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Department of Planning and Community Development 
 

 
Staff Report 
 

Project: Karsten Short Plat SPT 

File number: PLN50875 SPT 

Date:  May 30, 2018  

To:  Gary R. Christensen, AICP, Planning Director  

Project Manager:  Annie Hillier, Planner 

 

Applicant:  Lily and Cameron Karsten 

10871 Falk Road NE 

Bainbridge Island, WA 98110 

Request:    Short plat of a 0.94 acre parcel into two lots with 25% open space.  

Location:    10871 Falk Road NE, Tax #14250210242009  

 

Recommendation: 

Approval of the preliminary short plat subject to the following conditions: 

 

Project Conditions  

1. Except for modifications reflecting compliance with these conditions of approval, the final 

subdivision shall substantially conform to the revised plans date-stamped received on December 06, 

2017. 

2. Prior to any construction activities, the applicant shall obtain the appropriate permits from the City 

of Bainbridge Island, including but not limited to clearing, grading, right-of-way, and/or building 

permits.  

3. The final short plat comply with the following conditions of the Fire Marshal:   

A. The proposed location of the fire hydrant is acceptable. New hydrants shall meet COBI Public 

Works standards. A flow test will be required prior to acceptance.   

B. The turnaround is acceptable. It shall be marked FIRE LANE – NO PARKING. 

4. The applicant shall comply with the following conditions to the satisfaction of the City Engineer: 
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A. Survey monumentation shall be provided consistent with the Standards, Section 8-03. 

B. Civil improvement plans ready for construction shall be submitted with an application for a plat 

utility permit to COBI for review and approval to construct all necessary infrastructure serving 

the divided lots. 

C. As-built civil construction plans stamped by a civil engineer shall be provided by the applicant 

prior to final plat. 

D. A road maintenance agreement between proposed Lots A & B shall be recorded prior to the 

final short plat. Maintenance of the private road shall be the responsibility of the owners and 

not the City. 

E. A Stormwater Pollution Prevention Plan (SWPPP) is required prior to construction activities 

including clearing or grading or civil improvements. Stormwater quality treatment, erosion and 

sedimentation control shall be designed in accordance with BIMC 15.20. The submittal 

documents shall be prepared by a civil engineer licensed in the State of Washington. 

F. Prior to final plat submittal, or performance bond release, the applicant shall submit an 

operation and maintenance plan for the on-going maintenance of the storm drainage system. 

G. Stormwater from the new driveway surfaces shall be 100% infiltrated on-site. Final design of a 

linear rain garden driveway center strip shall be included in the plat utility application and 

should address how the bioretention soil mix has no shear or compressive strength to withstand 

vehicle traffic and provide sidewall restraint for the gravel wheel strips. A final design shall 

address how the strip will be maintained in perpetuity with a durable design. Alternatives to a 

rain garden may be acceptable such as a pervious paver center strip that would provide 

adequate lateral and bearing strength while also allowing for full infiltration or stormwater 

inputs. 

H. The face of the plat shall include a note stating that all surface stormwater shall be infiltrated 

on-site consistent with BIMC 15.20. 

I. All on-site stormwater facilities shall remain privately owned and maintained.  The owner(s) 

shall be responsible for maintenance of the storm drainage facilities for this development 

following construction.  Annual inspection and maintenance reports shall be provided to the 

City.  A Declaration of Covenant for stormwater system operation and maintenance will be 

required to be recorded before final plat submittal.  The approved language for the Declaration 

of Covenant is found in BIMC Chapter 15.21, Exhibit A. 

J. A right-of-way (ROW) construction permit or road approach application (RAA) will be required 

prior to construction activities within the right-of-way. The ROW/RAA permit will be subject to 

separate conditions and bonding requirements. 

K. Installation of improvements and creation of as-built engineered plans must be completed prior 

to approval of final plat. In lieu of completion of those improvements and as-builts consistent 

with the conditions of a preliminary short plat approval, the City engineer may accept an 

assurance device, in an amount and in a form determined by the City, but not to exceed 125 

percent of the established cost of completing the infrastructure that secures and provides for 
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the actual construction and installation of the improvements or the performance of the 

conditions within one year, or such additional time as the city engineer determines is 

appropriate after final plat approval. 

5. The final short plat shall comply with the following conditions to the satisfaction of the City 

Surveyor. On survey sheets 1, 2, and 3: 

A. Check reference citations for accuracy and relevancy to the project. Section Subdivision 

reference to survey Vol. 3, pg. 44. 

B.  Provide basis of bearings; verify monuments used as basis that were last visited in 1990 still 

exist. 

6. Work shall immediately stop if any historical or archaeological artifacts are uncovered during 

excavation or construction and the Department of Planning and Community Development and the 

Washington State Office of Archaeology and Historic Preservation shall be immediately notified. 

Construction shall only continue thereafter in compliance with the applicable provisions of law.       

7. Homesite areas a minimum of 12,500 square feet in size shall be depicted on the face of the final 

plat. Designated homesite areas shall meet the requirements of BIMC 17.12.030.A. 

8. Lot coverage (8,203.8 square feet total) shall be assigned to each resultant lot and noted on the face 

of the final short plat.     

9. The following setbacks shall be noted and depicted on the final short plat:                                       

Building to building (on-site)  0 feet, or min. for fire code                    

Building to exterior subdivision boundary line 15 feet min.    

Building to other streets 15 feet min. 

Building to trial, open space, or access easement 10 feet min. 

 

10. No construction staging is permitted in designated open space areas. 

11. A final Open Space Management Plan (OSMP) shall be recorded on a sheet of the final plat. The 

OSMP shall include limitations on activities within the open space area, maintenance, and 

ownership.  

12. Fences and signs delineating open space is required and shall be installed prior to inspection of the 

plat utility permit. Low-impact fencing must be constructed in accordance with BIMC 17.28.02.030. 

Signs shall be constructed in accordance with BIMC 17.28.020.37 and shall be spaced at intervals of 

50 feet, unless otherwise approved by the director. 

13. The final plat submittal shall include street names, the location of any traffic regulatory signs and 

approved mailbox locations from the United States Postal Service. The applicant is responsible 

street names signs in accordance with the Manual on Uniform Traffic Control Devices and City 

requirements. 
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14. A plat certificate shall be provided with the final plat application. 

15. School impact fees may be required. If school impact fees are in effect at the time of submittal for 

the final plat, the applicant shall pay one half of the impact fees for the 1 single family unit. The 

remaining half of the fees shall be paid at the time of building permit issuance for the single-family 

units. If the fees are in effect at the time of building permit submittal rather than subdivision 

submittal, then each applicant applying for a single family residential building permit shall pay the 

full impact fee prior to building permit issuance. The pertinent condition shall be provided on the 

face of the plat.  

16. Pursuant to RCW 58.17.140(3), a final plat shall be submitted to the city for approval within five 

years of the date of preliminary plat approval.  

17. The following conditions shall be listed on the final short plat: 2, 4.H, 6, 7, 8, 9. 
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FINDINGS OF FACT 

A. Background / Environmental Review / Public Notice:  

1. On July 18, 2017, a pre-application conference with the applicant was held.  

2. On July 31, 2017, the pre-application summary letter and checklist was sent to the applicant 
(Reference A).  

3. On December 06, 2017, the applicant submitted a preliminary short subdivision application with 
preliminary plat drawings (Reference B and C).  

4. On January 3, 2018 the application was deemed complete and a Notice of Complete Application 
was sent to the applicant (Reference D). 

5. On January 12, 2018, the Notice of Application was published (Reference E); no public comments 
were received during the 21-day comment period. 

6. On March 30, 2018 an Extension Letter was sent to the applicant (Reference F). 

B. Site Characteristics 

1. Subject Property Information: 

a. Tax lot number: 142502-1-024-2009 

b. Owner of record: Cameron J. and Lily C. Karsten 

c. Lot size: 41,019 square feet (0.94 acres) 

2. Zoning and Comprehensive Plan Designation: The subject property and surrounding properties 
are in residential districts. The subject property is zoned Residential – 2 units per acre zone (R-
2), and the Comprehensive Plan designation is Open Space Residential – 2 units per acre (OSR-
2). Surrounding properties are also zoned R-2 and OSR-2.  

Approximately one quarter mile to the west, properties are zoned Residential – 1 unit per acre 
zone (R-2) and the Comprehensive Plan designation is Open Space Residential – 1 unit per acre 
(OSR -1). There is a neighborhood center (Rolling Bay) located approximately 0.1 miles to the 
northwest. 

3. Existing Development: The subject property is developed with a single-family residence. 

Surrounding properties contain single family residences (SFRs), which the exception of Rolling 

Bay Neighborhood Center, which contains commercial development.  
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4. Access: The property is accessed via Falk Rd. NE, off of the east property boundary.  

5. Soils and Terrain:  Site soils are Harstine gravelly ashy sandy loam. The site slopes gently on the 

eastern portion of the property, and steepens to about 10% near the southwestern corner of 

the property.  

6. Public Services and Utilities: 

a.  Police:  City of Bainbridge Island Police Department 

b.  Fire:  Bainbridge Island Fire District  

c.  Schools:  Bainbridge Island School District 

d.  Water:  KPUD No. 1 

e.  Sewer / Septic:  Septic   

f.  Storm drainage:  The existing system sheet flows surface water runoff in a dispersed 

manner primarily south. The proposed system will utilize on-site infiltration. 

C. Comprehensive Plan Goals and Policies 

1. Land Use Element 
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a. Residential District:  Goals LU-14 

Develop context-sensitive regulations for residential development in areas designated R-2, 

R-1, or R-0.4, in order to limit clearing, soil disturbance, promote low impact development 

and reconcile development and conservation.           

The site is zoned R-2 and is providing low-density housing consistent with the purpose of 
the R-2 zone, in addition to 25% open space. The project is also conditioned to establish to 
provide stormwater quality treatment, erosion and sedimentation control designed in 
accordance with BIMC 15.20 (Condition 4.E). 

b.  Historic Preservation – Goal 3 

Archaeological resources should be identified, preserved, and / or left undisturbed.   

Should any historical or archaeological artifacts be uncovered during excavation or 

construction, project work must stop and the applicant must notify the Department of 

Planning and Community Development and the Washington State Office of Archeology 

and Historic Preservation (Condition 6).   

2. Environmental Element 

a.  Environment – Goal EN 1 

Preserve and enhance Bainbridge Island’s natural systems, natural beauty and 

environmental quality. 

The proposal includes 25% or 10,282 square feet of open space. Included in the Open 

Space Management Plan are measures to preserve and enhance the character of the 

parcel, including the planting of native vegetation, the removal of invasive species, and 

tree retention. 

D. Public/Agency Comment  

No public comments were received during the 21-day comment period.  

E. Land Use Code Analysis  

1. BIMC 17.12 Subdivision Design Standards 

BIMC 17.12.020 Flexible Lot Design Requirement for Single Family Subdivisions 

All single family residential subdivisions shall be designed in accordance with the City’s adopted 
Flexible Lot design requirements, outlined in BIMC Titles 17 and 18. Applicants for a short 
subdivision shall comply with the Title 17 standards applicable to Open Space design.   

This application is subject to Open Space Standards (BIMC 17.12.030), General Residential 
Subdivision Standards (BIMC 17.12.040) and Flexible Lot Dimensional Standards (BIMC Table 
18.12.020-1). 

BIMC 17.12.030 Open Space Design Standards 

a. Open Space Guidelines 
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The area designated for open space preservation shall be configured in a manner that 
enhances and promotes the natural character of the Island and open space characteristics of 
the property. Open space should be concentrated in large, consolidated, usable areas, 
minimize roadside disturbance of roadside vegetation, and be designed to preserve views 
from off-site of the subject property. 

The designated open space area is located in a contiguous tracts along the north, east, and 
west property boundaries of the proposed Lot A. A narrow strip of open space runs along 
a portion of the west property line of Lot B.  

b. Prioritization of Valued Open Space and Amount of Open Space Required 

The relative desirability of different types of open space is ranked in Table 17.12.030-2; 
proposed open space subdivisions shall design open spaces to include areas with higher 
priority rankings if possible.  

The area provided for open space shall be based on and consistent with the existing valued 
open space features listed in Table 17.12.030-2. The City shall require a maximum of 25 
percent of the lot area of the property being subdivided designated as open space area. 

Approximately 10,282 square feet, or 25 percent of the total area of the site has been 
designated as open space area by the applicant. The valued open space features identified 
are native forest and significant trees.  

c. Open Space Ownership 

Ownership of open space area may be held in private ownership if established by 
easements, restrictive covenants, open space management plan, or other similar legal 
means.   

The open space will be privately owned by the lot on which it occurs, as established on the 
face of the preliminary short plat.  

d. Uses Allowed in Open Space 

Allowed uses within the designated open space area are limited to those listed in BIMC 
17.12.030.   

The draft Open Space Management Plan identifies allowed uses within open space areas 
in compliance with those listed in BIMC 17.12.030. Identified uses will be reviewed upon 
submittal of the final short plat application. 

e. Open Space Fencing, Signage and Management Standards 

Fences and/or signs delineating open space areas are required. The Director shall determine 
which option (fence or sign) is required, based on the likelihood of encroachment into 
designated open space areas.  

Fencing and signage delineating open space areas will be required for the site, in 
accordance with BIMC 17.12.030.A.8 (Condition 12).  

f. Open Space Management Plan Required 
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An applicant shall submit a draft Open Space Management Plan (OSMP) for review as part of 
the preliminary plat application. Final approval of the OSMP will occur at the time of final 
plat approval. OSMP shall include a list of all approved uses and a maintenance plan for 
open space areas. The approved OSMP must be filed with the Kitsap County Auditor.  

The applicant submitted a draft OSMP for review. Final review and approval of the OSMP 
will occur at the time of final plat approval. The OSMP shall include the designation of 
ownership, maintenance agreement, and approved uses within open space areas. A final 
version shall be recorded on a sheet of the final plat (Condition 11). 

BIMC 17.12.040 General Residential Subdivision Standards 

a. Compliance with BIMC Title 17, BIMC Title 18 and RCW Title 58   

Lot areas, dimensions and other characteristics shall comply with the requirements of Title 

18, including landscaping and/or vegetated buffers.  In addition, each subdivision shall 

comply with all applicable provisions of RCW Title 58 or its successors. Subdivisions including 

sensitive areas or their required buffers shall also comply with the provisions of BIMC 

17.12.060, Special Requirements for Sensitive Areas. 

As conditioned, the project complies with Title 17 and 18. The property is not encumbered 

by sensitive areas or buffers. As conditioned, the subdivision provides adequately for the 

public health, safety and welfare, and for the public use and interest (Conditions 1 - 16).      

b.  Roads and Pedestrian Access 

Roads and access complying with the “City of Bainbridge Island Design and Construction 

Standards and Specifications” and all applicable requirements of the municipal code, shall 

be provided to all proposed lots consistent with the standards contained within this 

subsection.   

The project is conditioned to provide roads and access in compliance with City standards 

(Condition 2, 4).          

Existing roadway character shall be maintained where practical.  To minimize impervious 

surfaces, public right-of-ways, access easements and roadways shall not be greater than the 

minimum required to meet standards unless the City Engineer agrees that the additional 

size is justified. 

The current right-of-way width fronting the property is adequate; no right-of-way 

dedication is proposed or required. A single access, 20-foot wide access and utilities 

easement through proposed Lot B serves proposed Lot A. A road maintenance agreement 

between proposed Lots A & B shall be recorded prior to the final short plat. Maintenance 

of the private road shall be the responsibility of the owners and not the City (Condition 

4.D). The Fire Marshal and City Engineer recommend approval as conditioned to meet 

access standards (Condition 3, 4).   

Pedestrian and bicycle circulation and access within a subdivision and onto the site shall be 

provided through walkways, paths, sidewalks, or trails and shall be consistent with the Non-

motorized Transportation Plan (NMTP).   
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No non-motorized improvements were proposed by the applicant, nor are non-motorized 

facilities required for the development. The short plat is consistent with the NMTP.    

2. BIMC 18.12 Dimensional Standards 

BIMC 18.12.020-1 Flexible Lot Dimensional Standards  

a. Minimum Lot Size Requirements 

Minimum lot size is 5,000 square feet for lots served by public sewer, and 12,500 square 

feet for lots served by on-site septic, subject to the approval of the Health District.       

The lots are served by on-site septic. The smallest lot is 18,008 square feet in size, and 

therefore the lots meet minimum lot size requirements. The Health District approved the 

preliminary subdivision; final short plat approval is subject to the Health District’s final 

approval in accordance with BIMC 2.16.070.I.4. 

b. Density 

The maximum number of lots permitted shall be calculated by dividing the total lot area of 

the property (without deducting areas to be dedicated as public right-of-ways or areas to be 

encumbered by private road easements) by the minimum lot area for standard lots in the 

zone district.   

The subject property contains 41,019 square feet and is zoned R-2. Based on the base 

density of 20,000 square feet per lot, a maximum of two lots is permitted. The proposed 

short plat creates two lots, and therefore meets density requirements.   

c. Minimum Lot Dimensions 

Minimum lot width shall be 50 feet. Insofar as practical, side lot lines shall be at right angles 
to street lines. The size, shape and orientation of lots shall be appropriate for the type of 
development and use contemplated.   

All proposed lots have a lot width of 50 feet or greater and are in compliance with BIMC 

18.12.020. 

d. Maximum Lot Coverage 

Lot coverage is the portion of the lot area that may be covered by buildings (BIMC 

18.12.050.K). Maximum lot coverage for lots in the R-2 zoning district is 20 percent.   

Lot coverage is required to be listed on the face of the final plat. The applicant proposes to 

assign the lot coverage evenly, or 4,102 square feet per lot. Prior to construction activity, 

the applicant shall obtain the appropriate permits from the city and comply with the lot 

coverage standards listed on the final plat (Condition 8).   

e.  Minimum Setbacks 

The following setbacks apply:  
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The short plat is conditioned to reflect required setbacks (Condition 9).   

 
3. BIMC 18.15 Development Standards and Guidelines  

BIMC 18.15.010 Landscaping, Screening, and Tree Retention, Protection and Replacement  

All residential subdivisions and short subdivisions subject to landscape buffering requirements 
shall comply with the standards in this subsection, including those in Table 18.15.010-4. On a 
property located adjacent to public roads that are designated as collector or arterial roads on 
the adopted road classification map, a 25-foot-wide vegetative buffer must be planted or 
maintained.  

The perimeter landscape buffer requirement is eliminated per BIMC 18.15.010-1, as this 
requirement is applicable to cluster subdivisions only. The roadside buffer requirement is also 
eliminated per BIMC 18.15.010-4, as this requirement only applies to properties greater than 
one acre that are adjacent to collectors and arterial roads. 

4. BIMC 2.16 Land Use Review Procedures 

BIMC 2.16.070.G.5 Preliminary Short Subdivision – Decision Criteria 

This staff report shall be considered the written findings of fact and conclusions of law for 
preliminary short subdivision. Documents referenced in this report and upon which the findings 
of fact rely may be accessed through the City’s on-line permit system https://ci-
bainbridgeisland-wa.smartgovcommunity.com/Public/Home  (PLN50875 SPT).   

As conditioned, the preliminary short plat meets the decision criteria for Planning Director 
approval:    

a. The Open Space (BIMC 17.12.030), Flexible Lot (BIMC 17.12.040) and Zoning (BIMC Title 18) 

development standards have been satisfied.   

As proposed, the Open Space, Flexible Lot, and Zoning development standards have been 
satisfied. Where necessary, the project is conditioned to create lots and home site areas 
that meet the development standards (Conditions 1-16).  

b. The subdivision is consistent with the requirements of the flexible lot design process and 

flexible lot design standards.   

The short plat is consistent with the flexible lot design process and standards.    

c. Any portion of a short subdivision containing critical areas as defined in BIMC 16.20 

conforms to all requirements of that chapter.   

Building to Building (on-site) 0 feet, or minimum required by 
fire code, whichever is greater                    

Building to Open Space and Access 
Easement 

10 feet  
 

Building to Exterior Plat Boundary Line 15 feet 
Building to streets (other than arterial or 
collector) 

15 feet 

https://ci-bainbridgeisland-wa.smartgovcommunity.com/Public/Home
https://ci-bainbridgeisland-wa.smartgovcommunity.com/Public/Home
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There are no critical areas onsite. 

d. Any portion of a short subdivision within the shoreline jurisdiction, as defined in BIMC 16.12, 

conforms to all requirements of that chapter. 

The property is not within shoreline jurisdiction.   

e. Adequate provision is made for the public health, safety and welfare, and the public use and 

interest, including items listed in 58.17.110 RCW.   

Adequate provision is made for the public health, safety and welfare, and public use and 

interest, including required items in 58.17.110 RCW such as streets and public ways.  The 

project is conditioned to ensure adequate access, including emergency services access, 

water, sewer, and stormwater facilities prior to final short plat approval (Condition 3, 4).       

f. The proposal is in accord with the city’s Comprehensive Plan.   

The proposal provides for a residential subdivision within a residential zone. The project is 

conditioned to notify the Department of Planning and the Washington State Office of 

Archeology and Historic Preservation if any historical or archaeological artifacts are 

uncovered during excavation or construction (Condition 6). 

g. As conditioned, the preliminary short plat meets the decision criteria for City Engineer 

approval. The short plat conforms to surface and stormwater requirements (BIMC 15.20 and 

15.21), 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. The streets 

and pedestrian ways are coordinated with streets serving adjacent properties and are 

adequate to accommodate anticipated traffic. As conditioned, the short plat conforms to the 

road standards contained in the “City of Bainbridge Island Design and Construction 

Standards and Specifications” manual.   

As conditioned, the City Engineer recommends approval of the preliminary short plat. The 

City Engineer found that, as conditioned, the preliminary subdivision conforms to surface 

and stormwater requirements, will not cause undue burden on the drainage basin, and 

will not unreasonably interfere with the use and enjoyment of properties downstream. 

The streets and pedestrian ways are coordinated with streets serving adjacent properties 

and are adequate to accommodate anticipated traffic. As conditioned, the preliminary 

short plat conforms to the road standards contained in the “City of Bainbridge Island 

Design and Construction Standards and Specifications” manual (Condition 4).      

 

CONCLUSIONS OF LAW 

As conditioned, the proposed development is consistent with the Comprehensive Plan and applicable 

subdivision standards.   

Approval of the preliminary subdivision shall constitute authorization for the applicant to develop the 

facilities and improvements in strict accordance with standards established within the municipal code 

and any conditions imposed.  As provided in RCW 58.17.140, complete application for final subdivision 
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shall be filed within five years of the date of preliminary subdivision approval.  If the application is not 

filed within the five year period, the approval shall expire and shall be void.   

Appropriate notice of application was made and comments were considered.  The application is 

properly before the Director for decision.   

 

APPEAL PROCEDURES 

Any decision by the Director may be appealed to the Hearing Examiner in accordance with the 

procedures set forth in BIMC 2.16. 

 

REFERENCES 

A. Preapplication Letter and Checklist 
B. Project Application 
C. Preliminary Plat Drawings 
D. Notice of Complete Application 
E. Notice of Application 
F. Extension Letter 
G. Draft Open Space Management Plan 
H. Preliminary Utility Report 
I. Preliminary Civil Plans 
J. Lot Closures 
K. Water / Septic Availability 
L. Title Report 
M. Development Engineer Conditions of Approval 
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City of Bainbridge Island     

    Department of Planning & Community Development     

    280 Madison Avenue North, Bainbridge Island, WA 98110     

    Phone: 206-842-2552     Email: pcd@bainbridgewa.gov     

    Website: www.bainbridgewa.gov     

    Portal: https://ci-bainbridgeisland-wa.smartgovcommunity.com/portal     

          

    NOTICE OF COMPLETE APPLICATION     

    January 3, 2018             

                    

    File Name: Karsten Short Plat SPT     

    Project Number: PLN50875 SPT     

    Submitted: December 6, 2017     

                    

                    

    

            The application for the above referenced project is complete in accordance with the submittal 

requirements located in the Bainbridge Island Administrative Manual. A determination of a complete 

application does not preclude the department from requesting additional information or studies:  

    

                    

    

Pursuant to Bainbridge Island Municipal Code Section 2.16.020(K), the applicant must post a legal notice of 

application on the property within five days of the publication of notice. The City will provide the notice 

boards and posting instructions, you must provide the stake/post. The City will contact you when the notice 

boards are prepared. 

    

                    

    
            Correspondence concerning this application should make reference to both the file number and 

file name shown above. 
    

            

                    

    Thank you,     

                

                    

    Annie Hillier, (206) 780-3773, ahillier@bainbridgewa.gov         
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  To:   LEGAL NOTICES   

                    

  Publication Date:   January 12, 2018   

                  

      
  NOTICE OF APPLICATION   

      
                    

  The City of Bainbridge Island has received the following land use application:   

                    

  Date of Issuance: January 12, 2018   

  Project Name & Number: Karsten Short Plat SPT PLN50875 SPT   

  Project Type: Preliminary Short Plat   

  Applicant: KARSTEN CAMERON J & LILY C   

  Owner: KARSTEN CAMERON J & LILY C   

  Project Site & Tax Parcel: 10871 Falk Rd NE, TA#14250210242009   

                    

  Project Description: Divide property into 2 parcels with open space.   

                    

  
Environmental Review: This proposal is exempt from review under the State Environmental Policy Act (SEPA) pursuant 

to WAC 197-11-800. 
  

                    

  Other Permits/Studies:     

                    

  Meeting: The City of Bainbridge Island will not conduct a public hearing concerning this proposal.   

                    

  

Comment Period: Any person may comment on the proposed application, request a copy of any decision or appeal 

any decision, request notice of and participate in a public hearing, if any. The city will not act 

on the application for 21 days from the date of this notice. Comments must be submitted by 

no later than 4:00 p.m. on 02/02/2018. 

  

    

 

If you have any questions,  

contact: 

Annie Hillier 

Department of Planning &  

Community Development 

280 Madison Avenue North 

Bainbridge Island, WA 98110 

206-780-3750 or 

pcd@bainbridgewa.gov 

 

Falk Rd. NE 
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Planning and Community Development 

280 Madison Avenue North 

Bainbridge Island, Washington 98110-1812 

www.bainbridgewa.gov 

206.842.7633 

 

 

March 30, 2018 

 

Cameron and Lily Karsten 

10871 Falk Road NE 

Bainbridge Island, WA 98110 

 

Re: Karsten Short Plat SPT PLN50875 SPT  

 

Dear Lily and Cameron, 

 

This letter is in regards to your application for preliminary plat for the parcel located at 10871 Falk Road 

NE, parcel number 14250210242009. This application was submitted on December 6, 2017.  The 

application was deemed complete on January 3, 2018. 

 

Pursuant to Bainbridge Island Municipal Code (BIMC) 2.16.070.G.1 applications for preliminary short 

subdivisions will be approved, disapproved, or returned to the applicant for modification within 90 

calendar days from the filing of a complete application. If no action is taken to approve or disapprove 

the application within the 90 calendar days (April 3, 2018), then the city must notify the applicant of the 

reasons for the delay and steps necessary to complete the application. 

 

This letter is to notify you of the delay due to the following reasons: 

 

- The application is still under review by the City Surveyor 

- The application is still under review by the City Development Engineer 

 

In order to complete the Staff Report and provide a recommendation, comments from these reviewers 

are required. I have been informed that these reviews should be complete in approximately 9 weeks. 

Given this review timeline; the finalization of the Staff Report; and review of the Staff Report by the 

Planning Manager and Director, the estimated date of decision is 10 weeks from the date of this letter, 

or June 8, 2018. 

 

Please do not hesitate to contact me if you have any questions or concerns at 

ahillier@bainbridgewa.gov or (206)780-3773. 

 

Sincerely, 

 

 

Annie Hillier, Planner 

http://www.bainbridgewa.gov/
mailto:ahillier@bainbridgewa.gov


   

 

 

 

 

 

 

 

 

 

REFERENCE G  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 













   

 

 

 

 

 

 

 

 

REFERENCE H  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

PRELIMINARY UTILITY REPORT 

 

KARSTEN SHORT PLAT 

PRELIMINARY SHORT PLAT SUBMITTAL 

 

 

 

Owner & Applicant: 

Lilt & Cameron Karsten 
10871 Falk Road 

Bainbridge Island, WA 98110 
Cameron.karsten@gmail.com 

Lily.karsten@gmail.com 

 

 
 
 

Engineer: 

SEABOLD 
ENGINEERING LLC 

              

PO Box 445  
Indianola, WA 98342 

360.930.4668 
Kelsey@SeaboldEng.com 

 
 

Date: 
December 6, 2017 

 
  



Karsten Preliminary Short Plat    

                 1 
 

Seabold Engineering llc 360.930.4668 Engineer@SeaboldEng.com 

 
 

Table of Contents 
 

PROJECT DESCRIPTION ............................................................................................................................................ 2 

EXISTING CONDITIONS ............................................................................................................................................ 2 

FRONTAGE IMPROVEMENTS ................................................................................................................................. 2 

SITE ACCESS.................................................................................................................................................................. 2 

FIGURE 1 - EXISTING SITE CONDITIONS ............................................................................................................ 3 

FIGURE 2 - PROPOSED SITE CONDITIONS ........................................................................................................ 4 

ONSITE UTILITIES ........................................................................................................................................................ 5 

WATER ........................................................................................................................................................................... 5 

SANITARY SEWER ....................................................................................................................................................... 5 

STORM DRAINAGE .................................................................................................................................................... 5 

Threshold Determination ......................................................................................................................................... 5 

FIGURE 3 - DRAINAGE MAP ................................................................................................................................... 6 

LINEAR RAIN GARDEN SIZING .............................................................................................................................. 8 

FUTURE RESIDENTIAL CONSTRUCTION ............................................................................................................ 9 

OTHER SITE UTILITIES ................................................................................................................................................ 9 

EROSION CONTROL .................................................................................................................................................. 9 

FIGURE 4 - FUTURE SFR DRAINAGE PLAN ...................................................................................................... 10 

 

  



Karsten Preliminary Short Plat    

                 2 
 

Seabold Engineering llc 360.930.4668 Engineer@SeaboldEng.com 

 
 

PROJECT DESCRIPTION 

This report presents the preliminary drainage, utility and access design for the Karsten preliminary short 
plat located at 10871 Falk Road on Bainbridge Island.  The short plat will be dividing one existing 
residential parcel into two residential parcels.   

A new access driveway near the south property line will be constructed to access the proposed lot on the 
western portion of the property.  Improvements will consist of a 12-ft wide driveway with the center 3.5-ft 
vegetated to infiltrate stormwater like a linear rain garden.  A modified hammerhead firetruck turnaround 
will be located at the new property line.   

EXISTING CONDITIONS 

The project site consists of one rectangular parcel with one existing single family residence fronting Falk 
Road along the eastern property line (see Figure 1).  The project area is approximately 0.94-acres, with tax 
parcel ID 142502-1-024-2009 which is in Section 14, Township 25 North, Range 2 East.  Zoning is R-2, 2 
dwelling units per acre.  Adjacent properties to the north, south and west are developed with single 
family residences.   

The existing residence has a gravel driveway and either lawn or landscaping for the majority of the 
eastern half of the property.  The western half of the property is vegetated with mature Douglas Fir, 
Madrona, Cedar, Maple trees, some shrubs and English Ivy ground cover.   

The land slopes gently on the eastern portion of the property and steepens to about 10% near the 
southwestern property corner.  Soils on-site mapped by the USDA Natural Resources Conservation Service 
are Harstine gravelly ashy sandy loam. 

FRONTAGE IMPROVEMENTS 
Existing 

Falk Road is in an existing 30-ft right-of-way and improved with asphalt driving lanes.   

Proposed  

Falk Road is classified as a residential suburban roadway which has a required right-of-way width of 30-ft, 
therefore no right-of-way dedication is required.  The City has not requested any additional frontage 
improvements.  

SITE ACCESS 
Existing 

The existing residence gains access off Falk Road.   

Proposed  

A new driveway to access the new lot will be located near the southern property line within a 20’ 
easement.  The driveway will have a total width of 12-ft and will have a vegetated center strip to reduce 
impervious area and infiltrate stormwater (see Figure 2).  The new driveway will have a 20-ft long paved 
driveway apron in accordance with COBI DCSS dwg 8-170.  The existing residence will continue to gain 
access off Falk Road.   

The 12-ft wide driveway meets fire access width requirements and since the driveway is greater than 150-
ft long, a modified hammerhead turnaround is proposed.   
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ONSITE UTILITIES 

WATER 
Existing 

A 6-inch water main is located along the western side of Falk Rd right-of-way.  The water main is part of 
the KPUD water system.   

The existing residence has a water meter providing service to it.   

Proposed  

One new water meter will be required to provide water service to the future residence.  No water main 
extensions are required.  A fire hydrant is proposed approximately 400-ft north of the property along Falk 
Road which will be served by a water main on a higher pressure than the 6-inch water main along the 
frontage. 

SANITARY SEWER  
Existing 

The existing residence has an on-site septic system.   

Proposed 

The future residence has an on-site septic system designed by Miller Bay Water Company.   

STORM DRAINAGE 
Upstream System 

Approximately 1.1-acres drain in a dispersed manner toward the property (see Figure 3).  The uphill 
drainage area consists of primarily single family residential properties.  No evidence of channelized runoff 
was observed.   

Existing System 

The site sheet flows surface water runoff in a dispersed manner primarily south.  

Downstream System 

Any runoff from the site leaves in a dispersed manner through a grass and treed area on the adjacent 
property to the south.  Runoff continues south to a closed depression north of Duncan Lane.   

Proposed System 

The new access driveway is proposed to have a linear rain garden along it’s length to infiltrate 100% of 
the runoff from the gravel driveway, as modeled with Western Washington Hydrology Model (WWHM 
2012).  The vegetated center strip minimizes new impervious area and facilitates stormwater runoff 
infiltration into the native soils.   

Threshold Determination 
The project is considered New Development because the site has less than 35% existing impervious area 
coverage, according to the currently adopted 2014 Department of Ecology Stormwater Management 
Manual for Western Washington (SWMMWW).  The proposed access driveway will create approximately 
2,480-sf of new hard surface area.   

Based on BIMC 15.20.060, the project is required to meet Minimum Requirements No.’s 1 - 5.  Table 1 
outlines how the design meets each Minimum Requirement.   
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 Table 1 – Minimum Requirement Summary 
Minimum Requirement  
1. Preparation of Stormwater Site Plan See Utility Plan and this report.  A detailed 

stormwater drainage plan will be developed 
during construction design documents.   

2. Construction Stormwater Pollution 
Prevention Plan 

A detailed TESC Plan will be developed during 
plat utility design documents. 

3. Source Control of Pollution Not applicable. 
4. Preservation of Natural Outfalls All stormwater will continue to discharge in the 

natural direction from the site.    
5. On-site Stormwater Management See Table 2 for on-site BMP selection.   

 

Table 2 presents an amended List #1 from Volume I of the 2014 SWMMWW as well as on-site stormwater 
management BMP applicability and BMP selection expanation.   

 Table 2 - List #1 from Volume I 2014 SWMMWW, as amended for clarity 

Surface Type & On-Site BMP* BMP Selection Explanation 

Driveway/Hard Surfaces:  
1. BMP T5.30 - Full Dispersion  Not selected.  Site design does not allow adequate 

native vegetation retention. 
2. BMP T5.14 Rain gardens or 

Bioretention with minimum surface 
area below overflow of 5% of area 
directed to facility.  
or 
BMP T5.15 - Permeable Pavement 

Selected.  Driveway will have a vegetated center 
strip to function as a linear rain garden to infiltrate 
stormwater into native soils.  The linear rain garden 
is equivalent to 30% of the area directed to it.  
 
Not applicable. 

3. BMP T5.12 - Sheet Flow Dispersion Not applicable. 
 

*As indicated by the 2014 SWMMWW, BMP‘s are considered in the order listed for each type of 
surface.  The first feasible BMP shall be selected and no other On-Site Stormwater Management 
BMP’s are necessary for those surfaces.   

The gravel driveway surface area of 2,480-sf will be graded to drain to the center rain garden strip to 
infiltrate stormwater into the native soils.  The ‘Linear Rain Garden Sizing’ on page 8 illustrates 
WWHM2012 models 100% of the runoff on record will infiltrate into native soils using 4-inches of rain 
garden soil over 6-inches of clean gravel.   

BMP T5.14A: Rain Gardens design guidelines indicates to follow the Rain Garden Handbook for Western 
Washington 2013 (RG HWW) for rain garden specification and construction guidance.   

Following the soil testing procedures in the RG HWW, two soil tests were completed December 5, 
2017 to determine the native soils infiltration rates.  Both tests averaged approximately 18-inches per 
hour (in/hr) infiltration rate into the native soil.  Sizing of the linear rain garden in the WWHM2012 
model conservatively assumed the native soils to have an infiltration rate of 2.5-in/hr, consistent with 
the maximum design infiltration rate in the RG HWW. 
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LINEAR RAIN GARDEN SIZING 
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FUTURE RESIDENTIAL CONSTRUCTION 
Development of the lot created through this short plat will be determined by the purchaser.  Preliminary 
residential construction for the lot is assumed to be 1,375-sf rooftop and 620-sf driveway for a total of 
1,995-sf of hard surface areas.  These are NOT the maximum allowed by code but are reasonable areas to 
fit within the buildable area of the lot.  A project this size would also be required to follow the RG HWW 
for rain garden design. 

Following the sizing criteria in the RG HWW requires soil testing, determining the rainfall region and 
selecting a performance level of the rain garden.  As outlined above, soil tests resulted in infiltration rates 
greater than 2.5 inches per hour.  The site is located in Region 3 of Western Washington with an average 
annual rainfall of 40 to 50-inches.  BIMC 15.20.060(A)10 indicates the ‘Best’ performance level is required 
but ‘Better’ performance level is preferred; therefore, preliminary sizing was chosen to meet the ‘Better’ 
performance level.   

Rain garden sizing per the RG HWW, taking this criteria into consideration, indicates a rain garden top of 
water surface area of 7% of the impervious area conveyed to it for the ‘Better’ option. For the preliminary 
proposed 1,375-sf rooftop, this equates to a 96-sf rain garden.  The future driveway area could be 
pervious pavement or be routed to another rain garden.  If a rain garden is chosen for the driveway area, 
it would need to be approximately 43-sf per the RG HWW.  Figure 4 presents a drainage plan for the 
assumed future rooftop and driveway areas.   

There was no presence of groundwater observed in the two test holes or the septic soil logs which were 
still exposed.   

Rain garden sizing should be reevaluated at building permit submittal if the assumed areas differ from 
what is proposed at that time.  The rain garden(s) should be planted with native, drought tolerant 
vegetation from the approved list of rain garden plants in the RG HWW.   

OTHER SITE UTILITIES 
Power, telephone and cable will be designed by others.   

EROSION CONTROL  
A detailed erosion and sediment control plan will be developed and submitted for plat utility permit.   
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Department of Public Works - Engineering 
 
Memorandum 
 
Date:  May 29, 2018 

To:  Annie Hillier, Planner, Planning and Comm. Development 

From:  Peter Corelis, P.E., Development Engineer 

Subject: PLN50875 SPT – Karsten Short Plat 
 
 

Project Description: 
The proposal is to subdivide one (1) parcel into two (2) resultant parcels. The subject parcel is identified 
by tax ID no. 142502-1-024-2009 and is located at 10871 Falk Road NE in the City of Bainbridge Island. 
 
Preliminary Approval: 
I have completed a review of the above-referenced project materials received by COBI on December 6, 
2017. The preliminary short subdivision is recommended for APPROVAL based on the following findings 
and subject to the recommended conditions. 
 
1. The preliminary short subdivision conforms to regulations concerning drainage in BIMC 15.20 and 

15.21; 
 

2. The preliminary short subdivision 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; 

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

 
4. There is water service to serve the short subdivision that can be made available at the site and 

sewerage will be treated through on-site septic (OSS) drainfields. 
 

5. The preliminary short subdivision conforms to the City of Bainbridge Island Design and Construction 
Standards and Specifications, “the Standards”. 
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Recommended Conditions of Approval 

1. Survey monumentation shall be provided consistent with the Standards, Section 8-03. 
 

1. Civil improvement plans ready for construction shall be submitted with an application for a plat utility 
permit to COBI for review and approval to construct all necessary infrastructure serving the divided 
lots. 
 

2. As-built civil construction plans stamped by a civil engineer shall be provided by the applicant prior to 
final plat. 

 
3. A road maintenance agreement between proposed Lots A & B shall be recorded prior to the final short 

plat. Maintenance of the private road shall be the responsibility of the owners and not the City. 
 

4. A Stormwater Pollution Prevention Plan (SWPPP) is required prior to construction activities including 
clearing or grading or civil improvements. Stormwater quality treatment, erosion and sedimentation 
control shall be designed in accordance with BIMC 15.20. The submittal documents shall be 
prepared by a civil engineer licensed in the State of Washington. 

5. Prior to final plat submittal, or performance bond release, the applicant shall submit an operation 
and maintenance plan for the on-going maintenance of the storm drainage system. 

6. Stormwater from the new driveway surfaces shall be 100% infiltrated on-site. Final design of a linear 
rain garden driveway center strip shall be included in the plat utility application and should address 
how the bioretention soil mix has no shear or compressive strength to withstand vehicle traffic and 
provide sidewall restraint for the gravel wheel strips. A final design shall address how the strip will 
be maintained in perpetuity with a durable design. Alternatives to a rain garden may be acceptable 
such as a pervious paver center strip that would provide adequate lateral and bearing strength while 
also allowing for full infiltration or stormwater inputs. 

7. The face of the plat shall include a note stating that all surface stormwater shall be infiltrated on-site 
consistent with BIMC 15.20. 

8. All on-site stormwater facilities shall remain privately owned and maintained.  The owner(s) shall be 
responsible for maintenance of the storm drainage facilities for this development following 
construction.  Annual inspection and maintenance reports shall be provided to the City.  A Declaration 
of Covenant for stormwater system operation and maintenance will be required to be recorded 
before final plat submittal.  The approved language for the Declaration of Covenant is found in BIMC 
Chapter 15.21, Exhibit A. 

9. A right-of-way (ROW) construction permit or road approach application (RAA) will be required prior 
to construction activities within the right-of-way. The ROW/RAA permit will be subject to separate 
conditions and bonding requirements. 

10. Installation of improvements and creation of as-built engineered plans must be completed prior to 
approval of final plat. In lieu of completion of those improvements and as-builts consistent with the 
conditions of a preliminary short plat approval, the City engineer may accept an assurance device, in 
an amount and in a form determined by the City, but not to exceed 125 percent of the established 
cost of completing the infrastructure that secures and provides for the actual construction and 
installation of the improvements or the performance of the conditions within one year, or such 
additional time as the city engineer determines is appropriate after final plat approval. 
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