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              HAND DELIVERED/EMAILED JUNE 15, 2018 

                  Public Comment on PLN 50589SUB – Wallace Cottages 

Kelly Tayara, Senior Planner 

City of Bainbridge Island 

 

Thank you for the opportunity to comment on the proposed Wallace Cottages development. I am an 

owner at the Courtyards on Madison Condominiums and moved to Bainbridge Island from Seattle to raise 

my children. My front door opens on Madison Avenue North. While it is true this project will provide the 

public more housing choices, it is also true this development will add to our traffic congestion, increase 

runoff, and wipe out a 2.46-acre wildlife corridor that bolsters Bainbridge Island’s unique character. 

Under the State Environmental Policy Act (SEPA), the City of Bainbridge Island must consider the 

direct, indirect, and cumulative impacts, according to the state Department of Ecology handbook.    
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TRAFFIC 

Wallace Cottages is one of a cluster of residential developments in the pipeline that collectively will add 

744 daily vehicle trips to Madison Avenue, a two-lane secondary arterial that is already failing the city’s 

Level of Service (LOS) standard at the Wyatt Way intersection.
1
  

The 19 single-family residences – nearly twice the number permitted under the area zoning code – are 

expected to generate approximately 181 average daily trips, based on a Traffic Impact Study by Heath & 

Associates. Vehicles will access the site from the extension of Wallace Way west of Madison Avenue. 

Vehicles will exit the site headed east on Wallace Way. My understanding is the developer and the City 

have agreed there will be no through vehicle access to Nakata Ave NW, but there will be a non-motorized 

trail connection between Nakata and Madison Ave N.  

The developer’s Impact Study indicates an LOS grade of C for the PM peak hour at Madison Ave N & 

Wyatt Wy NW/NE, with an average delay of 15.3 seconds per vehicle, based on data collected in 

February 2017.  

But the City’s Island-Wide Transportation Plan shows an LOS grade of E (deficient) for the PM peak 

hour for this same intersection, with an average delay of 38.5 seconds per vehicle, based on data collected 

by the City’s consultant in June 2014.
2
 Both studies used Synchro analysis software.  

This is a significant disparity: The developer’s traffic study in effect shows a 60 percent reduction in 

average vehicle delay at this intersection. When asked about this, the City says the data indicates a drop in 

traffic volumes from 2014 to 2017. This is not credible, particularly in light of the construction of 88 

homes in Phase 2 of Grow Community to the west, and population growth from other developments. It’s 

possible seasonality may be to blame, but if that is a contributing factor the City should require the 

developer to use the summer season to assess the project’s potential impact on traffic.  

And if the developer’s baseline is so much lower than the city’s baseline, this disparity is more than likely 

to influence the forecast traffic counts as well. As a result, the developer’s study may underestimate future 

congestion levels. The congestion outside the development’s gate is of particular concern: At Madison 

Ave N & Wallace Cottages Entrance/Wallace Way NE, during the PM peak hour, the developer’s study 

forecasts LOS of C in 2020 and E (failing) in 2035. Would these intersections fail the City’s LOS 

standard (D) sooner if the developer’s traffic study consultant used the City’s baseline data?  

Also, it’s unclear whether Wallace Cottages will share an access road to Madison Avenue with the 24-

condo development to the north called Madison Landing. The most recent site plan filed by Madison 

Landing’s developer is unclear on this point, but this should be clarified.   

Given that Madison Avenue North is a two-lane road with no turn lane, it’s not hard to imagine traffic 

backing up on this corridor during morning and afternoon commute hours (7-9 AM, 4-6 PM). What 

impact will this have on emergency response time? On bicyclists and pedestrians who cross traffic? The 

City communicated to me that vehicles may be prohibited from making left turns during peak hours at 

                                                           
1
 https://www.bainbridgewa.gov/DocumentCenter/View/5632/Chapter3_?bidId=  

2
 Ibid.  

https://www.bainbridgewa.gov/DocumentCenter/View/5632/Chapter3_?bidId
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some point. If I cannot turn left and enter my development via Sadie Lane during peak hours, this project 

will have a significant impact on my ability to access my property. 

I do appreciate that there will be a sidewalk between Madison Ave North and Nakata Ave NW. That will 

provide an important facility for pedestrians and bicyclists. But does this connection mitigate the 

cumulative traffic impacts of Wallace Cottages and the other pipeline developments, especially in light of 

the apparently flawed traffic study submitted by the developer?  

The city should, at a minimum, have the developer submit another traffic study based on new data 

collection and incorporate the city’s TransCAD model to see if the direct and cumulative traffic impacts 

are greater than previously stated.  

It is unfortunate a “green” development has 2 parking spaces per unit. This is at odds with Policy LU 6.2 

of the City’s Comprehensive Plan, which states that “growth should be directed to where infrastructure 

exists” and “reduce reliance on the automobile.” (Actually, there is no infrastructure on this landlocked, 

undeveloped site. The developer must build the stormwater and sewer pipes to reach the city mains.)   

Even the developer says in the SEPA Checklist (9. Housing) that “traffic will be mitigated by walking 

commuters utilizing the ferry to Seattle work centers.” Unless these parking spaces are available to the 

general public, they do not add to Winslow’s parking inventory; the staff report seems to err by stating 

this project implements Policy LU 6.2.  

The city should explore a parking ratio reduction (i.e. 1 space per unit) that would provide fewer parking 

spaces and allow for more open green space on the site. The driveways account for 6,100 square feet! The 

corridor is served by Kitsap Transit’s #90 Poulsbo/Bainbridge, #99 Bill Point, and BI Ride (on-demand 

bus service). A bus shelter could be another mitigation tool – what does Kitsap Transit say about the 

options here or the related developments nearby?  

Has the City obligated the funds for a roundabout at Madison & Wyatt Way? Can we be fairly certain it 

will be constructed in 2020, as city staff say, to mitigate these projects’ traffic impacts? 

And why did the City waive the requirement for payment of transportation impact fees associated with 

Wallace Cottages in a permit processing agreement with the developer? Such fees are necessary to 

mitigate the impact of this project, such as contributing toward financing a roundabout at Madison Ave N 

& Wyatt Way. The permit processing agreement does not explain the reasoning for waiving these fees 

that are required under city code. 

STORMWATER RUNOFF 

During heavy rains, Courtyards on Madison Condominiums has experienced instances of stormwater 

runoff pooling in its western vegetation buffer zone. As a condo owner, I am concerned Wallace Cottages 

could contribute to more negative impacts from stormwater runoff by significantly reducing the amount 

of rainwater infiltration area and significantly increasing the amount of impervious area.  

The most recent site plan filed with the City indicates 2.3 acres of the 2.4 acres would be “disturbed,” or 

95.8 percent of the gross area, and that 52.2 percent of the site, or 56,140 square feet, would be 
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impervious area. Only about 16 percent of the project is open green space, according to the staff report. 

That is an appallingly low ratio for a so-called “Built Green” development.  

According to the SEPA Checklist (Water), the developer says the project will collect its own storm water 

and convey it by pipe to the Madison storm pipe and then direct discharge into Eagle Harbor. Runoff 

from roads, driveways and parking spaces is a source of sediment, heavy metals, and organic compounds. 

Concentrated flows from roads and lots cause stream degradation, flooding, and other hydrologic impacts, 

according to the U.S. Environmental Protection Agency.
3
  

To mitigate the potential impact on adjacent properties from overtopping roadways, it’s critical the green 

infrastructure that the developer plans to install have a maintenance and inspection plan that’s funded in 

perpetuity by the developer and/or homeowners’ association. 

The site has a 4 percent slope. The developer states in 13d of the Checklist that the project “should 

eliminate drainage problems affecting the retirement center and Madison Courtyards. The project will 

utilize additional LID measures to reduce impact on the environment.” But I do not see how this will be 

accomplished. 

While the landscaping plan shows bioswale gardens, I want to see some data from a hydrology expert that 

indicates the proposed stormwater management measures will be sufficient to handle a major storm. I 

would like to thank the City Engineer for requiring, as a condition of approval, a hydrology analysis to 

evaluate whether the system can handle a 100-year storm event. 

DESTRUCTION OF WILDLIFE HABITAT 

In the SEPA Checklist, (4.Plants), the developer of Wallace Cottages indicates the project will remove 12 

of 22 Douglas Firs, 19 of 22 cottonwoods and 1 of 2 Madronas. The tree retention plan’s goal is to retain 

15 percent of existing significant trees. Yes, new trees will be planted, but it will take a generation or 

longer to achieve the same size and they will not be configured as a forest. 

The tree canopy on this site is identified in the SEPA Checklist 5c as part of the Pacific Flyway bird 

migration route. Each morning, I can hear outside my window a rich variety of bird songs. I worry that 

the destruction of so much wildlife habitat will change the fundamental character of my home.  

This is the unique character of Bainbridge, where our Guiding Principle #1 of the Comprehensive Plan 

states:  

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.  

Many studies have documented the connection between access to green space and human health. In a 

study published in 2015 in the Proceedings of the National Academy of Sciences, Stanford researchers 

examined whether a nature walk could reduce negative mental patterns in 38 mentally healthy people. 

Half the people walked for 90 minutes through a grassland filled with trees and shrubs, while the other 

                                                           
3
 https://www.epa.gov/sites/production/files/2016-11/documents/final_gi_maintenance_508.pdf  

https://www.epa.gov/sites/production/files/2016-11/documents/final_gi_maintenance_508.pdf


5 
 

half strolled down a busy city street. The nature walked showed a decrease in negative mental pattern, 

while the street walkers did not.** 

Some members of the public have commented that the nearly 2.5-acre site would be an asset to the urban 

core as a park or a wildlife reserve. The City has no plans to make the site a park. The City could collect 

Normalized Difference Vegetation Index (NDVI) data from NASA satellite imagery for this site and 

compare it to other urban green space sites in Winslow. This analysis may answer the question of whether 

this site is the largest concentration of forestry and birdsong populations in the urban core, in which case 

the clear-cutting of this forest would be a significant environmental impact. (University of Washington 

graduate student Ben Shryock did such an analysis of green space and birdsong populations.
4
)   

Others have commented on the other benefits of trees to our urban environment, such as carbon 

sequestration and shade, so I will not go into those. 

It’s appalling to me that a project touted as innovative and “Built Green” has to resort to clear-cutting to 

achieve its objective. It’s hypocritical. It’s like saying you’re a vegetarian, but you kill the wildlife on 

your property to make room for a vegetable garden. 

HOUSING DESIGN DEMONSTRATION PROJECTS 

Wallace Cottages, along with Madison Place, holds the distinction of being a Housing Design 

Demonstration Project (HDDP), an incentive offered by the City to projects which “demonstrate that 

innovative design and building techniques (conserving water and energy, using sustainably sourced 

materials, limiting environmental impacts) are compatible with market considerations.”*  

It is shocking to me that the City’s Planning Commission unanimously passed this resolution in February: 

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.   

Mack Pearl, chair of the Planning Commission (PC), wrote in an email to the developer’s representative 

that Wallace Cottages, as proposed, was contrary to the intent of the HDDP ordinance: 

None of us on the PC felt that the project was innovative or even an example of good design. 

The pea patch and playground on the North edge of the project with limited solar access and 

requiring the cutting of a forest seem very problematic. It may turn out that this project meets 

the minimum requirements of the HDDP ordinance, but we are not yet convinced of this fact. 

We believe that the scoring of the project is incorrect. 

In fact, Wallace Cottages would not have met the minimum requirements for Tier 2 HDDP had it been 

scored prior to 2016, when the Council appears to have lowered the minimum score for Innovative 

Development from 30 to 25. 

                                                           
4
 https://www.cfr.washington.edu/academicPrograms/graduate/gssresources/Program_2012_Final.pdf  

https://www.cfr.washington.edu/academicPrograms/graduate/gssresources/Program_2012_Final.pdf
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Even though HDDP seemingly gives developers flexibility and freedom from standard land-use code 

requirements, the destruction of a mature forest seems to go against the Comprehensive Plan: 

Policy LU 4.11 To the greatest degree practical, prohibit clearcutting and grading of the natural 

landscape.  

In the staff report, Wallace Cottages was awarded 6 points for Open Space. Not that it matters, but it 

should have been awarded 4 points: The staff said the project effectively provides no more than 17,000 

square feet of open space. This translates to 15.8 percent open space. The City should not round up. A 

project receives 4 points in the 11 to 15 percent open-space category. 

Also, it is not at all clear that the pea patch or “neighborhood garden” on the site will be for the benefit of 

the neighbors. More than likely it will be for the benefit of Wallace Cottages residents. The city HDDP 

ordinance says “neighborhood,” so the permit conditions should create a process to ensure access to the 

pea patch and playground is available to more than just Wallace Cottages residents. Only then will the 

public interest be served. 

LACK OF TIMELY NOTICE 

Under BIMC Chapter 2.16 Land Use Review Procedures, the City has standard procedures for all land 

use applications “to promote timely and informed public participation in those procedures, to eliminate 

redundancy in the application, permit review, and appeal procedures, to minimize delay and expense, and 

to result in development approvals that further city goals as set forth in the comprehensive plan.”  

Unfortunately, the City made an error in 2017 and did not send the notice to me and many other 

condominium owners within 500 feet of Wallace Cottages and the related projects. We thus were not 

aware this project was alive. So we missed the opportunity to attend Planning Commission meetings, 

comment for the SEPA review, or weigh in during the first Hearing Examiner public hearing.  

Once the City issued a Revised Notice of Application/SEPA Comment on June 1, 2018, many of us 

condo owners have had 14 days to digest an enormously complex array of documents and articulate our 

concerns about environmental impacts.  

The City of Bainbridge Island has already signed Permit Processing Agreements with the developers of 

these projects on March 16, 2018. And it has issued a Determination of Non-Significance on Wallace 

Cottages already. What impact can our public comments have at this late stage in the process? Is it 

appropriate to move forward with approval or would the equitable act be to start over?  

PUBLIC SCHOOLS 

In the SEPA Checklist, 15a. Public Services, the developer states that the school system “desperately” 

needs new students to alleviate a declining school population. Data from the Bainbridge School District 

does not support that statement. 
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According to a 2017 report to the School District, enrollment should grow moderately over the next five 

years due to improvement in new home sales and population growth. Incoming kindergarten classes are 

projected to be much larger between 2022 and 2026 when larger birth cohorts start entering the schools.
5
  

CONCLUDING REMARKS 

In the staff report, this statement on page 14 gave me pause: 

The project is consistent with the goals Comprehensive Plan as codified in City regulations and as 

such, demonstrates that the public interest is served. 

As I and others, including the Planning Commission, have commented, Wallace Cottages is at odds with 

several fundamental guiding principles in the Comprehensive Plan. Part of the issue is that the goals can 

be at odds with each other, and no single project can achieve all of the goals of the Comprehensive Plan. 

Public comment on a project helps the City evaluate whether its interpretation of the Comprehensive Plan 

is reasonable or not. It is disappointing that the interpretation of HDDP here could subvert the City’s 

stated goals in the Comprehensive Plan.  

I appreciate the difficult position the City’s Planning Department is in. Thank you for taking the time to 

read all of our comments and considering them in approval of this project. 
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https://www.bisd303.org/cms/lib/WA01001636/Centricity/Domain/68/BI_Trends_and_Projections_Presentation.
pdf  

https://www.bisd303.org/cms/lib/WA01001636/Centricity/Domain/68/BI_Trends_and_Projections_Presentation.pdf
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