PLANNING COMMISSION

REGULAR MEETING
THURSDAY, JANUARY 12, 2017
: . 7:00 - 8:30 PM
CITY OF COUNCIL CHAMBER
BAINBRIDGE ISLAND, WA 98110
AGENDA
7:00 PM CALL TO ORDER

7:05 PM

7:10 PM

7:20 PM

8:25 PM

8:30 PM

Call to Order, Agenda Review, Conflict Disclosure

REVIEW AND APPROVAL OF MINUTES
October 5, 2016
October 13, 2016

PUBLIC COMMENT
Accept public comment on off agenda items

MONTESSORI COUNTRY SCHOOL

SITE PLAN & DESIGN REVIEW/CONDITIONAL USE
PERMIT (PLN 17677 SPR/CUP¥)

Recommendation

NEW/OLD BUSINESS

ADJOURN

*Please note links to permit application files provided in agenda item.

**TIMES ARE ESTIMATES**

Public comment time at meeting may be limited to allow time for Commissioners to deliberate. To provide additional
comment to the City outside of this meeting, e-mail us at pcd@bainbridgewa.gov or write us at Planning and
Community Development, 280 Madison Avenue, Bainbridge Island, WA 981 10

For special accommodations, please contact Jane Rasely, Planning & Community

Development 206-780-3758 or at jrasely@bainbridgewa.gov



https://ci-bainbridgeisland-wa.smartgovcommunity.com/PermittingPublic/PermitDetailPublic/Index/6ca839a4-3836-4542-ac1c-a626012972ee?_conv=1
https://ci-bainbridgeisland-wa.smartgovcommunity.com/PermittingPublic/PermitDetailPublic/Index/dd894761-72e0-4566-8564-a62601281707?_conv=1

Planning Commission
Regularly Scheduled Meeting Minutes
CITY OF Wednesday, October 5, 2016

BAINBRIDGE ISLAND

CALL TO ORDER - Call to Order, Agenda Review, Conflict Disclosure
REVIEW AND APPROVAL OF MINUTES - Multiple

PUBLIC COMMENT — Accept public comment on off agenda items

2016 COMPREHENSIVE PLAN UPDATE — Deliberations and Recommendations
NEW/OLD BUSINESS

ADJOURN

CALL TO ORDER - Call to Order, Agenda Review, Conflict Disclosure

Chair Mack Pearl called the meeting to order at 6:32 PM. Commissioners in attendance were
Michael Lewars, Maradel Gale, Michael Killion, and Lisa Macchio. William Chester was absent
and excused. City Staff present were Planning Director Gary Christensen, Engineering Manager
Chris Hammer, Senior Planner Jennifer Sutton and Administrative Specialist Jane Rasely who
monitored recording and prepared minutes. City Consultant Joseph Tovar was also in
attendance.

REVIEW AND APPROVAL OF MINUTES - Multiple

Motion: I move that we approve the minutes from the May 26, 2016 meeting.
Gale/Quitslund: Passed Unanimously 5-0

Motion: I move approval of the minutes for the meeting of May 12, 2016 as
corrected that Commissioner Macchio was not present.
Quitslund/Killion: Passed Unanimously 4-0, 1 abstention

Motion: I move that we approve the minutes of the regular Planning Commission
meeting of Thursday June 9, 2016.
Killion/Quitslund: Passed Unanimously 5-0

Motion: I move we approve the minutes from June 16, 2016.
Macchio/Lewars: Passed Unanimously 4-0

Motion: I move that we approve the minutes from our meeting of June 23, 2016.
Lewars/Gale: Passed Unanimously 5-0

Motion: I move that we accept as distributed the regularly scheduled meeting
minutes from July 14, 2016.
Gale/Quitslund: Passed Unanimously 5-0

Planning Commission Minutes
October 5, 2016 Page 1 of 4



Planning Commission
Regularly Scheduled Meeting Minutes
CITY OF Wednesday, October 5, 2016

BAINBRIDGE ISLAND

Motion: I move adoption of the minutes for the meeting of July 28, 2016 as
distributed.
Quitslund/Killion: Passed Unanimously 5-0

Motion: I make the motion to approve the August 4, 2016 minutes.
Macchio/Quitslund — Passed Unanimously 4-0

Motion: I move we approve the August 11, 2016 minutes as distributed.
Killion/Lewars: Passed Unanimously 5-0

Motion: I move that we approve the minutes of our meeting on August 18, 2016.
Lewars/Gale: Passed Unanimously 5-0

Motion: I move we approve as distributed the minutes from our regular meeting on
September 8, 2016.
Gale/Quitslund: Passed Unanimously 5-0

Motion: I move adoption of the public hearing minutes as on September 17, 2016 as
distributed.
Quitslund/Killion: Passed Unanimously 5-0

I move that we approve the minutes of the public hearing from September 22, 2016
Killion/Macchio: Passed Unanimously 5-0

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

2016 COMPREHENSIVE PLAN UPDATE - Deliberations and Recommendations

Ms. Sutton gave an overview of the work to be done and asked if the Commissioners wanted to
organize their work in any particular manner. Commissioner Macchio stated she would like to
hear a couple of general comments from each Commissioner before digging into the details.
Commissioner Quitslund mentioned he had to leave at 7:20 PM. Commissioners Gale and
Macchio thought the Island-Wide Transportation Plan was not quite ready for approval and
discussion should be put off on that. Mr. Christensen stated Mr. Hammer was present to let the
Planning Commission know the City’s responses to public comment and suggestions. Mr.
Hammer told the Commissioners he had reviewed the letter from the Bainbridge Island Land
Trust and provided a handout of Connectivity Improvements. Mr. Hammer went through the
edits/changes after explaining he had looked at each issue from two perceptions: motorized and
non-motorized. The Commissioners questioned the need for a list of road ends that could
potentially become thru streets. Discussion of whether the whole section should be dropped
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from the Comprehensive Plan since it was not a required part occurred. The Commissioners
agreed to keep items 1, 2 18 and 19 on the motorized plan and strike the rest.

Deliberation continued with the Cultural Element. Financial support was a main topic for
consideration with Commissioner Macchio making a plea to keep the funding for art funding to
stay with on-island artists. Neighborhood Centers were discussed with the Fort Ward
neighborhood being removed and the Day Road and the Sportsman Triangle given designations
of Light Manufacturing Centers. Chair Pearl stated he felt the Island Center sub-area planning
process should be moved up to first priority. Commissioner Gale felt the Winslow sub-area plan
needed to still retain importance as well. Comprehensive Plan Amendments were reviewed and
a final action on the applications was given.

Motion: I move that we recommend denial of the Thomas request.
Gale/Lewars: Passed Unanimously 4-0

Motion: I move that we recommend denial of the Cainion request.
Gale/Macchio: Passed Unanimously 4-0

Commissioner Lewars requested Staff communicate to Mr. Cainion what the intent was to move
ahead with the Special Planning Process so he knows he has been heard and was not being
dismissed out of hand.

Motion: I move that we recommend denial of the Anderson request.
Gale/Lewars: Passed Unanimously 4-0

Motion: I move to have business industrial property located at the intersection of
Fletcher Bay, Bucklin Hill and Lynwood Center Roads when our Plan expressly
states that this kind of property needs to be in reasonable proximity of 305, I move
that the Planning Commission recommend denial of that change.

Gale/Macchio: Passed Unanimously 4-0

Motion: I move that we recommend denial of the Parks District’s request to change
all the parks’ zoning to parks.
Gale/Killion: Passed Unanimously 4-0

In addressing Charles Schmid’s amendment request that Pritchard Park be re-designated
Residential instead of Water Dependent Industrial, the Commissioners spoke about buffers,
docks and development on the shoreline which was dependent upon what the land use
designation was. There was also a question of whether Mr. Schmid had the standing required to
submit a Comprehensive Plan Amendment application. Conversation then turned to the
differences in site screening provided by required buffers.
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Sarah Blossom, City Council — Spoke on behalf of herself, not as a Council Person seeking to
influence them. She gave some background on the Tree Committee. When they were looking at
the City’s buffers they specifically looked at that site and increased the buffer to what they
thought was appropriate probably more than a year ago. Chair Pearl confirmed that was 25 feet.
Ms. Blossom agreed and said they had increased it by 15 feet. She informed the Commissioners
that the Tree Committee had already looked at the buffers and what they were seeing was an
increase the Tree Committee thought was appropriate.

Motion: I move we recommend denial by reason that the two property owners and
others who have an interest in this (did not request the amendment but) recognize
the concern and believe it is being dealt with by the expanded buffer.

Gale/Killion: Passed Unanimously 4-0

Chair Pearl began a discussion of changing “Cluster Development” to “Conservation Village.”
Discussion of density bonuses and their necessity with the new Low Impact Development
regulations beginning in 2017. Language regarding the frequency with which the
Comprehensive Plan may be updated was suggested for the Introduction. “Designated Centers”
was explained as an umbrella term that encompassed two types of centers: Winslow and
Neighborhood Centers.

The Commissioners discussed the work the Drafting Committee would perform at their next
meeting on October 6. 2016. Ms. Sutton confirmed which Commissioners would like a paper
copy of the Comprehensive Plan for the following week.

NEW/OLD BUSINESS
None.

ADJOURN
The meeting was adjourned at 8:55 PM.

Approved by:

J. Mack Pearl, Chair Jane Rasely, Administrative Specialist
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CITY OF Thursday, October 13, 2016

BAINBRIDGE ISLAND

CALL TO ORDER - Call to Order, Agenda Review, Conflict Disclosure

PUBLIC COMMENT — Accept public comment on off agenda items

2016 COMPREHENSIVE PLAN UPDATE — Deliberations and Recommendations
NEW/OLD BUSINESS

ADJOURN

CALL TO ORDER - Call to Order, Agenda Review, Conflict Disclosure

Chair Mack Pearl called the meeting to order at 6:34 PM. Commissioners in attendance were
Maradel Gale, Jon Quitslund, Michael Killion and Lisa Macchio. Michael Lewars and William
Chester were absent and excused. City Staff present were Planning Director Gary Christensen,
Senior Planner Jennifer Sutton, Administrative Specialist Jane Rasely (who monitored recording
and prepared minutes) and Consultant Joseph Tovar.

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

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

2016 COMPREHENSIVE PLAN UPDATE — Deliberations and Recommendations

Chair Pearl asked the Commissioners if they had a chance to read over the additions to the
agenda today. Ms. Sutton asked the Drafting Committee members to describe the process they
went through to come up with this draft. Commissioner Gale stated they had gone through every
single public comment and asked themselves if the comments fit, should require a change or
should not be incorporated at this time. Commissioner Macchio began with her
comments/questions for everyone saying she had only a few. Each Commissioner took their turn
providing comments for the changes made after the last Planning Commission meeting. The
Economic Element was discussed first with a lot of attention paid to Goal EC-3. Each Element
was reviewed in turn with each Commissioner having the chance to provide their comments,
concerns and questions to the group. During discussion about the Transportation Element, the
Island-Wide Transportation Plan (IWTP) and the desire of the public to provide comment on it
before it was finalized was brought up. Mr. Christensen suggested they make a list of their
concerns with the IWTP to bring to the attention of City Council as opposed to trying to rewrite
the document. Commissioner Macchio stated she was not comfortable with a blanket
endorsement of the IWTP. The Commissioners decided to come back to the Transportation
Element again at their next meeting and stated they would not pass that Element along to City
Council this week.

Mr. Christensen began a discussion on the proposed expansion of the Planning Commission’s
role in long plat subdivisions. This sparked a conversation on how to improve the City’s Code
so that “undesirable” development did not take place.
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Motion: I move that we forward to the Council the revised Public Hearing Draft as
changed tonight and with minor typo fixes along with Ordinance 2016-29 and
Ordinance 2016-30. The Planning Commission is not finished with its examination
of the IWTP which potentially has impacts on the Transportation Element and
Capital Facilities Element and so they request Council wait until they hear from
them on that.

Gale/Killion: Passed Unanimously 4-0

NEW/OLD BUSINESS
None.

ADJOURN
The meeting was adjourned at 9:36 PM.

Approved by:

J. Mack Pearl, Chair Jane Rasely, Administrative Specialist
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DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT

STAFF RECOMMENDATION

Date: December 21, 2016

To: Planning Commission
From: Kelly Tayara, Planner
Project: Montessori Country School
File No: PLN 17677 SPR / CUP

Applicant: Montessori Country School
10994 Arrow Point Drive NE
Bainbridge Island, WA 98110

Request: Increase campus student population from 83 to 146 and staff from 10 to 18. Construct six
new buildings (in addition to the existing building), expanding floor area from 3,550 square
feet to 11,853 square feet. Modify existing parking lot and access drive dimensions.

Location: 110994 Arrow Point Drive
Consolidated Project Review:

In accordance with regulations contained in BIMC 2.16.170, an applicant for a single project proposal
requiring more than one of the land use applications identified in BIMC 2.16.010 may be processed
under the consolidated project review process. The applicant requests consolidated review of the
applications for Site Plan and Design Review and Conditional Use Permit.

Public Notice / Environmental Review:

A pre-application conference was held on October 20, 2015. A public participation meeting was held on
January 4, 2016. Applications for Site Plan Review and Conditional Use Permit were received on June 15,
2016; the applications were deemed complete on July 5, 2016.

The project is subject to State Environmental Policy Act (SEPA) review as provided in Washington
Administrative Code (WAC 197-11-800). Utilizing the optional DNS process provided in WAC 197-11-355,
the City issued a combined Notice of Application/SEPA comment period on July 15, 2016. The 14-day
comment period ended on July 29, 2016; public comment is discussed in Section I.C. of this report. The
City, acting as lead agency, issued a SEPA threshold determination for this proposal on December 21,
2016.

Planning Commission Review:

The Planning Commission shall provide recommendation to the Hearing Examiner pursuant to BIMC
2.14.020, BIMC 2.16.040.C.2, and BIMC 2.16.110.C.
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Recommendation:

Approval of the request subject to the following conditions:

SEPA CONDITIONS

1. To avoid impacts to vegetation, no construction activity shall occur in landscape buffers or within
the critical root zone of significant trees within landscape buffers, including staging, storage,
materials laydown, parking, construction vehicle turnaround, or equipment.

2. To avoid impacts to historic and cultural resources, 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.

PROJECT CONDITIONS

3. Except for modifications reflecting compliance with these conditions of approval, building plans shall
substantially conform to plans submitted on June 15, 2016, except as follows: Sheet A-0.1
submitted on July 11, 2016; Sheet C2 submitted on November 14, 2016.

4. 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, and/or building permits.

5. The project shall comply with the following conditions of the City Engineer:

a. Final civilimprovement plans shall be submitted with a building permit application. Upon
approval to construct, all necessary infrastructure serving the site must be completed prior to
the first final building inspection.

b. As-built civil construction plans stamped by a civil engineer shall be provided by the applicant
prior to the first final building inspection.

c. The preconstruction condition of Arrow Point Drive fronting the property shall be photo-
documented to the satisfaction of the City Engineer prior to issuance of any permit. Prior to the
final inspection of the final building damage to the road caused by heavy construction
equipment and traffic shall be fixed by the permit holder.

d. Shoulder improvements along the frontage of Arrow Point Drive are required as a condition of
development to include construction of a three-to-five foot width gravel shoulder.

e. Paved driveway aprons matching the surfacing on Arrow Point Drive shall be provided from the
roadway for a distance of 20 feet from the edge of the Arrow Point pavement.

f. A maintenance plan for the internal roadway and parking lot is required with the first building
permit. Track-out of dirt and silt from the site onto the roadway is not allowed. Cloudy runoff
leaving the site is not allowed.

g. The applicant shall submit an operation and maintenance plan for the on-going maintenance of
the storm drainage systems to the satisfaction of the City Engineer with the first building permit
application.

h. All on-site stormwater facilities shall remain privately owned and maintained. The owner 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
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recorded Declaration of Covenant for stormwater system operation and maintenance will be
required prior to the first final building inspection. The approved language for the Declaration
of Covenant is found in BIMC Chapter 15.21, Exhibit A.

i. Prior to the first final building inspection on the site the applicant shall provide a recorded
covenant protecting the forested area as identified in Sheet C2 Utility and Drainage Plan
submitted to the City on November 14, 2016. The proposed drainfield area and reserve
drainfield area should not be included in the covenant.

j. Aright-of-way construction permit is required prior to any construction activities within the
right-of-way. The right-of-way permit is subject to separate conditions and bonding
requirements.

k. A Stormwater Conveyance System Connection Application shall be submitted with the right-of-
way construction permit application for locations where stormwater will enter the City system.

I.  The project requires a Construction Stormwater General Permit from the Washington State
Department of Ecology. No land clearing or construction permits shall be issued prior to
obtaining the State permit.

6. The project shall comply with the following conditions of the Fire Marshal:

a. Inlieu of fire flow the following conditions apply:

i. The project shall be equipped throughout with a monitored fire alarm system.
ii. All classrooms shall exit directly outside.
iii. Occupant load for any room shall not exceed 50.

b. Any building or room with an occupant load greater than 50 shall be equipped with an
automatic fire sprinkler system. Occupant load shall be determined by the Building Official.

c. Any building or room with an occupant load greater than 50 shall be equipped with panic
hardware on approved exit doors.

d. All access roads shall be designed to accommodate fire apparatus (load, width, grade, angle of
approach and departure).

e. Minimum 12-foot access road width shall not be diminished by parked vehicles. No Parking /
Fire Lane signage is required in areas where this could occur.

f. Fire lane on north side of property shall be marked ‘No Parking / Fire Lane’.

g. Allfire apparatus access roads shall have a clear overhead height of not less than 13.5 feet.

7. Prior to any construction activity, including grading and/or vegetation removal, the applicant shall
provide construction plans that identify areas of prohibited disturbance which are necessary to
preserve ecological function, including but not limited to: The dripline or critical root zone (as
identified by a consulting arborist) of retained trees, future raingarden areas, and future planting
areas which are larger than 400 square feet in size.

8. Prior to construction permit issuance, fencing shall be erected and posted with signage to protect
areas of prohibited disturbance. Fencing shall remain in place until construction is complete, and
removal shall be subject to approval of the Planning Division. No construction activities, including
grading and/or vegetation removal, shall occur prior ‘area of disturbance’ plan approval, and
inspection and approval of the fencing installation, by the Planning Division.
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9. Temporary chain link fence a minimum five feet in height with tubular steel poles or “T” posts shall
delineate the area of prohibited disturbance in the following locations:

a. The perimeter boundary of the portion of the roadside buffer which is located south of the
walkway. The fencing shall provide for the driveway through the buffer. Special care shall be
taken to protect the significant trees and vegetation adjacent to the driveway.

b. The west boundary of the portion of the roadside buffer which is located north of the walkway.
The fencing shall provide for the driveway through the buffer. Special care shall be taken to
protect the significant trees, vegetation, and rain garden area adjacent to the driveway.

c. The north boundary of the buffer along the south side of the parking lot. The fencing should
connect to the fencing along the south side of the south drive, and continue to the eastern
extent of the three southern parking spaces.

d. The north boundary of the buffer along the south side of the toddler play area.
e. The east boundary of the buffer along the west side of the sport court / future classroom.

10. Orange plastic fencing shall delineate the perimeter of the roadside buffer where chain link fencing
is not required.

11. A total of six bicycle spaces must be provided at a minimum. Bicycle facilities shall allow secure locking
of both the frame and wheels of a bicycle.

12. Landscape buffers shall be maintained for the life of the project.

13. New plantings shall be the following heights at time of planting: Evergreen trees shall be not less
than six feet in height; Deciduous trees shall be not less than two-inch dbh; Evergreen shrubs shall
be not less than 18 inches in height.

14. All plantings shall be installed or installation financially assured in accordance with BIMC
18.15.010.H. prior to occupancy of any of the new buildings. Subsequent to installation approval by
the Department, maintenance assurity shall be required in accordance with BIMC 18.15.010.H.

15. Internal walkways shall be surfaced with nonskid hard surfaces, meet handicapped-accessibility
requirements and be designed to provide a minimum of five feet of unobstructed width.

16. Where walkways cross vehicular driving lanes, the walkways shall be constructed of contrasting
materials or with maintained painted markings. The walkway adjacent to the pick-up / drop-off lane
shall be curbed and raised six inches above adjacent vehicular surface grade, except where required to
meet accessibility standards.

17. Raised curbs shall be used to define driveways from the public right-of-way, landscape areas within the
parking lot, the ends of parking aisles, and the vehicular circulation pattern.

18. Outdoor lighting fixture shall meet the standards contained in BIMC 18.15.040.

19. Outdoor trash / recycle receptacles shall be enclosed with a solid structure / gated and screened
from view with evergreen vegetation.

20. Prior to building permit issuance, the landowner must record a notice on title listing these
conditions of approval with the Kitsap County Auditor.
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Staff Analyses

I.  Findings of Fact

A. Site Characteristics

1. Tax Assessor Information:

a.
b.
c.
d.

Tax Lot Number: 172502-1-087-2000

Owner of record: Montessori Country School

Lot size: 4.38 acres

Land use: Community and Educational / Educational Facility

2. Background

The Montessori Country School is a non-profit private school that is currently located on two
campuses. The school requests approval to expand the Arrow Point Drive campus in order
to serve the entire student population on one site. In 1990, the school received approval
from Kitsap County for a revision to an Unclassified Use Permit, approving two preschool
sessions per weekday with a maximum of 34 students per session, and an elementary
program with a maximum of 30 students (a total of 98 students).

b :

Vicinity Map

Project Site

Zoning
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3. Zoning and Comprehensive Plan Designation: The subject property is within the R-1 district
and the Open Space Residential (OSR-1) designation. The properties to the north and east
are also zoned R-1 and the Comprehensive Plan Designation is OSR-1. The properties to the
west, across Arrow Point Drive, and to the south are zoned R-0.4 district and the
Comprehensive Plan designation for these properties is OSR-0.4.

4. Existing Development: The property contains a private school campus with a school building
and associated development including a parking lot and playground. The property to the
north is undeveloped. The property to the east contains single-family residential
development. The property to the west is a public park (Battle Point Park). To the south,
both properties contain single-family residential development.

5. Access: Vehicular access is provided from Arrow Point Drive via a one-way loop.

6. Soils and Terrain:

Site soils are composed of ice-contact deposits overlying Vashon till. The existing school
building, parking lot and playground are located in the southwest portion of the site and the
existing septic system is located in the southern portion of the site. The remainder of the
site is heavily wooded with second growth forest.

The topography of the west third of the site is relatively flat. The remainder of the site
slopes from west to east with inclinations ranging from 10 to 40 percent.

A small area in the middle of the site contains a slope that exceeds 40 percent. The area has
no individual section greater than ten feet in height. The geotechnical reconnaissance
indicates that this slope is relatively stable, no groundwater seepage was observed, and no
adverse geologic strata sequence was evident. The geotechnical engineer concluded that
there are no geologically hazardous areas.

7. Public Services and Utilities:
a. Police: City of Bainbridge Island Police Department
b. Fire: Bainbridge Island Fire District
c. Water: On-site Well
d. Sewer / Septic: On-site Septic
e. Storm drainage: On-site dispersion is proposed for the east side of the site, and on-site
detention for the west side.

B. Comprehensive Plan Goals and Policies
1. Land Use Element
a. 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 2)
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2. Economic Element
a. Economic Element - Goal 1

Retain and enhance a diversified local economy. The City should embrace diverse and
innovative business opportunities compatible with the community and develop
programs to make Bainbridge Island an attractive location for those businesses.

The redevelopment provides for expansion of a private not-for-profit elementary and
pre-school educational facility.

b. Economic Element - Goal 5

Encourage a broad range of civic activities and organizations. Support the non-profit
sector of human and social service providers.

The school partners with One Call for All, an umbrella organization that provides
funding to over 100 Bainbridge Island non-profits. The school also supports Raising
Resilience, a non-profit which offers parenting education and resources, and lends
space to provide parenting classes that are open to the general public, as well as
meeting space for the Resilience Guild. Additionally, the school dedicates ten percent
of its budget to student financial aid.

Montessori Country School students and staff participate in a variety of community
service activities including food drives and visits to local assisted-living facilities. The
school provides volunteers for the Friends of the Farm annual harvest fair, an
educational event that celebrates local farming, and the Bainbridge Island Rotary Club
annual auction, an event that last year raised over $557,000 to fund local nonprofit
organizations, community service and international humanitarian projects and
vocational scholarships.

3. Cultural Element
a. Arts Education - Goal 2

Demonstrate commitment to quality arts education and lifelong learning by advocating for
comprehensive inclusion of the arts in our schools and community settings. Support a
comprehensive quality arts education program in the schools and the community.

The development provides for expansion of the existing music and art program. The
redevelopment affords a building dedicated to the fine arts, and the new commons
building provides room for music classes.

b. Humanities - Goal 7

Foster the spirit of community in which the richness of human experience is explored
and nurtured through ongoing analysis and exchange of ideas about the relation to self,
others and the natural world.

The school relies on the natural environment to address Montessori education
principles and methods. The Montessori program responds to individual stages of
child development by providing carefully prepared environments and experiences that
meet students’ needs.
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The project emphasizes outdoor spaces and the discovery of the natural world. For
example: The proposed development provides playgrounds with all-natural materials,
a campus with trails through a natural environment, and the school relies on its
proximity to Battle Point Park to further interaction with the natural environment;
Buildings are oriented to capture natural light and are designed to avoid competition
with the natural setting.

C. Public/ Agency Comment
Two public comments were received:

1. One commenter requested assurance that the well, septic and stormwater facilities are
adequate to serve the project and avoid impacts to neighboring properties and the shoreline.
Additionally, the commenter stated that there may be a small wetland in the woods on the
property south of the subject property.

As originally proposed, stormwater was directed to an off-site stormwater pond with outfall
to the Puget Sound; as this is prohibited in the Shoreline Master Program (largely because of
the category of aquatic environment), the applicant revised the stormwater plan. The City
Engineer finds that the revised plan 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 Health District approved the
application, and finds proposed water and septic facilities adequate to serve the
development. Staff observed no wetland on the neighboring property.

2. One comment stated that noise levels emanating from the children’s play area may potentially
impact telephone conversations held in a virtual office located within a residence which is
adjacent to the subject property.

The commenters’ residence was constructed in 2015. The existing play area on the subject
property is 170 feet from the commenters’ residence. No change to the play area or
playground equipment is proposed within 270 feet of the residence; the proposed
development adds a toddler lot located 270 feet west of the commenters’ home and two
play fields beyond that distance.

Based on the comment letter, current playground activities are not disruptive, but noise
levels resulting from the redevelopment could potentially impact the commenters’ business
conversations. As there is no change proposed to playground equipment or play area within
270 feet of the home, and additional equipment and play fields are proposed outside that
distance, one may reasonably conclude that the existing play area and equipment that lies
between 170 and 270 feet of the residence will support the same number of users
subsequent to redevelopment. Additionally, there is a vegetated swath 55 feet in width
between the play area and the commenters’ property, and an additional 25 foot width
vegetation buffer on the commenters’ property.

Noise levels exceeding 70 decibels are loud enough to be considered annoying, intrusive, and
interfere with telephone use. By comparison, the sound of a dishwasher is 80 dba at a
distance of 16 feet; 70 dba is the sound emanating from a freeway at a distance of 50 feet.
Noise levels of children on playgrounds can approach 115 dba, equivalent to the level of
noise experienced standing three feet from a power mower.!
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Decibel levels are reduced by approximately 6 dba for every doubling of the distance from
the noise source: At a distance 200 feet, sounds emanating from play areas are reduced to
less than 85 dba. The exterior walls of a home typically provide noise level reduction of 25 -
30 dba, reducing the sounds from the play areas to 60 — 65 dba inside the residence, the level
of noise typical for an office environment and below noise levels considered to interfere with
telephone conversations.?

The Kitsap Public Health District approved the application, and subsequent building permits
are subject to Health District approval. The Bainbridge Island Fire District approved the
project as conditioned. (Condition 4)

D. Land Use Code Analysis
1. BIMCTitle 18 Zoning
a. BIMC 18.09.020 Use Table

Educational facilities are conditional uses in the R-1 district, and shall be processed as
major conditional uses in residential zones (BIMC 18.09.030). Kitsap County granted an
Unclassified Use Permit to the Montessori Country School in 1990. The private school
serves preschool and elementary-age children. This application includes a request to
amend the existing Conditional Use Permit.

b. BIMC 18.12.020-2 Standard Lot Dimensional Standards for Residential Districts
i. Lot Size, Lot Coverage and Building Height Requirements

Minimum lot size is 40,000 square feet in the R-1 district, and minimum lot width is
80 feet. 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 district is 15 percent
provided, institutions located in residential districts may not exceed 50 percent of
the allowable lot coverage (i.e. 7.5 percent). Maximum building height is 30 feet.

The lot is 4.38 acres in size, and therefore meets the minimum lot size
requirement. The lot width well exceeds the required 80 feet. Proposed lot
coverage is 13,660 square feet 7.1 percent of lot area, and therefore meets this
requirement. All existing and proposed buildings are less than 30 feet in height.

ii. Setbacks

The front lot line setback is a minimum of 25 feet. The minimum side setback is ten
feet, and side setbacks must total 25 feet. The rear lot line setback is a minimum of
15 feet.

A portion of the existing school building that is less than 70 square feet in size
encroaches up to three feet into the side setback along the south property line.
All other existing or proposed structures within the setbacks such as fencing and
walkways are permitted setback modifications as provided in BIMC Table
18.12.040. All proposed buildings are well outside required setbacks.
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c. BIMC 18.15.010 Landscaping, Screening, and Tree Retention, Protection, Replacement

A 25 foot width full screen buffer is required along the perimeter of the property for
non-residential use in residential districts; this buffer may be averaged to provide not
less than a ten foot width to accommodate a unique situation, such as continuation of
an existing use. A 25 foot width partial screen is required along rights-of-way; this
buffer may be averaged to provide not less than a 15 foot width. The site must have at
least 40 tree units per acre following redevelopment (BIMC 18.15.010.G.4.ii).

Parking lots adjacent to the right-of-way must provide one tree for every four parking
stalls; a minimum of 30 percent of the trees must be evergreen. Deciduous trees must
be at least two-inch caliper and evergreen at least six feet high at time of planting.
Evergreen shrubs must be at least 18 inches in height at time of planting and spaced no
more than three feet on center to provide a continuous hedge. Evergreen ground cover
must be planted and spaced to achieve total coverage within two years. The parking lot
must provide a landscaped area at the end of parking aisles.

To protect retained vegetation within buffers, raingarden areas, and planting areas
which are larger than 400 square feet in size, the applicant must identify areas of
prohibited disturbance, generally corresponding to the dripline or critical root zone of
the trees as identified by a consulting arborist. A temporary five-foot high chain link
fence with tubular steel poles or “T” posts shall delineate the area of prohibited
disturbance, unless the Director approves use of a four-foot high plastic net fence as an
alternative, and the fencing must be posted with signage denoting the protection area.

Buffer averaging reduces buffer widths along the northwest and southwest from 25
feet to 15 feet in three locations for a total area of 7,650 square feet. Buffer widths
are increased along the northeast, southeast and east property boundaries to provide
a contiguous 35 foot width boundary, for a total area 8,700 square feet in size. The
averaging takes into account existing development within the required buffers,
including parking areas, a portion of a building, and fencing around the play area along
the south boundary, and provides for utilities along the north boundary.

The proposed development provides adequate parking lot and buffer landscaping.
The project is conditioned to identify areas of prohibited disturbance, and to
adequately protect those areas. (Conditions 1,5-8, 10 - 12)

d. BIMC 18.15.020 Parking Spaces Required

Elementary school must provide one space per 50 students and one space per employee.
Parking lots must comply with State minimum requirements for handicapped-accessible
parking spaces. Above-ground parking lots exceeding the number of spaces required by
this section are not allowed unless approved by the Planning Commission.

The proposed development serves 146 students and 18 staff. The required parking is
21 spaces. The proposed parking lot provides 26 spaces, including one handicapped-
accessible parking space. Additionally, to accommodate all-school event parking, such
as an open house, the school has a parking agreement with the Bainbridge Island
Metropolitan Parks District to use the parking facilities at Battle Point Park which lies
across Arrow Point Drive.
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e. BIMC 18.15.030 Mobility and Access
i. Circulation and Walkways for Non-residential Development

Parking lots and driveways shall provide well-defined, safe and efficient circulation for
motor vehicles, bicycles and pedestrians. Entrances from the right-of-way, ends of
parking aisles and the circulation pattern shall be defined by landscaped areas with
raised curbs. Pedestrian walkways should be provided around buildings to assure safe
access. Internal walkways shall be surfaced with nonskid hard surfaces, meet
accessibility requirements and provide at least five feet of unobstructed width.
Walkways that cross driving lanes shall be constructed of contrasting materials or
maintained painted markings. Walkways must be curbed and raised six inches above
adjacent vehicular surface grade, except where the walkway crosses vehicular driving
lanes or to meet accessibility standards.

The project provides pedestrian access from Arrow Point Drive through the
parking lot and an additional pedestrian access from the parking lot, both
connecting to the internal sidewalk that fronts the buildings. A dedicated drop-off
/ pick-up lane allows students to exit directly onto the internal sidewalk, avoiding
interaction between students and vehicles in the parking lot. Walkways and decks
provide pedestrian connectivity between buildings.

The project conditions provide appropriate curbs, walkway dimensions and
surfacing. As determined by the City Engineer, the streets and pedestrian ways that
serve the site are well-defined, safe and efficient. (Conditions 3, 4, 13 - 15)

ii. Bicycle facilities

The development must provide one bicycle space for every five vehicle parking spaces,
with a minimum of four spaces provided for each parking lot.

A bicycle rack is proposed on the southeast side of the parking lot. Based on the
number of vehicular parking spaces, six bicycle spaces are required. The project is
conditioned to provide six bicycle spaces at a minimum. (Condition 9)

f.  BIMC 18.15.040 Outdoor Lighting

All outdoor lighting must result in no light trespass. Outdoor lighting must be shielded
and aimed downward, with no escaping direct light permitted to contribute to light
pollution by shining upward into the sky or onto adjacent properties. Spotlighting on
landscaping and foliage is limited to 150 watts incandescent (2,220 lumens output).

Outdoor lighting is proposed on buildings and along walkways. As proposed, the
lighting meets regulations. The project is conditioned to demonstrate compliance
with these regulations at time of building permit application. (Condition 16)

g. BIMC Chapter 18.18 Design Guidelines
The project is subject to the General and Commercial and Mixed Use Guidelines.

The Design Review Board reviewed the proposal and unanimously recommended
approval.
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i. Site Design. Create small parking clusters connected by vegetated landscaping and
pedestrian walkways. Parking lots should be located behind or to the side of
buildings. Pedestrian walkways should offer connections to adjoining properties.
Exterior lighting should not exceed 14 feet in height and should incorporate shields.
Trash containers should be shielded from view.

The redevelopment provides a 25-foot width vegetated buffer from Arrow Point
Drive, and the parking lot lies between the buffer and the buildings, which are set
back at least 80 feet from the right-of-way. Parking facilities are located in a
manner that provides appropriate separation between vehicular traffic and the
campus. The parking lot is comprised of grouped spaces which are separated by
landscape areas.

Pedestrian walkways provide internal connection between the buildings and
between the parking lot and the buildings. The development provides numerous
outdoor spaces, including playgrounds, play fields and trails; while most are
oriented behind the buildings to serve the student population, one courtyard
features prominently in front of the buildings and is the terminus of the
pedestrian walkway connection to Arrow Point Drive.

The proposed outdoor lighting appears to meet design guidelines, and the project
is conditioned to demonstrate compliance with regulations at time of building
permit application. Trash containers are located in the southeast corner of the
parking lot and the proposed screening appears to meet design guidelines; the
project is conditioned to demonstrate compliance with this guideline at time of
building permit application. (Conditions 9, 17)

ii. Building Design. Buildings should utilize elements such as massing, materials,
windows, canopies, and pitched or terraced roof forms to create a visually distinct
base and cap. Building materials and patterns should be varied to produce
variations in texture. Building elevations shall be vertically and horizontally
modulated to avoid massive scale. Facades facing public ways shall incorporate
setbacks or articulation, and shall include features such as columns or recessed
entries. Blank walls shall not be visible to public spaces. Building designs should
respond to nearby buildings by using shared elements, materials or massing.
Principal entrances should be visually prominent and incorporate elements such as
setbacks, recesses, and porches. Rooftop mechanical equipment should be
concealed by and integrated within the roof form.

The architect’s goal is to create a campus that exemplifies environmentally aware
building practices and design. Buildings are oriented to capture natural light and
provide views of the outdoors. Building materials include natural wood siding,
corrugated metal, cement board, recycled wood trim and decking and reclaimed
timber. All buildings are single story, and no blank walls are proposed. Covered
walkways, porches and canopies afford protection from the elements. The
visitors’ entrance to the campus is located within the office / commons building;
the walkway from the parking lot leads to this entrance, and the entrance is
prominently marked with signage. No rooftop mechanical equipment is proposed.
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2. BIMC 2.16 Decision Criteria

This staff report shall be considered the written findings of fact and conclusions of law for
Site Plan and Design Review and Conditional Use Permit. As conditioned, the development
meets the decision criteria for approval:

a. BIMC 2.16.040.E Site Plan and Design Review — Decision Criteria

i. The site plan and design is in conformance with applicable code provisions and
development standards of the applicable zoning district.

A portion of the existing school building encroaches into the side setback and is
legally non-conforming to required setbacks. The project meets required lot size
and lot coverage and building height requirements. Landscape buffer widths are
averaged as provided in BIMC 18.15.010, and where necessary, the project is
conditioned to specify vegetation protection. The project provides adequate
parking facilities, including overflow parking for events. The redevelopment is
conditioned to meet applicable design guidelines, and is conditioned to meet
lighting regulations. (Conditions1,5-8,9-12, 16, 17)

ii. The locations of the buildings and structures, open spaces, landscaping, pedestrian,
bicycle and vehicular circulation systems are adequate, safe, efficient and in
conformance with the Non-motorized Transportation Plan.

The project is conditioned to provide a shoulder facility along Arrow Point Drive as
required in the Non-motorized Transportation Plan. The City Engineer finds that
as conditioned, the project provides adequate circulation systems and is
consistent with the Non-motorized Transportation Plan. (Condition 3)

iii. The Kitsap County Health District has determined that the site plan and design
meets the following decision criteria: The proposal conforms to current standards
regarding domestic water supply and sewage disposal.

The Kitsap Public Health District approved the proposal.

iv. The City Engineer has determined that the site plan and design meets the following
decision criteria: The site plan and design conforms to regulations concerning
drainage in BIMC 15.20 and 15.21; The site plan and design will not cause an undue
burden on the drainage basin or water quality and will not unreasonably interfere
with the use and enjoyment of properties downstream; The streets and pedestrian
ways as proposed align with and are otherwise coordinated with streets serving
adjacent properties; The streets and pedestrian ways as proposed are adequate to
accommodate anticipated traffic; The site plan and design conforms to the “City of
Bainbridge Island Engineering Design and Development Standards Manual”.

The City Engineer finds that, as conditioned, the project 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 stormwater management plan is prepared by a licensed
professional engineer in accordance with BIMC 15.20. On-site stormwater is
managed through dispersion, infiltration and detention. The applicant’s model
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demonstrates that surface and stormwater that flows off-site mimics pre-
developed, forested conditions. The stormwater management system must be
monitored and maintained as required in BIMC 15.20 / 15.21.

The traffic impact analysis provides adequate information to demonstrate that the
impact of development passes the concurrency test (BIMC 15.32.020), and the City
Engineer issued a Certificate of Concurrency. The streets and pedestrian ways are
coordinated with streets serving adjacent properties and are adequate to
accommodate anticipated traffic. As conditioned, the project conforms to the City
Design and Construction Standards and Specifications manual. As conditioned,
the City Engineer recommends project approval. (Condition 3)

v. The site plan and design is consistent with applicable design guidelines.
The Design Review Board recommends approval of the project as proposed.
vi. No harmful or unhealthful conditions are likely to result from the proposed plan.

Adequate provision is made for the public health, safety and welfare, and public
use and interest. The project is conditioned to ensure adequate access, including
emergency services, water, septic, and stormwater facilities. (Conditions 3 - 8)

vii. The site plan and design is in conformance with the comprehensive plan and other
applicable adopted community plans.

The project provides for expansion of a not-for-profit educational facility which
includes an arts education program and fosters appreciation of the natural world.

viii. Any property subject to site plan and design review that contains a critical area or
buffer conforms to all requirements of that chapter.

The site is unencumbered by critical areas or their buffers.

ix. Any property subject to site plan and design review that is within shoreline
jurisdiction conforms to all requirements of that chapter.

The property is not within shoreline jurisdiction.

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

The purpose of Site Plan and Design Review to establish a comprehensive site plan
and design review process that ensures compliance with the adopted plans,
policies, and ordinances of the City. This application for Site Plan and Design
Review permit is reviewed consistent with the adopted review process to ensure
compliance with current plans, policies and regulations.

b. BIMC 2.16.050.D Conditional Use Permit — Decision Criteria

i. The conditional use is harmonious and compatible in design, character and
appearance with the intended character and quality of development in the vicinity
of the subject property and with the physical characteristics of the subject property.
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The school is located on a 4.83 acre property that is across the street from a public
park. The proposed buildings are single-story, and designed to complement the
natural setting.

ii. The conditional use will be served by adequate public facilities including roads,
water, fire protection, sewage disposal facilities and storm drainage facilities.

The City Engineer finds that the streets and pedestrian ways are coordinated with

streets serving adjacent properties and are adequate to accommodate anticipated
traffic. The project is adequately served by roads and storm drainage facilities. As
conditioned, the City Engineer recommends project approval. (Condition 3)

The Health District finds that the project is adequately served by water and
sewage disposal facilities. The Fire Marshal finds that as conditioned, the
development provides adequate fire protection facilities. (Condition 4)

iii. The conditional use will not be materially detrimental to uses or property in the
immediate vicinity of the subject property.

The school has been located on the property for over 25 years, and as conditioned,
expansion of the existing use will not be materially detrimental to uses or
property in the immediate vicinity of the subject property.

iv. The conditional use is in accord with the Comprehensive Plan and other applicable
adopted community plans, including the Non-motorized Transportation Plan.

The redevelopment is in accord with economic and cultural goals contained in the
Comprehensive Plan. The project is conditioned to meet Non-motorized
Transportation Plan requirements. (Condition 3)

v. The conditional use complies with all other provisions of the Bainbridge Island
Municipal Code.

The project complies with all applicable provisions of the municipal code as
discussed in Section 1.D.2.g. of this report.

vi. All necessary measures have been taken to eliminate or reduce to the greatest
extent possible the impacts that the proposed use may have on the immediate
vicinity of the subject property.

The project is conditioned to take special care to protect retained trees and
vegetation within buffers. The original proposal was modified to provide
improved vehicular circulation and to keep car traffic from backing up on Arrow
Point Drive, to provide a student pick-up / drop-off area segregated from vehicular
traffic, and to provide overflow parking. (Conditions 5 - 8)

vii. Noise levels shall be in compliance with BIMC 16.16.020 and 16.16.040.A.
All development within the City is subject to noise limitations in BIMC 16.16.

viii. The City Engineer has determined that the conditional use meets the following
decision criteria: The conditional use conforms to regulations concerning drainage
in Chapters 15.20 and 15.21 BIMC; The conditional use will not cause an undue
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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 as proposed align with and are otherwise coordinated with streets serving
adjacent properties; The streets and pedestrian ways as proposed are adequate to
accommodate anticipated traffic; If the conditional use will rely on public water or
sewer services, there is capacity in the water or sewer system (as applicable) to
serve the conditional use, and the applicable service(s) can be made available at the
site; The conditional use conforms to the “City of Bainbridge Island Engineering
Design and Development Standards Manual,” unless the City Engineer has approved
a variation to the road standards in that document based on his or her
determination that the variation meets the purposes of BIMC Title 18.

The City Engineer finds that, as conditioned, the project 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 stormwater management plan follows BIMC 15.20 and utilizes
on-site dispersion, infiltration and detention. Post-development off-site flows
mimic pre-developed conditions. Ongoing monitoring and maintenance is
required once the stormwater facilities are place (BIMC 15.20 / 15.21).

The traffic impact analysis demonstrates that the project passes the concurrency
test, and the City Engineer issued a Certificate of Concurrency. The streets and
pedestrian ways are coordinated with streets serving adjacent properties and are
adequate to accommodate anticipated traffic. Water and septic systems provide
adequately for the site and as conditioned, the project conforms to the City Design
and Construction Standards and Specifications manual. As conditioned, the City
Engineer recommends project approval. (Condition 3)

ix. A conditional use may be approved with conditions. If no reasonable conditions can
be imposed that ensure the application meets the decision criteria of this chapter,
then the application shall be denied.

The project is conditioned to ensure compliance with all applicable regulations
and address environmental impact. (Conditions 1 — 18)

x. Additional Decision Criteria for Institutions in Residential Zones:

a) All sites must front on roads classified as residential suburban, collector or
arterial on the Bainbridge Island functional road classification map.

The property fronts Arrow Point Road, classified as a collector road, and
therefore the site meets this requirement.

b) If the traffic study shows an impact on the level of service, those impacts have
been mitigated as required by the City Engineer.

The City Engineer finds the traffic study shows an acceptable level of service
impact with the conditional use and issued a certificate of concurrency.

c) Ifthe application is located outside the Winslow Study Area, the project shall
provide vegetated perimeter buffers in compliance with BIMC 18.15.010.
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The site is outside the Winslow Study Area. As provided in BIMC 18.15.010,
buffer averaging is utilized to reduce the buffers to the minimum allowed
width of 15 feet in three areas in the northwest and southwest portions of the
lot, and the buffer width is increased from 25 feet to 35 feet along the
northeast, southeast and east property boundaries.

d) The proposal meets the Commercial / Mixed Use Design Guidelines.

Compliance with the Commercial / Mixed Use guidelines, is discussed in
Section D.1.f of this report above. The Design Review Board unanimously
recommends approval of the project. (Conditions 9 - 17)

e) The scale of proposed construction including bulk and height and architectural
design features is compatible with the immediately surrounding area.

The buildings are single story and incorporate various materials designed to be
compatible with the natural setting.

f) If the facility will have attendees and employees numbering fewer than 50 or an
assembly seating area of less than 50, the Director may waive any or all of the
additional decision criteria requirements for institutions in residential zones.

This criterion is not applicable, as there are more than 50 students and staff.

g) Lot coverage does not exceed 50 percent of the allowable lot coverage in the
zone in which the institution is located.

Maximum lot coverage in the R-1 zoning district is 15 percent; institutions
including religious facilities may not exceed 50 percent of the allowable lot
coverage (i.e. 7.5 percent). Lot coverage is approximately 13,660 square feet,
or 7.1 percent of the lot area, and therefore meets this requirement.

Il. Conclusions

As conditioned, the proposed development is consistent with the Comprehensive Plan and zoning
regulations. The project meets the decision criteria of BIMC 2.16.040 Site Plan and Design Review
and BIMC 2.16.050 Conditional Use Permit.

Appropriate notice of application was made and comments were considered. The application is
properly before the Planning Commission for recommendation to the Hearing Examiner.

A land use permit automatically expires and is void if the applicant fails to file for a building permit
or other necessary development permit within three years of the effective date of the permit unless
the applicant has received an extension for the permit in accordance with BIMC 2.16.020.2.

Footnotes:

1 World Health Organization. Children and Noise. http://www.who.int/ceh/capacity/noise.pdf n.d. Accessed
December 20, 2016.

2 Metropolitan Airports Commission. Aviation Noise & Satellite Programs Office. Tips for Insulating Your Home
against Aircraft Noise. https://www.macnoise.com/sites/macnoise.com/files/pdf/tips.pdf n.d. Accessed
December 20, 2016.
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Maw Primacy Duplex (buikding 2) 2,12 s, floor area, Cnd story.
Twa primary schoal clasarcams. 48 shudents, 4 tezchers. A-12 PARTIAL SITE PLAN >
New Admin & Mulfipurpcas (building 3): 1.704 of. floar area. Ona stary. A-1.3  SITE PLAN WITH ROOF PLANS [. 4
Receplian, Office ard Cammons Room. No siudents, 2 admin.
P A4  SITE SECTIONS -
New Elemartary Duplox (bullding &)r 2.744 sf. floer area. Ona story.
“Twa elamenmary schaal classrmoms and entry vestibule, 48 studam, 4 leachers. A-18  SITELIGHTING PLAN Z w
Now At Clasaroom {ouilding §f: 640 f. fioor area. One stary. A-18  SITE PERSPECTIVE - SOUTHWEST 2 @
Artclassmpm z
A-1.7  SITE PERSPECTIVE - SOUTHEAST © - 4 3
Futura Classroom {buikding 8): 980 . floor area, Ona stary. (%]
Futare elementary sehool clasaroom. 16 sludants, 2 teachara, A-18 PERSPECTIVE VIEWS (o] i3
Water Building: 143 51 floor area. A-19  WATER BUILDING & TOTER ENCLOSURES & FENCE DESIGN -0 ¢=
o
FENCING PLAN: A-1.10 MATERIALS & COLORS o« T : i_:‘
Kindergarten ouldoor play area will hava 8 perimeter woed fenca. 2
Preschool autdoor play areas will be defined by & combination ot wire fenca, wood fance and landscape hedge. LA LANDSCAPE AND TREE RETENTION PLAN o Q < 5
Sea Landscape Plan for locations. LIPS
L-2 LANDSCGAPE AND TREE RETENTION PLAN v -+
NOISE CRDINANCE GOMELIANCE -
~Between the nours of 10 and 7&m, no Noise wili be genersted from Ihe school she ] CivIL - GRADING PLAN w a
- Between the hours of 7am and 10pm, schoot activity noise favals shalf nof excesd 55 dBA In general, or 80 dBA for a lotal of 15 -
minutas In eny one-hour perlod, BS B for a otal of S minutes in any one-hour paried, 70 dBA for a total of 1.5 minutas In any c-2 Civil - UTILITY PLAK =
e-h jod.
et e A2t  PRIMARY GLASSROOM BUILDING - FLOOR PLAN Zz
A-22 PRIMARY CLASSROOM BUILDING - ROOF PLAN & BUILDING SECTION o
A-2.3  PRIMARY CLASSROOM BUILDING - ELEVATIONS E
A-31  OFFICE & COMMONS BUILDING - FLOCR PLAN
A-3.2 OFEICE & COMMONS BUILDING - ROOF PLAN & BUILDING SECTIONS
A-3.3 OFFICE & COMMONS BUILDING - ELEVATIONS
A<44 ELEMENTARY CLASSROOMS BUILDING - FLOOR PLAN COVER
A-4.2 ELEMENTARY CLASSROOMS BUILDING - CONTINUATION OF FLOOR PLAN SHEET
A-4.3 ELEMENTARY CLASSROOMS BUILDING - ROOF PLAN & BUILDING SECTIONS PROJECT
A-dd ELEMENTARY CLASSROOMS BUILDING - ELEVATIONS INFORMATION

ABA  ART BUILDING - FLOOR PLAN, ROOF PLAN & BUILDING SECTION
A-52  ART BUILDING - ELEVATIONS
A64  FUTURE UPPER ELEMENTARY CLASSROOM BUILDING - FLOOR PLAN

FUTURE UPPER ELEMENTARY CLASSROOM BUILDING - ROOF PLAN &
BUILDING SECTION

A3 FUTURE UPPER ELEMENTARY CLASSROOM BUILDING - ELEVATIONS
E-11  EXISTING SCHOOL FLOOR PLAN

E-1.2 EXISTING SCHOOL WEST & SOUTH ELEVATIONS

E-1.3  EXISTING SCHOOL EAST & NORTH ELEVATIONS
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City ot Bainbridgelsianci

JUL 11206 ity of Bairbridgelsland
#B11 Flamingang GlyorSawtigeloa

NFORMATION REEEWERHOR g
PERMIT UNDER REVIEW CommunityDevelopment

If the permit has been issued, please use form #B107-Revise Approved Set of Plans.
Section 1 —Contact Information

Applicant Name: ‘7bd\o HanleAt Arda '1Lf,<.:h

Permit Number:  PLN (74677 $ER Assessor Tax Parcel # | 726010-[-087-7 000
Contact Name: 1 randon H"E".f,’/ [Zyss Meled Phone Number: _2.06. 847-1355

Section 2 — General information

Please provide a complete, deta_iled description of the submitted information:

K/;:A(a-{he/ sheet A-O o c/fw(u, [of Cavr}f&qe calcufaton and propos sed
bv:/dffmf £ocr area g ove Faofﬁﬁé' /Jr;”/f Kelly Jagors P’“@?Vc’/f%u

Are two sets of the revised plans or addendum indicating the changes included? YE-‘SJZ No: ]
Are the revisions clearly and accurately identified on the plans or addendum? Yes: JZ No: []
Does the plan contain an engineer’s or architect's lateral or vertical analysis Yes: [J No: lZf

v If yes, provide plans and calculations approved by the architect and/or
engineer. Please provide one set with an original wet stamp and
signature of the architect, engineer, or both.

Does the proposed revision modify the footprint or location of the structure? Yes: [] NOZJZ/

v If yes, a revised site plan, drawn to scale, must be included with this
request which has been approved by the Health District.

Does the proposed revision change the total number of bedrooms? Yes: | No:/r_‘-'i

v [f yes, provide Kitsap Public Health approval for increased bedroom load
on septic system.

Applicant’'s Signature: \/ 44/1 . Date: 0 7-//- (O

J/W

City of Bainbridge Isiand Planning and Community Development Phone: (206) 842-2552
280 Madison Ave. N. Fax; (208) 780-0955
Bainbridge Island, WA 98110 Revision Date: 9/26/2014

www bainbridgewa.gov Page 1 of 2



EXISTING STREETSCAPE VIEW LOOKING EAST FROM ARROW POINT DRIVE
NotToScale

SUBJECT PROPERTY

EXISTING SCHOOL BLDG.

CONTEXT SITE MAP
NotToScale

(E)TRAIL

(E)EXIT

(E)ENTRANCE

(E)SCHOOL BLDG.

DATE:

HAMLET
I TECTS
AIA

Russell Hamlet

206.842.7355
www.studiohamlet.com

10583 Manitou Park N.E.
Bainbridge Island, WA 98110

10994 Arrow Point Drive NE
Bainbridge Island, WA
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WALL COLLECTION

Bowman 6 Wall ‘=

DESCRIPTION
The soft silhouette of classic table lamp shades is referenced 6"
and transformed into a sleek LED wall sconce fixture suitable 152 mm o
for both indoor and outdoor applications. The Bowmana€™s
die-cast metal body houses a powerful LED light source for -
plentiful illumination on even the darkest of nights. Includes 35 l 75" J l 9"
191 mm 229 mm o

watt, 2270 net lumen, 3000K LED module. Dimmable with low-
voltage electronic dimmer. Mounts down only. Suitable for
outdoor use.

INSTALLATION
This product can mount to either a 4" square electrical box with
round plaster ring or an octagonal electrical box (not included).
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3.4lb/1.54kg
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Buffer Screening Requirements Tree Retenti i - N
;rr:set:lr ::nt'aiz?:r'; ?etra-tegifs : nd Limits of Construction: Full Screen Buffer: lon Req uirements Plant Schedule: : : 10/6115 | PRE-APP SUBMITTAL
ncing at edges of cleari imi : ; 3 ' ) : o v
Install temporary fencing ar gd h earing to demark the limits of construction. Perimeter for full screen equals 1875 lineal f Total Site Acreage: Botanical Name/ i iti i 21710 DROPREATP SuBTAL
in the constructi g around the drip line of all trees and tree stands to remain Tree requirement (1875 divid eet Tree retenti ; . 4.42 acres Key Quan. Common N Size/ Condition/  Native - ; '
from the ri;:l ;zgszg??eg?ﬁ °tra"Y ftel'lcing is intended to keep equipment away Ivided by 10) 187 retention units required (4.42 times 40); 176.8 units . ame Spacing 61516 | CUPISPR SUBMITTAL
at are to remain. o s . == S,
: . Existing trees in full screen buff Units retai i i Trees: (
. - er zone: retained (not including existi i
Vegetation Clearing Strategies: New native evergreen trees provided: 82 Existing trees in tree standsg (438 ':r?itgiei |2n b uffer zones): ' Ac 23 Acer circinatum/ 6'-8' ht., B&B nati
Esg" °tv e;he stumps of all trees that are removed. Leave all native vegetation New native deciduous trees provided: | ?3 2 °25:6 Vine Maple multi-stem anve
isturbed beyond limits of clearing. Salvage all sword ferns in constructi . Total full screen buffer native trees: =& Total tree units of retained trees: - AP > Acer paimatum 'Seiryu’/ 1,5" cal
Heal ferns into topsoil in a shaded area with access to water and wats ruction zc_ans,, : « 187 rees: i 525.6 : ‘ Seiryu Japanese Maple =" cal., BaB
‘until they can be relocated i nti er as require ‘ Sh i i { : : AT ! .
be relocated in the drainﬁek:i1 g:-:ae‘gﬁﬂ??tt g%nasr;?lsészSt of,the_ stockpiled ferns shall rub requirement (1875 d'v'dEd by 4): 469 ' \ ' ° Qgir Zn{nca;um Norwegian Sunset/ 2" cal., B&8 o = g
- below ; ) - Any clearing that is required . ’ ‘ ' wegian Sunset Maple o3 B% S
trees that are designated to remain shall be done by hand. ge_wt_natnve evergreen shrubs provided: 182 CD 20 Calocedrus decurrens/ 5'-6' ht.. B&B native S B ;3 3 2 % .i
. . xisting native evergreen shrubs i Incense Cedar N m 2 &
Topsoil Protection an i . . g shrubs in buffer zone: ini 8= 8% J%
Strategies: d Reuse Strategies and Native soil Amendment Total full screen buffer evergreen shrubs: W CK 6 Cornus kousa 'Chinensis'/ 1.75" cal.. B&B o 2= ¢ S
S v topsoll f o inimum ; Chinese Dogwood o o< 82 &3
areas This toocol psoil from all building sites and from below parking and driveway ‘ cM 3 Cornus mas/ 2o w8 88
. This topsoil can then be amended by mixing in screened co i Partial i 175" cal., BAS 8 &y Wt
1/3 compost to 2/3 stockpiled topsoil. This amended nati d compost at a ratio of artial Screen Buffer: A Cornelian Cherry 8 »% ¢ §
new planting areas at a depth of 6”. ive soil shall be spread on all Perlmeter_ for partial screen equals 316 lineal feet « co 11 Chamaecyparis obtusa 'Gracillis'/ 5'-6' ht., B&B R ‘ g 5 g g 8%
Tree requirement (316 divided by 20) ' Slender Hinoki Cypress ’ C§ RE *E
w:nting Times and Muiching: 16 M 4 Malus 'Spartan’ and 'Melrose'/ 2" cal., B&B 3" 2 &
enever possible schedule the planting between th Existingevergreen trees in partial ate season Apples ) =
= _ : hs of October and M : ! partial screen buffer zone: : : ;
avoiding any perio € mOpt and May New nativ . 34 PO 1 i
placemgnt g’fl; : i Igf\tOf freezing weather. Landscape Architect shall approve the ! Total art_eldEClduous trees: ) glcea, omorika/ 5'-6' ht., B&B
compost mulch aFf)’cer ;l ;r;:c_)r to planting. All planting beds shall be muiched with 2” of partial screen buffer native trees 35 ' PP 1 perblan Spruce
. nting. , arrotia persica/ 1.75"
. ) . cal., B&B
trrigation: Shrub requirement (316 divided by 5) 63 TE Persian Ironwood
' L 35 Thuja plicata 'Excelsa'’/ .
Provide d igati : . 5'-6' ht., B&B i
curface Iegzi:;ligt;ﬁr; tt?aall new planting areas. The feeder lines can be on the Ne‘w 'natlve evergreen shrubs provided: Excelsa Cedar . near native
lines around the buildirl:\,gsn Sa(;rl:i:lhe :ra:jte:-n edge of the property. All drip irrigation Existing native evergreen shrubs: 58 minimum5 ™ 23 Thuja plicata/ 5'-6' ht., B&B native
The irrigation shall be used the ﬁrgs’t two z:%r?\:eerzso?\h:"vvzza“ﬂ; d below the mulch. Total partial screen buffer evergreen shrubs: 63 minimum estern Red Cedar -
only during periods of prolonged drought. y basis and after that : Shrubs: w 7
T b e ] c
T S ] - o AU 11 ' ; - > 9
.. o e ) Arbutus unedo 'Compacta'/ 5 gal. cont. near native - Z 4
TN Yy , - y B Compact Strawberry Tree r 3= s
) O e a2 P S vt R v ' - " 39 Buxus m. japonica ‘Winter Gem'/ 2 gal. cont. v 2% ¢
Z M @ 20'¢ 50"M YN }»»\j”‘{ i WMﬁﬂWVWWf ‘\V/‘/ 7/3,«{*(’ Nl Y o o g Winter Gem Boxwood < ey S o b
@ 20" @ L ] ,3' e g R e A e A e i e e AR AT e e e ~ 2 Fatsia japonica/ 5 gal. cont 1 we £3og
) A 2"t ) % / f% Japanese Aralia ) T E a IR
.... W w i :
v B $0F- BEEN- ) %H‘ V% e ? FR 10 Farges.Ia rufa/ 2 gal. cont. _T gm0
[ E 7# 2% (tmma&%—p o / J/ ® Z ) Clumping bamboo o= £Ti3
| AVERRGING ﬁ‘mumwrzﬂw) wo 3 Witch Hazel ht., B&B _ e g e
2417, | @ ; B0 - /\\ HQ 4 Hydrangea quercifolia/ 5 gal. cont [a) V= ® E 4
P . | i{, @ 28, 240 a /// ~ L Oakleaf Hydrangea ' ' (4 “ pig g
30'L & @ @ 9 / \ 41 Lo.mcera pileata/ 1 gal. cont. - ~a
. s . -y i, / \ A Privet Honeysuckle - <
h 495~ — 8 . 20, @ :i \ \ >9 _l\'fla:homa aquifolium/ 5 gal. cont. native
.. : : A0y j \ all Oregon Grape 17,
% . @ . [ L | \ ' MC ‘ 2 Myrica californica/ 5 gal. cont .
| fi) \ \ . . Pacific Wax Myrtle B . native
g v - ,
|4k 5’ M 16 Miscanthus sinensis 'Morning nght'/ 5 gal. cont
P 0’; MS 23 ::llol:nmg Light Maiden Grass .
,,,,, N i ), ahonia eurybracteata 'Soft Caress' '
- J?s,zwzuﬁx NG CADITINS catail” PRIkERILY oF & R - Soft Covees Drogon Grame T eSS 1 galcont
A D % T UNV%':‘C%?T WiTh HIWALER ERRY ) SWRD FERH e 3 « 2 41 Nandina domestica 'Gulf Stream'/ 5 gal. cont
. Al STORY, No WATIVE VEGETATIA 2HALL ® 1 PF Gulf stream Heavenly Bamboo o
f%» VED, BXACT L&K«,&Twﬂ Vish N“f:w SCREENIN/ Tﬁ f,2 32 Potentilla fruticosa 'Gold Star'/ 1 qal
?7 U% /“fﬂaﬁd . BE PETERM] TE £ =B , o Gold Star Cinquefoil gal. near native
Z&‘\lE@ AS NVWL MM? m “ WT(’Q INFLL ‘ V / “1o! ’"Wl = | fj/)\ PM 197 Polystichum munitum
MT Mf N %UFH F) ﬂ/? ?{ WH—%*E NO A ﬂﬁ&;&L - ' : - VﬂL T?Y ;5\ F—N ) Sword Fern / 1 gal. cont. native >
4/ X el e ZONES. |4 INDICATED (T 16 PECAUSE = &M T j/ PO 96 Prunus laurocerasum 'Ott: ' (-4
ﬂﬁm N&Eﬁ&w\% "‘;‘T/ LA RN ,A\uﬁ‘a&p\f‘ T.sx LT WH—; r{ N ’-‘\T YE 244 5 Otto L o Luyken'/ 24"-30", B&B
SAND U LS VEAETATIN 3 e Dwarf Laure -
UTLINS . o RM 18 Rhodod
o odendron macrophylium/ 5 gal. cont i
R Coast Rhododendron T native Z "
. 6 Ribes sanguineum/ pd
%’A oA Red Flowering Currant > gal. cont. native = o
41 Symphoricarpos albus/ 2 gal. ¢ : @ e
20"A 20'0 ve SnOVflberry : gal. cont. native - 5 <
(] 19 Vaccinium c. 'Liberty’ and "Elliot'/ 5 gal. cont © O ;
Vo Late season Highbush Blueberries ' -
20 3 Vaccinium ovatum/ — - =
Evergreen Huckleb  gal. cont. native O ‘g o
RH ckieberry o -
J 1 Relocated Hamamellis L 3%
0 =
Groundcover/Perennials: O @) : 'g
CE 3 Carex osh. 'EverColor Everest'/ 1 gal. cont @ v =
I Evercolor Everest Sedge gal. cont./ v -
cop 16 Carex opnupta/ 18" on center w Yy
Slough Sedge ; 4%al. cont./ native e
EF 40 Epimedium p. 'Frohnleiten'/ 1 a?n center -
Frohnleiten Barrenwort 24?. - cont./ Z
EG 8 Erica darleyensis 'Goldrush'/ 1 a(I)n oty
» Goldrush Heath > 4?, o.ncgg:t/ O
: . e
X 75 i:;c; da'rleyen5|§ Kramer's Rote'/ 1 gal. cont./ ' >
M 2 M,Z\ 2 GM 33 GeraneiL:nerlgcY’Vc;:::i;:ri?th 18" on center
_ . 1 gal. cont./
Cranesbill
. GS 612 Gaultheria shallon/ 18" on center
w4 Salal 4 .POt/ native
HO 22 Helleborus orientalis/ 24" on center
4, ) Lenten Rose 1893" cont./ - S
' S 54 Liriope spi ' on center ,
s picata/ " | ,
9, Creeping Lilyturf js.fmt/ ‘ LANDSCAPE
! EMA ./ : MR 92 Mahonia repens/ 1 ga?ncge:t/er AND TREE
” Creeping Oregon Grape 2 cont/ native
P@M;A\BYANP Vo ; NW 15 Nepeta f. 'Walker's Low;/ i4 clm center RETENTION
PESERVE URXINFIELD - a j}, 06 180 g)Valker's Low Catmint 309"a0.ncg::.t/e . PLAN
: ! xalis oregona/
] . 4" pot/ B N [ — -
Redwood So P . native
] ‘ < ) g e _ Redwood Sorrel 18" on center
BB EYLL SONERN .5 5 36 Pachysandra terminalis/ 4vget/
@ “BIEEER (N RICED ) RC R o opge i6”on
T MEET BUEFER ' _2 i 54 Rubus calycinoides/ 4" pg:/center
_____ . P - - e - H
TAVERAGING PERY IREME T g R "G Creeping Bramble 4 24" on center native
:) 15 Rudbeckia fulgida 'Goldsturm’/ 1 gal
2y g, l_W ) S Black-eyed Susan 2 4€,’,a - cont./
l Q/D 25 Sarcococca h. humilis/ 1 ga(l)r]c::irt“:;e '
Sweet Box ) )
e AL A, A A T R M 108 Vinca minor 'Bowles'/ 24" on center
. Bowles Periwinkle 4 "pot/
—_— 24" on center
—_— Herbs RoS
. emary, Thyme, Oregano, Mint, Chives, Lavender
: Infill Existin '
o g ferns to be transplanted back i ‘
— e . after drainfield i i DATE
o N Add: Blechnum spicant/ Deer Fern ield installation. . _ JUNE 15,2016
LANDSCAPE AND TREE RETENTION PL el iclee/foamfover |
; ~ " native 0§ Bovmee—————
i - B DRAWN: ]
N PLAN P::Z:/ o Not shown-to be field located CM
‘ nials Narci.ssus/ Daffodils oo #1210
, :yaf:nntr?OIdes hispanica/ Spanish Bluebells SHEET:
0H4. 8_ 16—' 2 quillegia formosa/ Native Columbine . :
‘ native !
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