glass  
Sent: Monday, July 2, 2018 11:40 AM 
To: Ellen Fairleigh <efairleigh@bainbridgewa.gov>; Ann Hillier <ahillier@bainbridgewa.gov>; Olivia Sontag 
<osontag@bainbridgewa.gov> 
Cc: Chris Hammer <chammer@bainbridgewa.gov> 
Subject: MTAC development review proposals - please provide by COB Fri 7/6 

Hi Ellen, Ann, and Olivia, 

If you have any projects needing MTAC review this month, please send them to me by COB this Friday, July 6. 
Thanks! 

Shannon 

Shannon Glass, PLA 



Planning Commission 
Regular Meeting and Public Hearing Minutes 

Thursday January 24, 2019 

Planning Commission Minutes 
January 24, 2019 Page 1 of 2

CALL TO ORDER – Call to Order, Agenda Review, Conflict Disclosure 
REVIEW OF MINUTES – January 10, 2019 
PUBLIC COMMENT – Accept public comment on off agenda items 
CKCB MADISON SPR AND SSDP – Recommendation 
SUBDIVISION STANDARDS – Study Session 
NEW/OLD BUSINESS  
ADJOURN 

CALL TO ORDER – Call to Order, Agenda Review, Conflict Disclosure 
Chair William Chester called the meeting to order at 7:00 PM.  Commissioners in attendance 
were Kimberly McCormick Osmond, J. Mack Pearl, Jon Quitslund and Don Doman.  Lisa 
Macchio was absent and excused.  City Staff present were Planning Director Gary Christensen, 
Long Range Senior Planner Christy Carr, Planner Olivia Sontag and Administrative Specialist 
Jane Rasely who monitored recording and prepared minutes. 

The agenda was reviewed.  There were not any conflicts noted. 

REVIEW OF MINUTES – January 10, 2019 

Motion:  I move approval of the minutes for the January 10 meeting.  Approval of the 
minutes as distributed. 
Quitslund/Doman:  Passed Unanimously 

PUBLIC COMMENT – Accept public comment on off agenda items 
None. 

CKCB MADISON SPR, SSDP and SVAR – Recommendation 
Planner Olivia Sontag presented the project for review. 

Public Comment 
Holden Wittington, Citizen – Spoke about height limits and asked the Commissioners to be 
very responsible and look at the codes carefully.  He also mentioned a Madrona tree at the south 
end of the property. 

Charles Schmid, Citizen – Spoke against lowering the buffer from 65 feet to 25 feet and in 
favor of the waterfront trail. 

John Kist, Citizen – Spoke against the height variance.   

Ed Aleks, Citizen – Spoke against the height variance. 

Exhibit 20



Planning Commission 
Regular Meeting and Public Hearing Minutes 

Thursday January 24, 2019 

Planning Commission Minutes 
January 24, 2019 Page 2 of 2

Jonathan Davis, Citizen – Spoke about the hardships the site had overall and in favor of the 
height variance.  

Motion:  I move that we not support the shoreline variance as presented to us. 

(Commissioner McCormick Osmond amended to add) The reasons that I think we 
would not support granting the height variance are because Decision Criteria 1 and 
2 have not been met and potentially Decision Criteria 6 which is that the public 
interest will suffer no substantial detrimental effect. 
Quitslund and McCormick Osmond/Pearl:  Passed 3-2 (Chester, Doman) 

Motion:  We move to recommend approval of the project as reflected in the Staff 
Report subject to the amendments we have proposed for Conditions 3, 19, 27 and 44 
and we further recommend that the height variance be denied based on a lack of, be 
denied because Decision Criteria 1, 2 and 6 have not been met. 
McCormick Osmond/Quitslund:  Passed Unanimously 

Planning Director Gary Christensen made a statement saying he would defer the decision on this 
project to a Staff member as he was a resident of the neighboring condominium. 

SUBDIVISION STANDARDS – Study Session 
Moved to the next meeting agenda. 

NEW/OLD BUSINESS  
Mr. Christensen provided a look at the future Planning Commission schedule and update on City 
Council actions. 

ADJOURN 
The meeting was adjourned at 9:10 PM. 

Approved by:   

_______________________________ _________________________________ 
William Chester, Chair Jane Rasely, Administrative Specialist 



BAINBRIDGE ISLAND FIRE DEPARTMENT 

 MEMO

Date: March 19, 2018

To:   Olivia Sontag, Planning Department

From: Assistant Chief Luke Carpenter, Fire Marshal
 

Re: CKCB PLN50958SPR

The submittal has been reviewed resulting in the following comments: 

1. The proposed project shall comply with all provisions of the adopted Fire Code.

2. Fire flow is required for this project.  Fire flow shall be not less than 1500 gpm
as provided by the City of Bainbridge Island.

3. Fire sprinklers are required for this project.

4.
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PLN50958 SPR  

Comments from Building Official 

01-17-2019 

The Building Official has the following comments related to this project; this list is not all-inclusive as a 

complete plan review package has not been submitted.  

1. The project shall comply with the provisions of the 2015 International Codes as currently

adopted by the City of Bainbridge Island per the Bainbridge Island Municipal Code (BIMC)

Chapter 15.04 and shall include any State of Washington Amendments.

2. The project shall comply with the provisions of the 2015 International building Code, Chapter 11

and ANSI 117.1-2009 for disabled access compliance.

3. A soils report is required for this project which shall address soils conditions and all foundation

and building design criteria per the International Building Code and State of WA Code

Amendments. The Soils and Structural Engineer shall coordinate design criteria for all structures

for submittal and submit a complete design analysis and recommendations at time of plans

examination.

4. Flood Zone AE 13 exists on or in the area of this project. An analysis of the elevations relative to

the Base Flood Elevation of 14’ shall be provided. Should it be discovered that the project area is

within the flood hazard area; FEMA compliance and compliance with the BIMC for flood damage

protection may be required. (ref attached pics):
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Date: February 7, 2019 

To: Olivia Sontag, Planner, Planning and Comm. Development 

From: Peter Corelis, P.E., Development Engineer 

Subject: PLN50958 SPR – CKCB 

Project Description: 

The proposal is to develop a vacant waterfront parcel in the Winslow core with a 10-unit multifamily 

building. The subject parcel is identified by tax id 2625023078-2006 and is located on Madison Avenue 

South in the City of Bainbridge Island (COBI). 

Comments: 

1. The project is part of an application that was first reviewed at the City before October 1st, 2017.

Therefore, the project is exempt from the Site Assessment Review (SAR) process for subsequent

building permits as part of this proposal.

2. Development of the site will require non-motorized improvements as shown on the Non-Motorized

Transportation Plan Map D: Winslow System Plan (Minimum Standards) in the adopted Islandwide

Transportation Plan. A 6-foot wide connecting path per the City of Bainbridge Island Design and

Construction Standards and Specifications (DCSS) standard drawing DWG. 8-360 shall be constructed

along the water front side of the project for the full width of the lot to the southern most portion of

the flag as terrain and trees allow. A 20-foot wide public trail easement shall be granted to the City

centered on the trail construction. Any boardwalk proposed in lieu of the standard connecting

pathway shall not be placed over the existing sewer line or easement.

3. The project shall re-construct frontage improvements disturbed during construction consistent with

the standard road section for an urban collector roadway per DWG. 7-030. A 3-foot planter strip

adjacent to the back of curb may be installed at the back of a minimum 5-foot wide walk so as to

maintain streetscape corridor consistency. Right-of-way (ROW) dedication along the full lot frontage

of the property from the existing property line to a straight line at the back of the furthest portion of

sidewalk resulting from the construction of on-street parallel parking stalls

4. A 5-foot wide Right-of-Way (ROW) dedication to the City along the full frontage width is required to

meet the minimum road standard, or, a ROW dedication of the strip of land resulting from
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construction of on-street parallel parking stalls described by a line running along the back of walk 

projected along the full lot width, whichever is greater. 

5. Minor development within the buffer for a marine bluff is allowed for trails. The geotechnical report

should demonstrate that trail construction would result in no impact to the slope stability below the

acceptable levels.

6. With the submittal of the building permit, the applicant shall provide Step Forms 1 & 2: Construction
in a Geologically Hazardous Area.

7. Prior to the certificate of occupancy for the structure, the applicant shall provide the City with Step
Form 3: Certification for Final Inspection.

8. The site plan review/conditional use permit application shall demonstrate how storm water shall be

handled in conformance with current BIMC 15.20 regulations.

9. An outfall for a direct-discharge of stormwater to Eagle Harbor is allowed where no other alternative

exists. The project should attempt to connect to the storm drain system in Madison Avenue where

feasible to avoid further shoreline impacts.

10. The easement serving the sewer main through the parcel is a substandard width of 5 feet. The City’s
standard utility easement width is 20 feet. The applicant shall dedicate an additional 15 feet of
sewer easement on the eastern side of the existing easement (waterward and away from the
buildings), and provide a total minimum width of 15 feet along the southern lot line to provide
adequate setback from the edge of the sewer main to the proposed structure foundation walls
(stairwell structure) and superstructure to avoid disturbance during construction.

11. The 15/20-foot sanitary sewer main easement shall remain wholly unobstructed for purposes of

access, maintenance, repairs, replacement, etc. No permanent structures or trash enclosures that

would interfere with the City’s easement rights shall be constructed over the easement. Building roof

eaves, overhangs, footings, etc. that encroach into the easement shall be evaluated so as not to

impact the ability to operate heavy construction equipment, including excavators, lifts, backhoes, etc.

Please submit a section drawing(s) showing any encroachments into the easement for evaluation.

12. With the submittal of the building permit, the applicant shall demonstrate how storm water will be
handled in conformance with current BIMC 15.20 regulations. An outfall for a direct-discharge of
stormwater to Eagle Harbor is allowed where no other alternative exists. The project should attempt
to connect to the existing Multiple Separate Storm Sewer System (MS4) in Madison Avenue or to
the 24” culvert located to the northeast where feasible to avoid further shoreline impacts.

13. Low impact development for stormwater should be incorporated into the site to the maximum extent

feasible.
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Olivia Sontag

From: Peter Corelis
Sent: Thursday, February 7, 2019 12:55 PM
To: Olivia Sontag
Subject: FW: 18485 - Rerun of Slope Stability Analyses - Anisoglu

From: Steve Siebert <ssiebert@aesgeo.com>  
Sent: Tuesday, January 15, 2019 9:34 AM 
To: Peter Corelis <pcorelis@bainbridgewa.gov> 
Subject: RE: 18485 - Rerun of Slope Stability Analyses - Anisoglu 

Peter, 

We have reviewed the additional seismic stability analysis using the increased PGA and find it to be acceptable. No other 
concerns.  

Thanks, 
Steve 

Stephen A. Siebert, P.E. | Associate Geotechnical Engineer 

ssiebert@aesgeo.com | www.aesgeo.com 
Associated Earth Sciences, Inc. 
911 5th Avenue | Kirkland, Washington 98033 
O|425-827-7701 F| 425-827-5424 C| 425-786-3612 
This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed. Please notify the 
sender immediately by e-mail if you have received this e-mail by mistake and delete this e-mail from your system. If you are not the intended recipient you are notified 
that disclosing, copying, distributing or taking any action in reliance on the contents of this information is strictly prohibited.

From: Peter Corelis <pcorelis@bainbridgewa.gov>  
Sent: Monday, January 14, 2019 8:22 AM 
To: Steve Siebert <ssiebert@aesgeo.com> 
Subject: FW: 18485 - Rerun of Slope Stability Analyses - Anisoglu 

Steve, 

Attached is a rerun of the seismic slope stability analysis for CKCB. Please review and provide and comments or closing 
remarks.  

Regards, 
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Peter Corelis, P.E. 
Development Engineer 
www.bainbridgewa.gov 
facebook.com/citybainbridgeisland/ 
206.780.3759 

From: Geotech <geotech@geotechnw.com>  
Sent: Monday, January 14, 2019 8:07 AM 
To: cihan@anisoglu.com 
Cc: Peter Corelis <pcorelis@bainbridgewa.gov>; Marc McGinnis <marcm@geotechnw.com>; Geotech 
<geotech@geotechnw.com> 
Subject: 18485 - Rerun of Slope Stability Analyses - Anisoglu 

Attached is the Rerun of Slope Stability Analyses for the project located at 230 Madison Avenue South, Bainbridge 
Island. 

Please do not hesitate to contact us with any questions. 

Thank you, 

Kalindi Gutierrez 
Office Administrator 
Geotech Consultants, Inc. 
2401 – 10th Avenue E 
Seattle, WA 98102 
425-747-5618 
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Olivia Sontag

From: Marc McGinnis <marcm@geotechnw.com>
Sent: Wednesday, January 9, 2019 5:25 PM
To: Peter Corelis
Cc: cihan anisoglu; Mike Michael; Olivia Sontag
Subject: Re: CKCB (Anisoglu) Geotechnical Review

Peter, 

Thank you for explaining the City's position, even though i don't agree with it.  In glacially-consolidated soils, or even 
competent granular soils, the geotechnical concensus has been that while soil strain will occur in a large earthquake, the 
deformation will not be sufficient to cause a soil strength loss. 

That said, we will rerun the analysis using the higher peak ground acceration. 

If I could make a suggestion, because the City has taken an interpretation that is not consistent with typical local 
practice, it would be nice if this requirement was clearly specified  in the Code, so that work doesn't have to be redone. 

Thank you. 

Marc McGinnis 
Geotech Consultants, Inc. 
(425) 260-1116 
Sent from my Verizon, Samsung Galaxy smartphone 

-------- Original message -------- 
From: Peter Corelis <pcorelis@bainbridgewa.gov>  
Date: 1/9/19 4:04 PM (GMT-08:00)  
To: Marc McGinnis <marcm@geotechnw.com>  
Cc: cihan anisoglu <cihan@anisoglu.com>, Mike Michael <mmichael@bainbridgewa.gov>, Olivia Sontag 
<osontag@bainbridgewa.gov>  
Subject: CKCB (Anisoglu) Geotechnical Review  

Hello Marc, 

My name is Peter Corelis and I am the development engineer for the City of Bainbridge Island performing the review of 
Mr. Anisoglu’s project – CKCB – here in lower Winslow for which you wrote the geotechnical report. Thank you for your 
response to the third-party reviewer’s comments. Your responses make sense and I understand your position on the 
seismic pseudo-static analysis of the slope. I have come across many reports utilizing the MCER and removal of the 1.5 FS 
by taking the design acceleration to be 2/3rds the maximum and then using the customary ½ to get the seismic 
coefficient yielding a 0.2g such as is the case of the analysis for Mr. Anisoglu’s property. 

Dating back a few years the City started looking at the IBC provisions and gravitated towards utilizing the PGAM for the 
MCEG prescribed in ASCE 7 section 11.8.3. The policy decision was based on the City’s interpretation of the code that the 
maximum considered earthquake (geometric mean peak ground acceleration) is used as the standard evaluation of, 
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among other things, soil-related issues and that slope failure is a form of strained-induced soil strength loss, not strength 
loss of a structure covered by the risk-targeted earthquake events per se. As such, development on the island has been 
required to meet the seismic slope stability analysis standards using the more conservative result. 

While I fully appreciate your position and recognizing the IBC is not crystal clear that the slope instability is to be 
analyzed in this fashion, the City requests that an additional run be computed utilizing equation 11.8-1 and Fig. 22-9. If 
nothing else, evaluating the project in this matter puts it on a level playing field with so many other steep slope buffer 
reductions that have been granted on the island. 

Thank you’re your time in addressing this issue. My hope is that the building site is really dictated by the location of the 
City’s sanitary sewer line and easement and not the results of the slope stability analysis, but we must be sure. 

Respectfully, 

The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link points to the correct file and location.

Peter Corelis, P.E. 

Development Engineer 

www.bainbridgewa.gov 

facebook.com/citybainbridgeisland/ 

206.780.3759 

























NOTICE OF INTENT TO REDUCE THE MINIMUM BUFFER IN A 
LANDSLIDE HAZARD AREA 

The following application was noticed on June 8, 2018 with a 30 day comment period. All comments submitted 
regarding this application are still in effect. This Notice of Intent is required when proposing to reduce the 
minimum buffer in a landslide hazard area pursuant to BIMC 16.12.060.K.4.a.ii. 

Date of Issuance: 
Project Name: 
Project Number: 
Project Type:  

Owner: 
Project Site Address: 
Tax Parcel Number: 

January 11, 2019 
CKCB Madison Avenue Development  
PLN50958 SPR/SSDP/SVAR 
Site Plan and Design Review (SPR), Shoreline Substantial Development Permit 
(SSDP), Shoreline Variance (SVAR) 
CKCB Madison Avenue Development, LLC 
(no site address) Madison Avenue S  
262502-3-078-2006 

Project Description: Proposal to develop a courtyard style 10-unit residential building with parking 
underneath. A 50-foot buffer from the top of the landslide hazard plus a 15-
foot building setback are is required. The applicant is proposing to reduce this 
buffer to 10-feet with a building setback of 15-feet, the minimum allowed per 
BIMC 16.12.060.K.5.c.i.(A). The proposal has been sent out for Third-Party 
Geotechnical Review to ensure that the buffer reduction will not reduce the 
level of protection to the proposed development, adjacent properties, and 
other associated critical areas. 

Project also includes frontage improvements, completion of a segment of the 
waterfront trail, and request for a height increase for two stair towers to 
provide access to the rooftop. 

Environmental Review: This proposal is subject to review under the State Environmental Policy Act 
(SEPA) pursuant to WAC 197-11-800 and was noticed with a SEPA comment 
period on June 8, 2018. 

The City will not take a final action on the proposal for 21 days from the date of this notice.  Any person may 
comment on the proposal. Comments must be submitted no later than 4:00 p.m. on February 4, 2019. 

If you have any questions, contact:  
Olivia Sontag 
City of Bainbridge Island 
280 Madison Ave North 
Bainbridge Island, WA  98110 
206-780-3760 or pcd@bainbridgewa.gov 
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PLN50958 SPR/SSDP/SVAR CKCB Madison Ave Development

January 11, 2019

Owner Mailing Address Mailing City Mailing Mailing Zip

5789 LLC 1620 E HIGHLAND DR SEATTLE WA 98112

ALEKS EDMUND M TRUSTEE 123 BJUNE DR SE APT 401 BAINBRIDGE ISLAND WA 98110

ANISOGLU CIHAN & DOROTHY M PO BOX 10386 BAINBRIDGE ISLAND WA 98110

BAINBRIDGE ISLAND WATERFRONT LLC PO BOX 7455 BONNEY LAKE WA 98391-0948

BAKER NEIL J 240 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

BARKER ROGER L 2916 44TH AVE SE ALBANY OR 97321

BCLUNE PROPERTY LLC PO BOX 11736 BAINBRIDGE ISLAND WA 98110

BELL CAROL H 175 PARFITT WAY SW UNIT NR BAINBRIDGE ISLAND WA 98110

BELLAMY EARL J 156 HALL BROTHERS LOOP UNIT 102 BAINBRIDGE ISLAND WA 98110

BOUR ERIN JENNIFER FERGUSON 2362 BOYER AVE E SEATTLE WA 98112

BOWEN DEVELOPMENT CO 560 WOOD AVE WINSLOW WA 98110

BREWER THOMAS J & VIRGINIA L 5895 NE TOLO RD BAINBRIDGE ISLAND WA 98110

BROOKES CHRISTOPHER & JANET 123 BJUNE DR SE UNIT 205 BAINBRIDGE ISLAND WA 98110

BURNETT WILLIAM G & VIVIAN L PO BOX 3021 INCLINE VILLAGE NV 89450

CAMPBELL THOMAS & SUSAN PO BOX 386 GRATON CA 95444

CAREY JAMES A & JOYCE E 1903 21ST AVE E SEATTLE WA 98112

CARMINE FAMILY TRUST 7001 SEAVIEW AVE NW STE 160-636 SEATTLE WA 98117

CARROLL CAROLE R 3226 10TH AVE W SEATTLE WA 98119

CARTWRIGHT JOHN M & MARY ANN 207 PARFITT WAY SW UNIT 1A BAINBRIDGE ISLAND WA 98110

CARVETH LYNNE CHRISTINE 17905 3RD AVE NW SHORELINE WA 98177

CASEY & COOK INC 11021 WING POINT WAY NE BAINBRIDGE ISLAND WA 98110

CHANCE NEIL J & JANET S TRUSTEES 3601 S 284TH PL AUBURN WA 98001

CHANDLER ANNE O PO BOX 366 PORT GAMBLE WA 98364

CKCB MADISON AVENUE DEVELOPMENT LLC 826 ORANGE AVE STE 484 CORONADO CA 92118-2619

CLARK JEFF M & BONNY G TRUSTEES 1766 SUSAN PL BAINBRIDGE ISLAND WA 98110

CROKER THOMAS R & LUANNE 9600 MILLER RD NE BAINBRIDGE ISLAND WA 98110

CUNNINGHAM FRANK L & CHERRY A 265 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

DANIEL WM 200 W HIGHLAND DR UNIT 102 SEATTLE WA 98119

DELMONTE JAMES R ONE KOKEE PL HONOLULU HI 96825

DENORMANDIE ROBERT & BARBARA 9690 BUCSIT LN NE BAINBRIDGE ISLAND WA 98110

DOCK ST BLDG CO LLC PO BOX 11496 BAINBRIDGE ISLAND WA 98110-5496

DOHERTY NEIL & CLARKE CAROLINE 234 PARFITT WAY SW BAINBRIDGE ISLAND WA 98110-2530

DOROW AL 1607 2ND AVE N SEATTLE WA 98109
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PLN50958 SPR/SSDP/SVAR CKCB Madison Ave Development

January 11, 2019

Owner Mailing Address Mailing City Mailing Mailing Zip

DOWN JACOB W PO BOX 11428 BAINBRIDGE ISLAND WA 98110

DOWN NORMAN J & LISA W PO BOX 11197 BAINBRIDGE ISLAND WA 98110

DOWN RACHEL W PO BOX 11197 BAINBRIDGE ISLAND WA 98110

DULL GRANT L & MITCHELL NINA M 255 SHANNON DR UNIT 102 BAINBRIDGE ISLAND WA 98110

DUNSTAN JOSEPH C & BILLIE J 8809 NE NEW LONDON CT BAINBRIDGE ISLAND WA 98110

EAGLE HARBOR CONG CHURCH 105 WINSLOW WAY W WINSLOW WA 98110-2511

EAGLE HARBOR COTTAGES LLC PO BOX 10028 BAINBRIDGE ISLAND WA 98110

EAGLE HARBOR MOORINGS LLC 13353 STONEBRIDGE LN NE BAINBRIDGE ISLAND WA 98110

EAST WINSLOW PROPERTIES LLC 207 LUDLOW BAY RD PORT LUDLOW WA 98365-8729

ECKINGER ALLAN & TECHLIN JODY 3220 SOUTH SHORE DR APT 23 C PUNTA GORDA FL 33955

EDDY JOHN W II & CONSTANCE T 6439 CRYSTAL SPRINGS DR NE BAINBRIDGE ISLAND WA 98110

EDGEWOOD VILLA ASSOCIATES 16400 SE 48TH CT BELLEVUE WA 98006-5823

FABERT KEN 10531 MANITOU BEACH DR NE BAINBRIDGE ISLAND WA 98110

FELDMANN ROBERT K & DIERDRE 41-21 20TH AVE ASTORIA NY 11105

FENNER RONALD P & CAROL J 5690 NE WILD CHERRY LN BAINBRIDGE ISLAND WA 98110

FINCH PLACE PARTNERS LLC 3924 CRYSTAL SPRINGS DR NE BAINBRIDGE ISLAND WA 98110-2076

FOXGLOVE 76211 VIA UZZANO ST INDIAN WELLS CA 92210

FRANZ & MITCHELL LLC 255 SHANNON DR SE UNIT 101 BAINBRIDGE ISLAND WA 98110

FROTHINGHAM PHYLLIS 3 PROSPECT ST SOUTH DARTMOUTH MA 02748-3412

GACE LANGLEY R 11711 OLYMPIC TERRACE AVE BAINBRIDGE ISLAND WA 98110

GERLACH MARCUS & SUZANNE 579 STETSON PL SW BAINBRIDGE ISLAND WA 98110

GIBBONS ANTHONY P & JULIE A 261 MADISON AVE S STE 102 BAINBRIDGE ISLAND WA 98110

GOLDFINCH LLC 10584 NE COUNTRY CLUB RD BAINBRIDGE ISLAND WA 98110-2347

GOSSAGE KRISTIN & CHARLES TRUSTEES 8136 ENTRADA DE LUZ E SAN DIEGO CA 92127

GREEN SPOT INVESTMENTS LLC 9466 GREEN SPOT PL NE BAINBRIDGE ISLAND WA 98110

GROSS EARL & NANCY 15728 CEDAR GROVE RD NE POULSBO WA 98370

HAMMOND PAMELA 207 PARFITT WAY SW UNIT 1B BAINBRIDGE ISLAND WA 98110

HEBARD DON W 13681 MANZANITA RD NE BAINBRIDGE ISLAND WA 98110

HELMS DAVID & GEER JULIE 19689 7TH AVE NE UNIT 101 POULSBO WA 98370

HEYS P & L 267 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

IKON INVESTMENTS INC PO BOX 10066 BAINBRIDGE ISLAND WA 98110-0066

JAMES BRENDA & DARREN 9423 CAPSTAN DR BAINBRIDGE ISLAND WA 98110

JAY JOHN M 8211 NE BLAKELY CT W BAINBRIDGE IS WA 98110



PLN50958 SPR/SSDP/SVAR CKCB Madison Ave Development

January 11, 2019

Owner Mailing Address Mailing City Mailing Mailing Zip

JPMORGAN CHASE BANK PO BOX 35605 DALLAS TX 75235-0605

KELLOGG KENYON P & CAROLYN JO 5609 CRYSTAL SPRINGS DR NE BAINBRIDGE ISLAND WA 98110

KIST JOHN K PO BOX 10704 BAINBRIDGE ISLAND WA 98110

KITSAP COUNTY CONSOLIDATED HOUSING AUTHORITY 2244 NW BUCKLIN HILL RD SILVERDALE WA 98383-8303

KNAPP BILL & BARBARA 15086 SIVERTSON RD NE BAINBRIDGE ISLAND WA 98110

KORTEN DAVID C & FRANCES F TRUSTEES 123 BJUNE DR SE APT 303 BAINBRIDGE ISLAND WA 98110

KRAFT TEDD & KATHLEEN TRUSTEES 16744 AGATE PT RD NE BAINBRIDGE ISLAND WA 98110

KROGER FRED T & ROBBIN C PO BOX 11063 PIEDMONT CA 94611

KUSHNER EDWARD & KAREN 8554 NE GORDON DR BAINBRIDGE ISLAND WA 98110-3003

LANDWEER JAMES R & SHIRLEY E 6748 WING POINT RD NE BAINBRIDGE ISLAND WA 98110

LAPINSKI JOHN & ANJALI 204 ROBERTS RD ARDMORE PA 19003

LAUTER DAVID & LYNNE 14026 RIVIERA PL NE SEATTLE WA 98125

LEGAN RONALD J & JENNIFER L 1074 HIGH SCHOOL RD NE BAINBRIDGE ISLAND WA 98110

LEWIS ELIZABETH M & EDWIN R PO BOX 11589 BAINBRIDGE ISLAND WA 98110

LILLE DANSER LLC 871 WYATT WAY NW BAINBRIDGE ISLAND WA 98110

LINDSLEY THOMAS R & JUDITH L TRUSTEES 7611 NE BAY HILL RD BAINBRIDGE ISLAND WA 98110

LINDSTRUM A L & T B 3058 PLEASANT BEACH DR BAINBRIDGE ISLAND WA 98110

LOVERICH GARY F & ELIZABETH J 8775 FLETCHER BAY RD NE BAINBRIDGE ISLAND WA 98110

LUNDIN LLOYD 218 WOOD AVE SW BAINBRIDGE ISLAND WA 98110-2522

LYONS JOANNA 77 SOLANO SQUARE #198 BENICIA CA 94510

MACK ROBERT B TRUSTEE 11752 ARROW POINT DR NE BAINBRIDGE ISLAND WA 98110

MACLAY BRUCE PO BOX 10958 BAINBRIDGE ISLAND WA 98110

MADISON AVENUE BI LLC 7484 MADRONA DR NE BAINBRIDGE ISLAND WA 98110

MADISON AVENUE DEVELOPMENT INC 2930 WESTLAKE AVE N STE 300 SEATTLE WA 98109-1968

MADISON AVENUE RETIREMENT CTR 285 MADISON AVE S BAINBRIDGE ISLAND WA 98110

MAGANA BRIAN R & JANET A 15281 HARVEY RD NE BAINBRIDGE ISLAND WA 98110

MAGNUSON GREGG E & SHARON 7750 BERGMAN RD BAINBRIDGE ISLAND WA 98110-1291

MAHONEY RICHARD L & HARTMAN LOIS L TRUSTEES 1850 BEANS BIGHT RD NE BAINBRIDGE ISLAND WA 98110

MALBON A SIDNEY 2431 AVIS COURT SIGNAL HILL CA 90755

MCCRARY WINSLOW PROPERTIES LLC 19136 VIKING WAY NW POULSBO WA 98370

MCKNIGHT PHILIP K JR & SANDRA N 207 PARFITT WAY SW UNIT 3 BAINBRIDGE ISLAND WA 98110

MCQUERRY DENNIS L & MAUREEN S 82 THOMAS ST RICHLAND WA 99354

MERRILL M CRAIG & HELEN PO BOX 11792 BAINBRIDGE ISLAND WA 98110
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MEYDENBAUER BAY YACHT CLUB PO BOX 863 BELLEVUE WA 98009

MITCHELL MARILYN BASKERVILLE 255 SHANNON DR SE 101 BAINBRIDGE ISLAND WA 98110

MOORE RONALD R & SUSAN W 7394 MADRONA DR NE BAINBRIDGE ISLAND WA 98110

MOORE THOMAS A 120 SADIE LN NW BAINBRIDGE ISLAND WA 98110

MOORINGS AT WHARFSIDE OWNERS ASSOC 911 HILDEBRAND LN NE STE 102 BAINBRIDGE ISLAND WA 98110-2824

MORTENSEN KIRK 6782 WING POINT RD NE BAINBRIDGE ISLAND WA 98110

MOULUN RENEE 9416 SW 4TH AVE PORTLAND OR 97219

NECE JOHN G 6801 31ST AVE NE SEATTLE WA 98115

NICOL THOMAS S & EILEEN A 9780 NE MURDEN COVE DR BAINBRIDGE ISLAND WA 98110

OCONNOR BRUCE & JANET 2021 1ST AVE G6 SEATTLE WA 98121

OLD MILL PLACE PROPERTIES LLC 16304 EUCLID AVE NE BAINBRIDGE ISLAND WA 98110-1189

OLD MILL PLACE PROPERTIES LLC PO BOX 10220 BAINBRIDGE ISLAND WA 98110-0220

ORTENDAHL VELMA PO BOX 8174 PORT ORCHARD WA 98366

PBSC LLC 197 PARFITT WAY SW STE 120 BAINBRIDGE ISLAND WA 98110

PEGASUS BUILDING LLC 127 PARFITT WAY SW BAINBRIDGE ISLAND WA 98110

PHILLIPS JEFFREY W & MARGARET 15117 KOMEDAL RD BAINBRIDGE ISLAND WA 98110

PONICSAN DARRYN & CECILIA TEES PO BOX 1322 SONOMA CA 95476

PRICE WILLIAM B & SHARON R 8699 NE TRIPLE CROWN DR BAINBRIDGE ISLAND WA 98110

QUAY BAINBRIDGE LLC 901 HILDEBRAND LN NE UNIT 102 BAINBRIDGE ISLAND WA 98110-2826

QUEEN CITY YACHT CLUB 2608 BOYER E SEATTLE WA 98102-3958

RABINOWITZ ADAM & ELIZABETH 9566 MANDUS OLSON RD NE BAINBRIDGE ISLAND WA 98110

RAINE MARK & LEAH C PO BOX 6484 KETCHIKAN AK 99901

REGAN BRIAN J 8 BOSTON ST UNIT 1 SEATTLE WA 98109

Resident 101 WINSLOW WAY E BAINBRIDGE ISLAND WA 98110

Resident 123 BJUNE DR SE BAINBRIDGE ISLAND WA 98110

Resident 124 Bjune Dr SE Bainbridge Island WA 98110

Resident 125 PARFITT WAY SW BAINBRIDGE ISLAND WA 98110

Resident 133 Parfitt Way SW Bainbridge Island WA 98110

Resident 145 FINCH PL SW BAINBRIDGE ISLAND WA 98110

Resident 151 WINSLOW WAY E BAINBRIDGE ISLAND WA 98110

Resident 155 WINSLOW WAY E BAINBRIDGE ISLAND WA 98110

Resident 175 PARFITT WAY SW BAINBRIDGE ISLAND WA 98110

Resident 181 WINSLOW WAY E Bainbridge Island WA 98110
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Resident 191 Winslow Way W Bainbridge Island WA 98110

Resident 215 FINCH PL SW Bainbridge Island WA 98110

Resident 220 MADISON AVE S Bainbridge Island WA 98110

Resident 220 PARFITT WAY SW BAINBRIDGE ISLAND WA 98110

Resident 231 WINSLOW WAY E BAINBRIDGE ISLAND WA 98110

Resident 233 MADISON AVE S BAINBRIDGE ISLAND WA 98110

Resident 249 WINSLOW WAY E BAINBRIDGE ISLAND WA 98110

Resident 251 WINSLOW WAY W BAINBRIDGE ISLAND WA 98110

Resident 265 Brien Dr SE Bainbridge Island WA 98110

Resident 265 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

Resident 270 Madison Ave S BAINBRIDGE ISLAND WA 98110

Resident 271 BJUNE DR SE BAINBRIDGE ISLAND WA 98110

Resident 287 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

Resident 289 Shannon Dr SE Bainbridge Island WA 98110

Resident 301 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

Resident 310 Madison Ave S Bainbridge Island WA 98110

Resident 330 Madison Ave S Bainbridge Island WA 98110

Resident 403 Madison Ave S BAINBRIDGE ISLAND WA 98110

REVELEY THOMAS L & EVELYN TEITA TRUSTEES 9466 GREEN SPOT PL NE BAINBRIDGE ISLAND WA 98110

RODRIGUEZ MICHAEL 500 WEST ROY ST STE 408 SEATTLE WA 98119

ROSS JERI J TRUSTEE PO BOX 10755 BAINBRIDGE ISLAND WA 98110

ROSS WILLIAM B PO BOX 10612 BAINBRIDGE ISLAND WA 98110

RUCKER LESLIE C 1013 FELLOWS DR YAKIMA WA 98908

SAMEK PAMELA R & PAUL N 3450 CRYSTAL SPRINGS DR BAINBRIDGE ISLAND WA 98110

SAVETT BRUCE DAVID & SUSAN MALLARD TRUSTEES 1627 LAS CANOAS RD SANTA BARBARA CA 93105

SCHULTZ JERRY PO BOX 358 WINTHROP WA 98862

SEABREEZE OWNERS ASSOC P O BOX 3915 SEATTLE WA 98124-3915

SEATTLE YACHT CLUB 1807 E HAMLIN ST SEATTLE WA 98112

SHARPE HENRY & SUZANNE 3962 W BLAKELY AVE NE BAINBRIDGE ISLAND WA 98110

SHELDON DAVID F REV TRUST 207 PARFITT WAY SW UNIT 2 BAINBRIDGE ISLAND WA 98110

SIMPSON J FRED 5815 ROSE LOOP NE BAINBRIDGE ISLAND WA 98110

SING JEANNE M 825 STEPHENS DR STE 9 EUGENE OR 97404

SKALAK THOMAS & SUSAN 8560 GRAND AVE BAINBRIDGE ISLAND WA 98110
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SLEEPER WILLIAM & LYNNE B 7754 BERGMAN RD NE BAINBRIDGE ISLAND WA 98110

SPAHI NADIM 7800 SE 27TH ST UNIT 403 MERCER ISLAND WA 98040

SPILLINGER RALPH S & JACQUES ROBERT A 7524 MADRONA DR NE BAINBRIDGE ISLAND WA 98110

STAFFORD JOHN E 1723 13TH AVE S UNIT 404 SEATTLE WA 98144

STANDLEY WILLIAM 123 BJUNE DR SE STE 206 BAINBRIDGE ISLAND WA 98110

SUPLEE SEARLE C JR & IRMA M PO BOX 10865 BAINBRIDGE ISLAND WA 98110

SWOLGAARD LINDA 9012 WOODBANK DR NE BAINBRIDGE ISLAND WA 98110

TATUM LEIGH 4231 PLEASANT BEACH DR NE BAINBRIDGE ISLAND WA 98110

TEMPLEMAN SYLVAIN D & MICHELLE L 432 W LOCUST ST LODI CA 95240

THAIDIGSMAN JAMES H 10901 176TH CIR NE APT 1321 REDMOND WA 98052

THOMAS DAVID RICHARD & CATHERINE CAMPBELL 10685B HAZELHURST DR #13945 HOUSTON TX 77043

THOMPSON GALE E & KATHY L 175 PARFITT WAY SW UNIT SR BAINBRIDGE ISLAND WA 98110

TOWN & COUNTRY MARKET INC 130 5TH AVE S STE 126 EDMONDS WA 98020-3652

TWO CLANS LLC PO BOX 11496 BAINBRIDGE ISLAND WA 98110

ULRICH JULIE A 9785 OLYMPUS BEACH RD BAINBRIDGE IS WA 98110-3448

US GOVERNMENT PO BOX 3998 SEATTLE WA 98124-3998

VIBRANS PAUL G 9034 SPRINGWOOD AVE NE BAINBRIDGE ISLAND WA 98110

VIEW REAL ESTATE INC 7700 CREST DR NE SEATTLE WA 98115

WALTERS JOAN E 123 BJUNE DR SE APT 202 BAINBRIDGE ISLAND WA 98110

WEST CAROLYN R PO BOX 10359 BAINBRIDGE ISLAND WA 98110

WHARFSIDE ASSOCIATES LLC PO BOX 10220 BAINBRIDGE ISLAND WA 98110

WILKIE CLIVE JD 123 BJUNE DR SE APT 204 BAINBRIDGE ISLAND WA 98110

WINSLOW SHORES 265 SHANNON DR SE BAINBRIDGE ISLAND WA 98110

WINSLOW WHARF MARINA WWMCOA PO BOX 10297 BAINBRIDGE ISLAND WA 98110

WOOD ERIK XAVIER & 155 FINCH PL SW BAINBRIDGE ISLAND WA 98110

WOOLDRIDGE NANCY B 123 BJUNE DR SE UNIT 207 BAINBRIDGE ISLAND WA 98110

WSM PROPERTIES LLC 207 LUDLOW BAY RD PORT LUDLOW WA 98365

ZEHRER MARY & LANGE ERIC 4540 CRYSTAL SPRINGS DR NE BAINBRIDGE ISLAND WA 98110

ZIMMERS MICHAEL J TRUSTEE PO BOX 10127 BAINBRIDGE ISLAND WA 98110
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Jane Rasely

From: John Kist <johnkist@gmail.com>
Sent: Sunday, January 20, 2019 10:29 AM
To: PCD
Subject: CKCB Madison Avenue Development PLN50958 SPR/SSDP/SVAR

Hi: 

Thank you for your important work to review the development on Bainbridge Island.  This project 
continues to request variances to enhance the value of the property and it does so by taking away 
value from those of us directly impacted by those variances, me, my neighbors and the community 
struggling to manage out-of-control growth.     

Please let me know how the 1/11/19 notice integrates with the June 2018 notice and 
comments.  When will COBI planning make any decisions on this matter?  What are the reasons for 
this new request?  What factors support such a request other than an improved financial plan for 
the developers? 

I continue to oppose any variances to existing codes, the height and width variances that will 
increase square footage and improve the luxury view potential of this development.  These 
variances give the development more value as it takes the value away from my property, our 
neighbors and the community.  See my letter dated 7/11/18. 

Furthermore, the extension of the waterfront trail is a separate and distinct matter.  No variances 
should be allowed as a trade for the improvement to the waterfront trail.  That is not a fair deal 
for those of us that are negatively impacted by the height and landslide variances (increasing the 
width taking away that line of site view).  I cannot speak to the environmental impact but the 
codes are in place for important reasons, please do not allow further erosion of our shoreline.   

The CKCB group should look to improve the trail as part of the development within existing codes 
as a contribution to our community.  If they will not, then COBI should look to alternatives for that 
improvement. 

I strongly urge you to follow the codes and not allow any variances requested to date for this 
project.  Your stewardship to appropriately manage the growth on the island is greatly appreciated 
and required to stop developer profiteering without regard for the impact to us. 

Stay the new course - aggressively manage the development on the island.           

Thx, John Kist 
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Olivia Sontag

From: Charles Schmid <ceschmid@att.net>
Sent: Friday, February 1, 2019 3:00 PM
To: Olivia Sontag
Cc: Charles Schmid; Ken DeWitt
Subject: PLN50598  SPR/SSDP/SVARRe: FW: Waterfront Trail / Madison Ave development
Attachments: ATT00002.htm

Dear Olivia - 

I did not expect to see a February 4th deadline for PLN50598  SPR/SSDP/SVAR given that the Planning Commission 
only made their recommendation on January 24, 2019. I assume this is a permitted time interval.  

I spoke at the meeting of the Planning Commission on January 24th, 2019. Among other points, I recommended the 
Planning Commission review the reasons why the City  allows a shoreline buffer to go from 50 feet by law down  
to 10 feet. There are many environmental reasons to have 50 feet which have been brought up over the years 

I understand some reduction is required due to building sites, but consideration for the Waterfront Trail also needs to 
be considered since this path results in both views and necessary protection of pedestrians along the ridge.  

The Planning Commission did not discuss the important effects  of the Trail due to these changes in the setback. The 
only 
basis I found was in the consultant's report noting that it was geologically safe to have these reductions, with no 
mention if it was safe 
 to have a barrier next to the ridge for public safety. I did not see any report by the City for a trail designer  -  
and it should be  pointed out for the required  variance  such as this, that this commercial project is non-water  
dependent, and thus introduces part of the Bainbridge Island Shoreline Master Plan as a requirement for public access. 
As you know I have submitted extensive correspondence on this earlier.  

Thank you for providing the recommendation from the  Non-Motorized Transportation Advisory Committee. The N-S 
 leg of the proposed Waterfront Trail follow Staff's recommendations, but their  E-W leg of the Trail east was not 
included. 
The proposed southern extension of the trail (a finger) does not extend all the way to the south end of the property. 
This should be corrected even if the trail could not be built now. Please change this based on the Comprehensive Plan 
and 
the SMP complete the Waterfront Trail. 

Signed 
Charles Schmid 
Chair, Waterfront Trail Committee 
365 Ericksen Ave. Ste. 327 
Bainbridge Island, WA 98110     
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