
Design Review Board 
Regularly Scheduled Meeting 

Monday, May 16, 2016 
2:00 – 5:00 PM 

Council Conference Room 
280 Madison Ave N 

Bainbridge Island, WA  98110 
 

 

For special accommodations, please contact Jane Rasely, Planning & Community 
Development 206-780-3758 or at jrasely@bainbridgewa.gov 

 

 

 

AGENDA 
 

2:00 PM  Call to Order (Attendance, Agenda, Ethics) 
 
2:05 PM  Approval of Minutes 
   April 18, 2016 
 
2:10 PM  Bainbridge Landing (PLN50520PRE) 
 
3:40 PM  New/Old Business 
 
3:45 PM  Adjourn 
 

mailto:jrasely@bainbridgewa.gov
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Call to Order (Attendance, Agenda, Ethics) 
Approval of Minutes 
Fort Ward Community Hall (PLN50380SPR/CUP) 
Grow Community Phase II (PLN50481SPRA) 
Wintergreen Medical Building (PLN50231SPRA) 
New/Old Business 
Adjourn 
 
 
Call to Order (Attendance, Agenda, Ethics) 
Chair Alan Grainger opened the meeting at 2:00 PM.  Other Design Review Board (DRB) 
members present were Peter Perry, Jim McNett, Jeffrey Boon, Chris Gutsche and Susan Bergen.  
Chuck Depew was absent and excused.  City Staff in attendance were Planning Director Gary 
Christensen, Planning Manager Joshua Machen, Senior Planner Heather Beckmann and 
Administrative Specialist Jane Rasely, who monitored recording and prepared minutes.  
Councilmember Ron Peltier and Brian Kelly from the Bainbridge Island Review were also 
present. 
 
Approval of Minutes 

Motion:  I move we approve the four sets of meeting minutes with Jane checking an 
item on the March 7, 2016 minutes. 
McNett/ Boon:  Passed Unanimously 
 

New Planning Director Gary Christensen was introduced to the DRB members. 
 
Fort Ward Community Hall (PLN50380SPR/CUP) 
Ms. Wright gave a brief overview of the project.  Mr. Gutsche asked about the continuation into 
the property next door through the right of way and location of the rain garden in it.  Discussion 
continued about shared on-street parking and location of the driveway in relationship with the 
rain garden.  It was suggested that rotating the rain garden would allow further development 
within the right of way.  Mr. Wenzlau stated the assumption was the rain garden would get 
moved when the adjacent property owners began their development.  Ms. Wright stated the DRB 
could look at the design as presented but not precluding any changes that would be made if/when 
the adjacent property was developed.   Chair Grainger stated he did not feel they had to condition 
their approval based on a project that had not even been developed yet.  Mr. McNett asked about 
freeing up space at the front of the property for landscaping.  Mr. Wenzlau stated there was more 
landscaping than it seemed on the plans.   
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Motion:  I move that we approve this lovely, wonderful project with this fantastic 
rain garden contingent on that it is done in a way that allows continued use of the 
right of way. 
Gutsche/Perry:  Passed 6-1 

 
Mr. Wenzlau asked for a definition of continued use.  Mr. Gutsche stated his intent was that if 
someone on the other side of the right of way wanted to drive through, they could. 
 
Grow Community Phase II (PLN50481SPRA) 
Ms. Wright passed out a set of drawings that was not included in the original packet.   The 
building and landscape architects participated in the meeting via phone call.  Mr. Lotakis gave a 
quick presentation detailing where they had been and where the project was headed.  He 
mentioned this was the first HDDP Green Tier 2 project in the City and touted solar, water 
conservation and large open spaces as positive aspects of the Grow Community development.  
They continued by addressing the concerns expressed by the DRB: 

1. Change of Conceptual Design 
2. Mass of Buildings E-H and Retaining Wall 
3. Garden Integration with Community Center 

 
Landscape integration was spoken of citing raised garden beds and vertical gardens along the 
walls all at grade level.  The landscaper touted the design as an 8/80 garden, which was a way to 
say the garden would appeal to all ages 8 through 80.  Mr. Gutsche asked that they consider a 
living wall as opposed to vertical trellises.  Ms. Bergen suggested creating a green border/wall 
along the side of the garden that edges the green.  She also stated she would plant more trees 
along the border of the green, perhaps a second row.  Mr. Grainger stated he was disappointed in 
the building design of Phase II and that he felt there should be doors on the sides of the 
community center as well as at either end.  The DRB members thought the design was almost 
there but needed a little more work to really create the draw desired as a community center.  Mr. 
Lotakis stated he felt there had been some great ideas that came out of the conversation.   
 
Wintergreen Medical Building (PLN50231SPRA) 
Mr. Machen reminded the DRB this was the second meeting on this project and that this was the 
Site Plan Review meeting where they would go over the two design checklists and make a 
recommendation on the project.  Ms. Bergen asked about landscaping required for parking lots.  
Mr. Machen stated there were trees and landscaping at the ends of rows.   
 
Charlie Wenzlau, project architect gave an introduction of the revised design of the building and 
site plan describing the size changes in the buildings, moved pedestrian connections, additional 
parking and landscape design.  Mr. McNett asked about the mechanical “penthouse.”  Mr. 
Wenzlau stated they would be screened and would try to match the pitch of the reverse pitched 
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roof.  He went on to say that Virginia Mason was in the process of determining which 
sustainable standards they were going to incorporate into the design of the building.  Ms. Bergen 
stated she felt they did not have enough trees and that ideally, she would like to see a full canopy 
over the parking lot in 10 years.  Mr. Jeff Bouma stated variety was possible and they would take 
a close look at the number of parking planters and how that would affect their parking space 
numbers.  Ms. Bergen also felt there needed to be another row of trees in back to back parking 
rows and that the trees should be spreading and not columnar.  Mr. Bouma stated that while it 
was not reflected in the site plan, some of the trees they were planning to use actually had large 
canopies.  Mr. Grainger asked about the planter width in front of Building 6, saying he felt they 
needed to be wider so the trees planted would not be clipped by passing trucks headed to the 
ProBuild facility.  He also asked about the generator being placed next to the wetlands on the 
residential side of the property and the noise it would add to that neighborhood as well as the 
potential contamination to the wetlands.  Mr. Grainger went on to address the southwest corner 
which was a blank wall and thought it would work to put a large specimen tree to soften the look 
as an axis area.  He also asked that they lower the sign down to a pedestrian eye level.  Mr. 
Gutsche suggested removing the parallel parking spaces along Wintergreen Lane and planting a 
corridor of trees.   
 
5:17 PM 
Commercial Mixed-Use Guidelines 

1. Develop façade variation – Yes 
2. Modulate scale of building masses – Yes 
3. Limit visual impact of blank facades – Yes with additional mitigation of a large specimen 

tree on blank wall corner. 
4. Visually prominent ground floor facades – Yes 
5. Maintain pedestrian scale along facades – Yes 
6. Encourage continuous frontages along sidewalks – Yes 
7. Reduce overall scale – Yes 
8. Creation of outdoor space – Yes 
9. Soften impact of built environment– Yes 
10. Neighborhood character – Yes 
11. Minimize intrusiveness of signage – Yes provided not at top of building 
12. Drive thru – N/A 
13. Provide pedestrian access – Yes 
14. Weather protection for pedestrians – Yes 
15. Maintain smaller scale commercial buildings – Yes 
16. Reduce visual impact of parking – Yes 
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Mixed-Use Town Center 
1. Parking lot location – Yes  
2. Outdoor space – Yes 
3. Pedestrian connections – Yes 
4. Shielded lighting - Yes 
5. Screening service areas – Yes 
6. Common Open Space – Yes 

a. Conceal Garage doors – N/A 
7. Overall Forms – Yes 
8. Entrances – Yes 
9. Conceal Mechanical Equipment – Yes 
10. Structured Parking – Yes 
11. Encouraging varied details – Yes 
12. Integration of signage – Yes 
13. Creativity – Yes 
14. Awning Signs – N/A 

 
High School Road District 

1. Sidewalks and Street Trees – Yes 
2. Breaking up the Large Blocks – Yes 
3. Minimize Impact of Driveways – Yes 
4. Connections to Neighboring Areas – Yes 
5. Public Spaces – Yes 
6. Set to Line – Yes 
7. Street Front Transparency – Yes 
8. Small Building Forms – Yes 
9. Pitched Roof Forms Preferred – Yes 
10. Landmark Structures – N/A 
11. Locations and Height – Yes 

 
Motion:  I move we pass this proposal with certain recommendations:   

1. More development of plaza on front corner of building to help mitigate blank 
walls with large size tree and monument signage. 

2. Encourage additional large canopy trees wherever possible. 
3. Remove three parking spaces along drive and add alley of trees by making 

every effort to find parking elsewhere. 
Perry/McNett – Passed Unanimously 

 
New/Old Business 
None. 
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Adjourn 
Meeting was adjourned at 5:46 PM. 
 
 
Accepted by: 
 
 
______________________________  ______________________________ 
Alan Grainger, Chair     Jane Rasely, Administrative Specialist 



BAINBRIDGE LANDING PROJECT DESCRIPTION 

 

Bainbridge Landing is located within the Mixed Use Town Center, close to the ferry terminal. The project 

site offers a prime opportunity to fulfill one of the key objectives of the comprehensive plan; encourage 

growth in close proximity to transit and services.  

 

Neighborhood Transition  

The project site is intended to provide a transition in scale from the multi‐story Harbor Square 

Condominiums to older single family neighborhoods to east and north. To achieve this, the City created 

a special set of height restrictions which place the higher density (and height) towards the center of the 

site, equal to Harbor Square (4 stories).  

Residential vs. Mixed Use 

The allowable uses for the site this site include commuter oriented commercial and multi‐family 

residential. Although mixed use is allowed, there is no retail planned for the site. The Harbor Square 

retail frontage has not been able to retain it tenant and many spaces remain empty today.  

Blend of Housing Types 

The residential uses will blend for sale single family residential (Townhouses, Loft Homes) with 

traditional apartment units. The Townhouses are located along the site perimeter, to provide a lower 

scale to the Cave neighborhood (west and north). The Loft Homes are located adjacent to Harbor 

Square, to provide a more residential scale façade facing the sheer 4 story north facing facades of 

Harbor Square. The apartment units are configured into a south facing “U” shaped courtyard building, 

whose roof line is terraced to follow the slope of the land. 

Creating a Public Park 

Through the good will of the land owners, members of the Cave family, the project will include a 1 acre 

public park. The park will be located along Ferncliff Avenue where the historic Cave family home is 

located. The park contains many historic trees associated with the home. The park will be improved and 

managed by BI Parks and Recreation.  

Preserving the Historic Cave Family Home 

The historic home, not yet registered, will be moved a short distance to the north, to a lot directly 

adjacent (and visible) to the proposed park.  

Designing for Sustainability 



The project will participate in the Housing Design Demonstration Program (HDDP). This program was 

established to incentivize green building and affordable housing. The project will be process as a TIER 1 

HDDP project which will facilitate the creation of a subdivision for the Townhouse and Loft Homes. The 

project will be required to participate in a green certification program, either LEED or Built Green 4. The 

project is planned to pursue either LEED Silver or Gold certification.  

 

Encouraging Non‐Motorized Transit 

The site location is ideal for a transit oriented development due to its proximity to the ferry, transit and 

walkable to downtown Winslow. The apartment portion of the project will celebrate bicycle transit, by 

placing indoor bike parking as visible element of the building. The main lobby for example, will have bike 

parking as part of the interior design theme. Additional spaces will be dispersed throughout the 

complex. Additional features may  include EV charging and car sharing. 

 

Hiding the Car 

All of the residential parking will be placed either underground or within at grade garages. The guest 

parking will be located on‐street, alleviating the need for parking lots within the site.  
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  “Pre‐App” Meeting Checklist 

  “Post‐App” Meeting Checklist 

Project Name/Case #:  BAINBRIDGE LANDING  

 
Land Use Application 
(Pre‐app, Site Plan 
Review etc.):  SITE PLAN REVIEW – MAJOR AMENDMENT 

Project Description: 

Project proposal consists of a 4.7 acre parcel with 21 single family townhouses and 115 unit multi‐family apartment building, 
each with underbuilding parking. Site design includes a 1 acre public park and preservation of historic home. Project will be 
submitted under HDDP as TIER 1 with LEED certification.  

 
 

   
   

   
   

Applicable Design Guidelines 

Design 
Guideline 

Intent  Description  Applicant Response 
DRB Action 

(Y/N) 

1.  

To develop 
variation in façade 
treatment to 
provide visual 
interest. 

Vary building materials or patterns to produce 
variations in texture. 

Primary exterior finishes will include horizontal 
and vertical metal siding, cement board accent 
panels, vertical wood siding, and exposed cement.  

 

2. 

To modulate the 
scale of building 
masses. 

Building elevations shall be vertically modulated 
in no more than 20’ increments or horizontally 
in no more than 30’ increments. Modulation is 
defined as a change in plane or articulation 
(such as bands, cornices, setbacks or changes in 
material). 

Apartment building is organized with two façade 
systems; vertical organized openings with 
horizontal banding at inset corners. Horizontal 
modulation is provided  by vertical window 
groupings, storefront at stairways and public 
areas, and façade offsets. Vertical modulation is 
provided with change in material at upper floors, 
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stepped roof massing and horizontal fenestration.  

Applicable Design Guidelines 

Design 
Guideline 

Intent  Description  Applicant Response 
DRB Action 

(Y/N) 

3. 
 

To limit the visual 
impact of blank 
walls and facades 
and better assure 
aesthetic appeal. 

Blank walls shall not be visible to public 
spaces. Blank facades should otherwise be 
limited to the back of buildings or where 
required by the building code. Treatments to 
alleviate blank walls shall be similar in 
materials to facades normally in view of the 
public. 
 

Exposed portions of under building parking will be 
screened with landscaping and green walls.  

 

4. 

To establish 
visually prominent 
ground floor 
facades. 

The first floor of multi‐storied buildings should 
be taller than upper floors . Minimum ceiling 
height should be at least 10’ to allow transom 
or larger display windows. Other elements 
such as transom windows, canopies, cornices, 
and prominent entries are encouraged. First 
floor uses shall be pedestrian oriented and 
include substantial shop windows. Display 
windows on the first floor of retail and 
commercial buildings should be the 
predominant surface of the first floor. 
 
 

Public spaces including bike lobby and common 
room will have two story ceiling heights. All ground 
level entries shall have roof canopies. No retail is 
included in proposed program. 

 

5. 

To maintain 
pedestrian scale 
along facades 
facing public ways. 

Facades facing public ways shall incorporate 
setbacks or articulation that establishes a 
pattern of bays or window openings. Facades 
shall include features such as display windows, 
columns or bays, recessed entries or canopies 

Facades facing public ways have multiple building 
entrances each with entry canopy. Facades include 
bay windows, recessed entries, roof decks, 
canopies and horizontal modulation. Hardscape 
materials such as pavers or scored concrete will be 
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or other recesses. The use of a variety of 
materials at the sidewalk level is encouraged. 
Multiple building entrances are encouraged. 
 
 

incorporated at building entries.  

Applicable Design Guidelines 

Design 
Guideline 

Intent  Description  Applicant Response 
DRB Action 

(Y/N) 

6. 

To maintain the 
pedestrian 
activities by 
encouraging 
continuous 
frontages along 
sidewalks. 

Where parking fronts onto a public street, the 
maximum separation between buildings shall 
be 80 feet. Greater separations are permitted 
if landscape setbacks are increased or other 
design features such as low walls, trellises and 
public spaces are created along the street 
frontage. 

Maximum building separation is 30’ except at 
access lanes.  

 

7. 

To reduce overall 
scale of the 
building into 
multiple building 
masses. 

Facades over 128’ in length shall be separated 
by pedestrian passage or open space. Passages 
should be at least 12’ wide and two stories in 
height if covered. Façade setback should be 
expressed at the roof line by changes in plane. 
Passage should connect to public open space. 

Apartment building will incorporate a significant 
pedestrian passage adjacent to the main lobby, 
connecting the north access lane and public park to 
the courtyard. The passageway will be visually 
connected to the two story lobby, increasing the 
transparency through the building to 56’ in width.  

 

8. 

To encourage the 
creation of public 
outdoor spaces. 

Building setbacks may be increased for the 
creation of public outdoor seating areas. Entry 
alcoves and small outdoor spaces may be 
located between the building and the 
sidewalk. 

Building setback has been increased for public 
park.   

 

9. 

To soften the 
impact of the built 
environment. 

Encourage public pedestrian passageways and 
vegetation between buildings. 

Pedestrian passageways and vegetation between 
buildings are provided into courtyard.  
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10. 

To encourage 
compatibility of 
development with 
both community 
and neighborhood 
characteristics. 

Building designs should respond to nearby 
buildings that meet the upgraded design 
standards by using shared elements, materials 
or massing. 

Buildings will incorporate features found on Harbor 
Square including roof cornice, white siding, vertical 
fenestration, changes in materials, bay windows, 
and flat roofs.  

 

Applicable Design Guidelines 

Design 
Guideline 

Design Guideline  Design Guideline  Design Guideline 
Design 

Guideline 

11. 

To minimize the 
intrusiveness of 
commercial 
signage. 

Signage, corporate colors and other icons of 
the business may not dominate the exterior of 
the building. including canopies and separate 
outdoor structures covering activities 
associated with the business. Color should be 
used to express changes in detail or material 
but exterior building or structure colors may 
not be used as signs, or the extension of signs. 
When businesses are sold or tenants are 
changed, any sign modification shall trigger 
this requirement. 

No commercial signage is proposed.  

 

12. 

To improve the 
pedestrian 
environment 
around buildings 
and minimize curb 
cuts. 

Where a drive through facility is allowed, drive 
throughs must be in conjunction with a 
parking lot that serves the same business, 
must be to the side or rear of the building and 
should not be visible from public streets. Drive 
throughs should consist of no more than a 
single vehicle lane. 

Not applicable 

 

13. 

To provide 
pedestrian access 
to buildings. 

Provide multiple entrances along streets. 
Pedestrian passageways are encouraged. 

Multiple entrances are provided and pedestrian 
passageways.  
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14. 

To provide 
weather protection 
for pedestrians. 

Recessed entries and/or overhead weather 
protection above the sidewalk entrances shall 
be used. 

All entries shall be protected.  

 

15. 

To maintain 
smaller scale 
commercial 
buildings. 

Buildings in excess of a 10,000 square foot 
footprint should be visually split into two or 
more distinct elements. 

Buildings are visually split with variations in façade 
materials, façade setbacks, and passageways.  

 

Applicable Design Guidelines 

Design 
Guideline 

Design Guideline  Design Guideline  Design Guideline 
Design 

Guideline 

16. 

To reduce the 
visual impact of 
parking areas. 

Create small parking clusters connected by 
vegetated landscaping and pedestrian 
walkways. Internal streets that connect or 
serve parking areas shall be designed as 
streets with sidewalks, planters and pedestrian 
scale lighting. 

No parking lots are proposed. All parking is either 
under‐building or on‐street.  

 

 
 
Guidelines Requiring 
Action per DRB:   

 
DRB Summary Motion 
on Actions:   
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BAINBRIDGE LANDING 
FERRY TERMINAL DESIGN GUIDELINES CHECKLIST 
April 19, 2016 

 
SIDEWALK & STREET TREES:  
Intent: To extend some of the character of Winslow Way west into this area and provide safe and convenient 
connections for people walking, particularly to and from the ferry terminal. 
 

Proposed Design Response: Street trees shall be planted at a minimum of 30’ on center. Sidewalks 
shall be 5’ minimum. 

 
BREAKING UP LARGE BLOCKS 
Intent: To reduce the scale of development. New developments shall include streets, alleys, or lanes that can 
serve to break down the scale of these larger blocks.  
 

Proposed Design Response: The project site is served by three new access lanes. 
 
SET TO LINE 
Intent: To reinforce connections between buildings and the public right of way. Building facades shall be located 
at the back of sidewalk or within 5 feet of it.    
 

Proposed Design Response: Building are set within 5’ of property line except at landscape buffers and 
public park. 

 
LIMITED STREET LEVEL USES 
Intent: To have active varied, and interesting street environment, but not one that competes with core. Small 
restaurant and service uses on the ground floor are encouraged.  
 
 Proposed Design Response: No commercial uses are proposed.  
 
WEATHER PROTECTION (not applicable) 
Intent: To offer pedestrians protection from rain along Winslow Way East. 
 
LANDMARK STRUCTURES (not applicable) 
Intent: Visually prominent architecture at corner of Winslow Way east and Ferncliff. 
 
UPPER BUILDING STEPBACKS 
Intent: To reduce the bulk of buildings as they rise in height.  Along Winslow Way East and Ferncliff, building 
facades above the second story should be stepped back at least 10’ from the façade of the floor below. 
 

Proposed Design Response: Project complies with transition standards along Ferncliff.  
 
SIGNS (not applicable) 
Intent: To have building facades be the principal location for announcing goods and services.  
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