
	  

	  

June	  12,	  2018	  
	  
Kelly	  Tayara	  
City	  of	  Bainbridge	  Island	  
280	  Madison	  Ave	  North	  
Bainbridge,	  WA	  98110	  
	  
We	  are	  writing	  to	  comment	  on	  the	  Wallace	  Cottages	  HDDP	  PLN50589	  SUB	  proposal.	  	  We	  
live	  adjacent	  to	  the	  site,	  on	  the	  eastern	  side,	  at	  Courtyards	  on	  Madison.	  	  
	  
We	  have	  serious	  concerns	  about	  this	  proposal:	  	  
	  

! Given	  that	  this	  development	  would	  be	  located	  in	  the	  heart	  of	  Winslow	  and	  is	  already	  
served	  by	  Kitsap	  Transit,	  it	  is	  important	  to	  ensure	  that	  this	  development	  is	  
consistent	  with	  Comprehensive	  Plan	  Policy	  LU	  6.2,	  which	  specifically	  notes	  the	  
City’s	  intent	  to	  encourage	  walkability	  and	  reduce	  reliance	  on	  private	  vehicles	  in	  
Winslow.	  The	  SEPA	  checklist	  explicitly	  states	  that	  the	  ferry	  to	  Seattle	  is	  within	  
walking	  distance	  and	  that	  the	  site	  is	  served	  by	  Kitsap	  Transit.	  We	  urge	  the	  City	  to	  
require	  a	  parking	  ratio	  reduction	  from	  2	  to	  1	  or	  1.5	  parking	  spaces	  per	  unit.	  	  

! There	  is	  little	  affordable	  housing	  being	  created	  here	  in	  exchange	  for	  density	  
bonuses	  at	  Wallace	  Cottages.	  Only	  2	  of	  the	  19	  units	  are	  designated	  as	  affordable	  
housing.	  	  

! The	  goal	  in	  the	  Wallace	  Cottages	  proposal	  is	  to	  retain	  only	  15%	  of	  existing	  trees.	  
That	  means	  removing	  22	  Douglas	  fir	  trees,	  2	  Madronas,	  and	  22	  cottonwoods,	  
and	  leaving	  only	  6	  Douglas	  firs	  and	  1	  cottonwood.	  That	  is	  hardly	  a	  goal	  that	  gives	  
evidence	  of	  a	  supposedly	  green	  development.	  It	  is	  also	  detrimental	  to	  the	  migratory	  
birds	  that	  rely	  on	  the	  already-‐sparse	  habitat	  along	  the	  Pacific	  Flyway;	  this	  should	  
have	  been	  recognized	  in	  the	  SEPA	  checklist	  which	  stated	  that	  it	  was	  not	  known	  if	  the	  
site	  was	  part	  of	  a	  migration	  route.	  The	  15%	  tree	  retention	  goal	  is	  also	  significantly	  
less	  than	  the	  30%	  stated	  in	  the	  initial	  SEPA	  checklist.	  It	  is	  sad	  that	  the	  SEPA	  checklist	  
calls	  the	  site	  “vacant”	  –	  it	  may	  not	  have	  any	  structures	  on	  it	  at	  the	  moment,	  but	  it	  has	  
highly	  valuable	  trees	  that	  are	  important	  for	  migratory	  bird	  habitat,	  carbon	  
sequestration,	  and	  shade.	  	  

! As	  far	  as	  we	  can	  tell,	  the	  Housing	  Design	  Demonstration	  Program	  (HDDP)	  as	  it	  is	  
being	  implemented	  here	  is	  neither	  innovative	  nor	  green.	  The	  kinds	  of	  energy	  and	  
water	  conservation	  measures	  being	  used	  should	  be	  standard	  for	  all	  developments	  
today.	  Meanwhile,	  there	  are	  serious	  traffic	  impacts,	  public	  safety	  impacts	  from	  
traffic	  access,	  and	  removal	  of	  numerous	  trees,	  all	  of	  which	  run	  counter	  to	  the	  HDDP	  
claims.	  The	  Planning	  Commission	  itself	  found	  that	  Wallace	  Cottages	  does	  not	  meet	  
the	  goals	  and	  purposes	  of	  the	  HDDP.	  In	  an	  email	  dated	  January	  31,	  2018,	  and	  filed	  
with	  the	  City,	  the	  Chair	  of	  the	  Planning	  Commission,	  Mack	  Pearl,	  stated	  that	  the	  
Commission	  felt	  that	  the	  scoring	  of	  the	  project	  under	  the	  HDDP	  was	  incorrect.	  	  

We	  also	  want	  to	  express	  our	  concern	  about	  this	  proposed	  development	  as	  it	  relates	  to	  the	  
combined	  set	  of	  five	  different	  developments	  (Wallace	  Cottages,	  Madison	  Place,	  Madison	  
Landing,	  Madison	  Grove,	  and	  Wyatt	  Apartments)	  being	  planned	  simultaneously	  along	  this	  
portion	  of	  Madison	  Avenue.	  	  
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It	  is	  critical	  that	  the	  SEPA	  review	  consider	  cumulative	  impacts	  such	  as	  the	  following:	  	  
! Traffic	  and	  pedestrian	  safety:	  We	  understand	  that	  a	  traffic	  consultant	  has	  estimated	  

that	  these	  five	  developments	  will	  collectively	  add	  an	  average	  of	  744	  daily	  car	  trips	  on	  
the	  already-‐congested	  Madison	  Avenue.	  As	  regular	  walkers	  and	  parents	  of	  a	  young	  
child,	  we	  are	  concerned	  that	  during	  peak	  hours,	  residents	  of	  Madison	  Avenue	  will	  peel	  
out	  of	  their	  drives	  trying	  to	  find	  a	  break	  in	  traffic,	  and	  that	  this	  will	  put	  pedestrians	  and	  
especially	  small	  children	  at	  high	  risk.	  In	  addition	  to	  reducing	  the	  parking	  spaces,	  we	  
urge	  the	  City	  to	  require	  that	  the	  developers	  install	  one	  or	  more	  bus	  shelters	  to	  incentive	  
the	  use	  of	  public	  transit.	  	  

! Stormwater:	  In	  addition,	  we	  do	  not	  believe	  there	  is	  evidence	  that	  the	  stormwater	  
system	  can	  support	  this	  many	  new	  developments	  with	  their	  accompanying	  
impermeable	  surfaces.	  The	  stormwater	  drain	  below	  Madison	  Avenue	  has	  cracked	  pipes,	  
leaks,	  and	  large	  tree	  roots	  clogging	  the	  system.	  Furthermore,	  stormwater	  runoff	  will	  
increase	  as	  the	  climate	  continues	  to	  change.	  Climate	  change	  projections	  from	  scientists	  
at	  the	  University	  of	  Washington	  show	  that	  heavy	  rainfall	  events	  will	  become	  more	  
severe;	  the	  large	  changes	  projected	  for	  heavy	  precipitation	  events	  are	  expected	  to	  
exceed	  the	  range	  of	  historical	  variability	  in	  only	  about	  30	  years.1	  Similarly,	  the	  
Bainbridge	  Island	  Climate	  Impact	  Assessment	  states	  that	  “groundwater	  recharge	  may	  
be	  diminished	  by	  flow	  rates	  and	  increased	  speed	  of	  runoff,	  and	  further	  limited	  by	  
insufficient	  recharge	  surface	  area.”2	  We	  need	  to	  ensure	  that	  we	  are	  designing	  new	  
infrastructure	  with	  that	  changing	  future	  in	  mind.	  That	  includes	  the	  footprints	  of	  the	  
houses	  as	  well	  as	  the	  parking	  spaces	  and	  other	  elements	  of	  new	  housing	  developments	  
like	  this	  one.	  We	  need	  to	  minimize	  impermeable	  surfaces	  even	  more	  than	  before	  and	  
make	  sure	  that	  our	  infrastructure	  is	  ready.	  	  

! Retaining	  trees	  and	  protecting	  community	  health	  and	  climate	  resilience:	  Climate	  
models	  agree	  that	  extreme	  heat	  events	  will	  become	  more	  frequent	  in	  the	  Puget	  Sound.	  
As	  temperatures	  rise,	  having	  as	  much	  urban	  canopy	  cover	  as	  possible	  will	  be	  important	  
to	  help	  reduce	  the	  urban	  heat	  island	  effect.	  That	  will	  help	  keep	  our	  community	  healthy,	  
and	  delay	  the	  need	  to	  install	  air	  conditioning	  in	  all	  homes,	  which	  would	  dramatically	  
increase	  energy	  demand.	  In	  contrast,	  removing	  trees	  will	  exacerbate	  the	  urban	  heat	  
island	  effect	  and	  increase	  the	  demand	  for	  energy	  as	  well	  as	  its	  cost	  to	  residents.3	  	  One	  of	  
the	  key	  actions	  listed	  in	  the	  Bainbridge	  Island	  Climate	  Impact	  Assessment	  to	  help	  
increase	  our	  community’s	  climate	  resilience	  is	  to	  “Retain	  vegetation	  and	  tree	  canopy	  
that	  serves	  to	  reduce	  stormwater	  runoff,	  promote	  ground	  water	  recharge	  and	  stabilize	  
local	  climate.”	  The	  Bainbridge	  Island	  Comprehensive	  Plan	  has	  a	  guiding	  principle	  laying	  
out	  the	  City’s	  commitment	  to	  climate	  action	  and	  minimizing	  the	  kinds	  of	  impacts	  and	  
risks	  described	  in	  this	  letter:	  Guiding	  Policy	  7.2	  Adaptation:	  Minimize	  or	  ameliorate	  the	  

	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
1	  Mauger, G.S., et al. 2015. State of Knowledge: Climate Change in Puget Sound. Climate Impacts Group, 
University of Washington. https://cig.uw.edu/resources/special-reports/ps-sok/  
2	  Hansen, L.J., S.J. Nordgren and E.E. Mielbrecht. 2016. Bainbridge Island Climate Impact Assessment. 
EcoAdapt, Bainbridge Island, WA. May 27, 2018 
3	  The Bainbridge Island Climate Impact Assessment notes that “energy demand for heating and cooling will 
increase if the percentage of tree-cover/canopy changes over time.”	  
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impacts	  of	  climate	  change	  on	  our	  community	  and	  our	  Island’s	  ecosystems	  through	  
climate-informed	  policies,	  programs	  and	  development	  regulations.	  

While	  we	  have	  submitted	  comments	  regarding	  some	  of	  the	  other	  proposed	  developments,	  
we	  are	  most	  concerned	  about	  this	  one.	  We	  note	  that	  the	  Planning	  Commission	  also	  had	  
serious	  concerns	  and	  unanimously	  passed	  the	  following	  motion	  on	  February	  22,	  2018:	  	  
	  

I	  move	  to	  deny	  the	  Wallace	  Cottages	  project	  as	  a	  HDDP	  because	  it	  is	  not	  consistent	  with	  
the	  Comprehensive	  Plan	  and	  does	  not	  meet	  the	  goals	  and	  purposes	  of	  the	  HDDP,	  
including	  traffic	  impacts,	  public	  safety	  impacts	  on	  surrounding	  neighborhoods	  resulting	  
from	  the	  proposed	  traffic	  access	  via	  Wallace	  Way	  to	  Grow	  Avenue,	  tree	  retention	  issues	  
and	  feasibility	  of	  open	  space.	  Passed	  Unanimously. 

	  
The	  Planning	  Commission	  reflects	  the	  diverse	  perspectives,	  work	  experiences,	  and	  
backgrounds	  represented	  in	  the	  community,	  and	  it	  was	  unanimous	  in	  its	  decision	  on	  this	  
matter.	  The	  City	  should	  make	  a	  decision	  that	  is	  consistent	  with	  the	  Planning	  Commission’s	  
recommendation.	  	  
	  
We	  feel	  strongly	  that	  the	  green	  space	  where	  the	  proposed	  Wallace	  Cottages	  would	  be	  
located	  should	  be	  preserved	  to	  the	  maximum	  extent	  possible.	  	  This	  would	  preserve	  air	  
quality,	  migratory	  bird	  habitat,	  stormwater	  infiltration,	  and	  carbon	  sequestration	  potential	  
for	  the	  increasingly	  dense	  urban	  core.	  	  It	  would	  also	  help	  mitigate	  the	  urban	  heat	  island	  
effect,	  which	  is	  going	  to	  be	  exacerbated	  by	  this	  project	  and	  all	  of	  the	  other	  developments,	  
which	  also	  plan	  to	  remove	  dozens	  of	  trees	  and	  convert	  green	  space	  into	  impermeable	  
surfaces.	  	  
	  
Ideally,	  we	  would	  like	  to	  see	  the	  City	  work	  with	  the	  Bainbridge	  Island	  Land	  Trust	  to	  
purchase	  the	  property	  and	  turn	  it	  into	  a	  park.	  As	  nearby	  property	  owners,	  we	  would	  also	  
be	  more	  than	  willing	  to	  donate	  our	  time,	  effort,	  and	  money	  to	  that	  cause.	  	  However,	  if	  the	  
City	  does	  decide	  to	  allow	  this	  development	  to	  go	  forward,	  we	  strongly	  urge	  the	  City	  to	  act	  
to	  preserve	  as	  much	  green	  space	  as	  possible.	  	  Specifically,	  the	  City	  should	  remove	  the	  HDDP	  
designation,	  reduce	  the	  density	  of	  the	  development,	  require	  that	  the	  Wallace	  Cottages	  
retain	  significantly	  more	  trees	  (at	  least	  50%),	  and	  have	  fewer	  parking	  spaces	  per	  unit	  to	  
encourage	  walking	  or	  biking	  and	  reduce	  impervious	  surface.	  
	  
Sincerely,	  
Nora	  &	  Stuart	  Nickum	  
111	  Sadie	  Lane	  NW	  
Bainbridge	  Island,	  WA	  98110	  


