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EXECUTIVE SUMMARY
A Comprehensive Plan Amendment is a change to the City of Bremerton Comprehensive
Plan, the long-range plan used as a guide for the physical, economic, and social
development of Bremerton.
Comprehensive Plan amendments are processed on an annual cycle as allowed by State
Law. As the first step in this process, the City has invited the public to apply for proposed
changes until April 1st for this year’s amendment docket. After the docket has been
established with all the proposed amendments to be considered that year, the Bremerton
Planning Commission will provide a recommendation of the amendments to the City Council
who will make the final decision.
Two amendments are included for the Planning Commission’s consideration in 2019. One
proposed amendment is a City-initiated item, and the final proposed amendment has been
submitted by the public. Amendments to the City’s Comprehensive Plan are regulated by
Bremerton Municipal Code 20.10 which outlines the process and criteria of approval.
This workshop’s intent is to summarize the Comprehensive Plan proposed amendments for
the 2019 annual Comprehensive Plan docket, process and anticipated schedule.
ORDERS OF THE DAY:
Provide direction to Staff on proposed Comprehensive Plan amendments and provide
feedback on the anticipated schedule and any questions regarding the process or
amendments
ATTACHMENTS:
• Attachment A: Map of Proposal #2 received from application materials
• Attachment B: Narrative of Proposal #2 received from application materials

DECISION CRITERIA FOR COMPREHENSIVE PLAN AMENDMENTS
The City of Bremerton’s Comprehensive Plan establishes a blueprint for our future – a
document that will guide the City in its decision making for the next 20 years. The
Comprehensive Plan provides a set of policies that direct future growth and development.
Additionally, the Plan identifies potential strategies that will help effectively guide City leaders
in making substantive and thoughtful decisions for the community.
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To update this document, per State laws and the City’s code (BMC 20.10), the
Comprehensive Plan may only be updated once a year (with a few exceptions such as a
Subarea Plan adoption or emergency amendments to prevent or avoid imminent danger to
the public). The City has a window to accept applications for the Comprehensive Plan
between the first business day of January to the first business day in April. If an applicant
“missed” the submittal date or submitted an incomplete application, the next opportunity to
apply will be in August through November 15, 2019 to be considered for the subsequent year
(for 2020).
As Planning Commission is considering the proposed Comprehensive Plan amendments, the
Commission will have to verify that the following has been considered (BMC 20.10.080):
1. In considering the annual amendment to the Comprehensive Plan, the Planning
Commission shall consider all proposed amendments concurrently to assess their
cumulative effect onto the City and the environment.
2. The Planning Commission may recommend and the City Council may adopt or adopt
with modifications, an amendment to the Comprehensive Plan if:
(a) There exists an obvious technical error in the pertinent Comprehensive
Plan provisions; or
(b) All the following criteria have been met:
(1) The amendment is consistent with the Washington State’s Growth
Management Act;
(2) The amendment is consistent with the Comprehensive Plan or
other goals or policies of the City;
(3) If the amendment was reviewed but not adopted as a part of a
previous proposal, circumstances related to the proposed amendment
have significantly changed, or the needs of the City have changed, which
support an amendment;
(4) The amendment is compatible with existing or planned land uses
and the surrounding development pattern; and
(5) The amendment will not adversely affect the City’s ability to provide
urban services at the planned level of service and bears a reasonable
relationship to benefitting the public health, safety and welfare.
Planning Commission shall consider the Comprehensive Plan proposed amendments
through workshops and a Public Hearing. Planning Commission will provide a
recommendation to City Council regarding these amendments. Staff is anticipating the
schedule for the proposed amendments to be the following:
• Workshops:
o April 22, 2019 (this workshop), an overview of the proposed amendments.
o May 20, 2019 (workshop) further analysis on proposed amendments.
o Additional workshop in June if need be or desired.
• Environmental Review: During summertime, Staff will conduct environmental review
and submit the draft amendments to local and state agencies, and the tribes for
agency review.
• Public Hearing for Planning Commission: earliest opportunity would be July 15, 2019
but likely to occur September 16 or October 21.
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•

City Council Decision via Public Hearing: after Planning Commission provides a
recommendation (anticipated late Summer to Fall 2019).

PROPOSED AMENDMENTS: OVERVIEW
For 2019 annual Comprehensive Plan docket cycle, there are two proposed amendments to
revise the Comprehensive Plan; one staff-proposed, and one public application.
This is a brief description of the proposed amendments, which will be followed with maps,
details and Staff’s preliminary overview. The City-initiated amendment is:
1. Text Change: Amend the Land Use Element’s Multifamily Residential (MR) land use
designation description. If the Commission agrees that the Comprehensive Plan
should be amended, then concurrent amendments to the Zoning Code regulations for
the associated Multifamily Residential (R-20) zone would be processed to match the
Comprehensive Plan amendment.
The one public-initiated amendment is:
2. Map Change: Revise the Land Use Map for an area at the end of Werner Road from
Industrial designation to Low Density Residential designation.
Website links to see the current documents:
•

Bremerton Comprehensive Plan:
http://www.ci.bremerton.wa.us/185/Comprehensive-Plan

•

Bremerton’s Zoning Code and Maps:
http://www.ci.bremerton.wa.us/399/Zoning-Code-Map

STAFF’S PRELIMINARY ANALYSIS AND DETAILS ON PROPOSALS

Proposal #1: Amend the Multifamily Residential Land Use Designation
This proposal is to consider revising the Multifamily Residential (MR) description within the
Comprehensive Plan’s Land Use Element, specifically page LU-39. The proposal is to
increase the density within the MR district which is currently 20 dwelling units per acre.
The City has three residential-only districts: Low Density Residential (LDR), Medium Density
Residential (MDR), and Multifamily Residential (MR). The City recently updated the
Comprehensive Plan, specifically related to the MDR’s density by Ordinance 5363 passed on
December 5, 2019. Part of the last year’s amendments was to increase the MDR’s density
from 10 dwelling units per acre to 18 dwelling unit per acre as this more accurately aligned
with the industry standard, and it better aligned with our neighboring jurisdiction’s, Kitsap
County, MDR designation which is also 18 dwelling units per acre. With this change the MDR
to 18 dwelling units per acre, Staff acknowledged that the MR density of 20 should be
increased.
The current proposal is to increase the MR density from 20 dwelling units per acre to 40
dwelling units per acre. The Comprehensive Plan would still limit the size of development
within the MR district to three stories, a portion of the plan that currently is not proposed to be
changed. Before Staff provides justification on the proposed increase in density, the following
illustrates the locations of the MR districts (there are five areas throughout the City):
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LDR

GC

MR

Screenshot from Land Use Map
#1 on page LU-10. The areas
shown in brown are 2 of the 3
Multifamily Residential districts
in East Bremerton.
The MR district to the left side of
the maps is along Pine Rd and
includes multiple apartments and
senior housing complexes, Armin
Jahr School, and Blueberry Park.

MR

The MR district on the right
includes multiple apartment units
including Viewcrest, Hidden Firs,
and Tamarack Apartments.

LDR
MDR

Pine Rd

Sylvan Way

Blueberry
Park

To the left is an aerial
image with the
Multifamily Residential
(MR) District shown in
red-dashed line, along
Pine Road, Sylvan Way,
and Sheridan Rd

Armin Jahr
Elementary
School

Sheridan Rd
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Sylvan Way
Above is an aerial image with the Multifamily Residential (MR) district shown in
red-dashed line, along Sylvan Way, Almira Dr. and Petersville Rd
East Park
Employment
Center

MR

LDR

Downtown
Picture to left: Screenshot from Land Use Map #2 on page LU-11. The area
shown in brown is the Multifamily Residential (MR) district in Manette.
Picture to the right: aerial image of MR district shown in red-dashed line, which
is located along Lower Wheaton Way and comprised of many multifamily
buildings, some single-family homes and a few undeveloped properties.
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GC

MR
LDR

Screenshot from Land Use Map #2
on page LU-11. The area shown in
brown is the Multifamily
Residential (MR) district in
Anderson Cove neighborhood.
Aerial image included of the MR
district. District includes two city
parks (Lillian & James Walker,
and Matan Parks), few multifamily
buildings, many duplexes and
some single-family homes.

LDR
GC

MR

Bay Vista
Screenshot from Land Use Map #3 on page
LU-12. The area shown in brown is the
Multifamily Residential (MR) district along
Shorewood Drive.
Aerial image of this MR district. District
includes Bayshore West Apartments, a few
duplexes and single-family homes, and one
undeveloped piece of property (0.14 acres).

WinCo
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With those five areas in consideration, there are multiple reasons why Staff is proposing 40
dwelling units per acre and the following section outlines the justifications:
•

Comparative to Existing Development. The area along Pine Road has been
designated as MR in 2016 as this area consists primarily of multifamily housing. This
housing is comparative to what could be developed in other MR districts within the
City. The following are existing developments within the City that are currently located
in the MR district for comparison.

42 units/acre

31 units/acre
17 units/acre
Screenshot of area along Pine Rd of properties that are part of the Multifamily Residential district.
The Willows Retirement Living (shown in red dashed line) is 31 units per acre; with 140 units on
4.47 acres. The Cottage Assisted Living (shown in yellow dashed line) is 42 units per acre; with
100 units on 2.39 acres. The Cascade of Bremerton Ashley Gardens (shown in green dashed line) is
17 units per acre; with 40 units on 2.39 acres.
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35 units/acre

Tamarack Apartments on Almira Drive, shown in red dashed lines above, is also located in the MR
district. This property has 83 units on 2.35 acres therefore a density of 35 units per acre.
Though some of the multifamily housing density shown here are senior housing which
is a little different than typical multifamily housing, these examples help illustrate what
type of development Staff is anticipating for the MR district.
•

More consistent with the industry standard for multifamily density.
Municipal Research and Services Center (MRSC) has provided an overview on
density including providing illustrations and the industry standards. The MRSC article
“Visualizing Compatible Density,” which was released on April 2017, can be located
here: http://mrsc.org/Home/Stay-Informed/MRSC-Insight/April-2017/VisualizingCompatible-Density.aspx. As Staff was considering evaluating the City’s anticipated
density and comparing it with the details of this article, 34 to 36 dwelling units seemed
appropriate for the City of Bremerton (and consistent with existing development),
however to spur any redevelopment of these sites 40 dwelling units per acre may be
more appropriate and therefore this is the density that we are analyzing at this early
stage of the docket process.

•

Impacts due to existing development. The City created Multifamily (MR) district in 2016
for areas that were already developed primarily with multifamily units. Many of the MR
districts have few undeveloped properties. For future multifamily projects to happen,
multiple properties will need to be acquired and likely buildings will need to be
removed prior to the placement of future development. This makes locating any
multifamily development within these areas more difficult and expensive than finding a
large undeveloped site. Therefore, Staff is proposing to increase the proposed density
of the MRSC’s recommendation of 34 or 36 units/acre to 40 dwelling units per acre to
help offset the additional cost of redevelopment.

PROPOSAL #1: To change the density for the Multifamily Residential (MR) district
from 20 dwelling units per acre to 40 dwelling units per acre.
Additional information to Proposal #1:
•

If Planning Commission supports staff considering increasing the density for MR
district, Staff will continue to work on amendments to the Zoning Code regulations for
the associated R-20 zone (within Bremerton Municipal Code 20.79). The goal would
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be to adopt the Comprehensive Plan and Zoning Code amendments concurrently to
support the increased density while fitting into the neighborhood.
•

As there are three residential-only districts: Low Density Residential (LDR), Medium
Density Residential (MDR) and Multifamily Residential (MR); Staff is proposing to
rename the Multifamily Residential district to High Density Residential (HDR). This
name change would also be applied to the Zoning Code (BMC 20.79)

Proposal #2: Public Initiated Proposal – Map change from I to LDR
The City has received one public request to amend the Comprehensive Plan. The application
has been considered complete and will proceed through this year’s Comprehensive Plan
amendment process. It will be the applicant’s responsibility to participate and present to
Planning Commission (and City Council) about their proposal. Staff will provide a professional
opinion throughout the process.
Proposal: To revise the Land Use Map of a portion of the applicant’s property, at the end of
Werner Road, from Industrial (I) to Low Density Residential (LDR). The area proposed for
land use change is 22.5 acres.
Map of Area:

Industrial
(Kitsap)

UMDR
(Kitsap)

Rural
Protection

Proposal #2:
Public initiated
Map change to
area highlighted in
the red hashmarks
ULDR from Industrial (I)
(Kitsap) to Low Density
Residential (LDR)

(Kitsap County)

Low
Density
Residential
(LDR)
City Utility
Lands (CUL)

Freeway
Corridor
(FC)

The Department of Community Development (DCD) has received a complete application, and
the materials received are listed here. Please note that not all documents have been included
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in the Planning Commission’s packet, but are available for review at the DCD office (345 6th
Street, 6th floor) or upon request:
• Map of the area proposed to have map change – provided as Attachment A.
• Application, the narrative portion of the application is provided as Attachment B. This
narrative is the applicant’s response to the criteria of approval.
• Environmental Checklist
• Mailing labels for property owners within 300’
• Werner Road Wetland Delineation Report, dated April 2018, for the adjacent
development to the east.
o Please note that this Wetland Delineation Report is for another project that is
directly to the east of the proposed area. The applicant also owns those parcels
which recently re-established for over 200 lots for single-family homes. Though
this report does not specifically address the proposed map change, this report
provides information on the site which illustrates the presence of critical areas,
such as wetlands, within the subject area.
For Planning Commission’s consideration, below is a map of Kitsap County’s Critical Areas
for this subject area, and the same map with contours. The area proposed to be changed
from Industrial (I) to Low Density Residential (LDR) is generally shown in the red-dashed line.

Staff has provided feedback to the applicant that we were not supportive of the application,
and that the Planning Commission may ask for additional information to process the
application. The applicant will have the opportunity to make a presentation during the
workshop to share their perspective about the amendment request. In addition, as of the
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writing of this report, Staff has also not performed a site visit which may impact the City’s
perspective regarding the request.
Proposal #2: Staff is not supportive of the current proposal to change area from Industrial to
Low Density Residential district as it is a reduction in Industrially designated lands.
Industrial lands are typically designated for industrial uses including manufacturing. These
facilities are typically on large tracts of land, and often the uses have noise, light, and odors
that could have impacts on neighboring properties. Due to this, industrial lands are hard to
designate once an area has been developed. It is important for the Commission to consider
that the area that is currently designated (along Werner Road) and the Puget Sound
Industrial Center-Bremerton are Bremerton’s only Industrial areas for the future. If the City
reduces land for industrial uses it could impact the our ability to accommodate this use in the
future.
The City of Bremerton Comprehensive Plan Industrial designation has a policy that
emphasizes the importance of preserving industrial lands:
LU1-I(A): Promote the development and continued use of land for large scale basic or
primary industrial purposes which involve extensive manufacturing, processing or
assembly operations; and preserve sizable tracts of undeveloped land with potential
for industrial use.
The reduction in Industrial lands is not only a concern with Bremerton but is also topic that is
being actively discussed within the multi-countywide planning entity, Puget Sound Regional
Council (PSRC) and within Kitsap Regional Coordinating Council (KRCC) which is Kitsap
County’s planning entity for all Kitsap’s jurisdictions. PSRC has developed an Industrial
Lands Analysis for Puget Sound that includes a snapshot in time of the area’s industrial lands
(plan created in 2015): https://www.psrc.org/industrial-lands. Chapter 7 of the PSRC’s report
includes strategies that local jurisdictions should consider regarding industrial lands. Part of
the strategies include ensuring that jurisdictions retain large parcels for industrial needs, and
this proposal runs contrary with that by reducing the overall size of industrial lands that the
city has.
In addition, PSRC’s Vision 2040 plan sets the Multi-Countywide Planning Policies, that the
City of Bremerton and Kitsap County have to ensure that our Comprehensive Plans and
Zoning codes are in compliance with. Vision 2040 has the following policy that should be
considered when Planning Commission is providing a recommendation on said proposal:
MPP-DP-53: Protect industrial lands from encroachment by incompatible uses and
development on adjacent land.
By reducing the Industrial lands to the Low Density Residential district, the new allowed uses
would include residential uses which are incompatible with the neighboring industrial uses
and could potentially create encroachment issues.
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ORDER OF THE DAY
The Planning Commission shall consider the amendment proposals, receive public
comments, and direct staff regarding what additional information and analysis is needed to
assist the Commission to make an informed recommendation to the City Council later this
year. No decisions will be made at this workshop and staff will be conducting detailed
analysis over the next several months.
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