Commission Meeting Date: June 17, 2019

Agenda Item: V.B.1

CITY OF BREMERTON, WASHINGTON
PLANNING COMMISSION AGENDA ITEM
AGENDA TITLE:

Workshop for 2019 Comprehensive Plan Amendments Docket: Discussion

DEPARTMENT:

Community Development

PRESENTED BY:

Allison Satter, (360) 473-5845 or Allison.Satter@ci.bremerton.wa.us

EXECUTIVE SUMMARY
Two proposed Comprehensive Plan amendments are included for the Planning
Commission’s consideration in 2019. One proposed amendment is a City-initiated item to
modify the Multifamily Residential designation, and the other proposed amendment has been
submitted by the public to change 22.5 acres from Industrial to Low Density Residential.
This workshop’s intent is to further discuss the Comprehensive Plan proposed amendments
for the 2019 annual docket and the associated zoning code amendment.
ORDERS OF THE DAY:
Provide direction and feedback to Staff on proposed Comprehensive Plan amendments and
ask any questions regarding the amendments.
Throughout this Staff Report, there are “Questions for Planning Commission” which will be
primary discussions points within this public workshop. Staff is looking for general direction
from the Planning Commission so Staff can continue with public and agency outreach and
environmental review.
•
•

ATTACHMENT A: Proposed Zoning Code amendments to the Multiple Residential
(MR) zone (if the Comprehensive Plan amendment is approved concurrently)
ATTACHMENT B: Application Materials about Reclamation Plan and final topography
regarding Public-proposed amendment for Map change from Industrial to Low Density
Residential district

BASIC COMPREHENSIVE PLAN AMENDMENT INFORMATION
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. Additionally, the Plan identifies potential strategies that will help
effectively guide City leaders in making substantive and thoughtful decisions for the
community.
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 regarding the amendments to the City
Council who will make the final decision.
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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) 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.
PROPOSED AMENDMENTS: OVERVIEW
For 2019 annual Comprehensive Plan docket cycle, there are two proposed amendments to
revise the Comprehensive Plan; one City-proposed, and one public application.
1. City-initiated amendment is a text change to amend the Comprehensive Plan’s Land
Use Element Multifamily Residential (MR) land use designation description. This
amendment also has associated Zoning Code amendments.
2. Public-initiated amendment is a map change to revise the Land Use Map for an area
at the end of Werner Road from Industrial designation to Low Density Residential
designation.
The April Planning Commission packet (linked here) includes preliminary information on
these proposals, including street-view, zoning and aerial maps, that will not be repeated in
this report.
This Workshop will be used to discuss the amendment and get preliminary direction from the
Planning Commission for Staff to proceed with the environmental review.
Website links to see the current documents:
• Bremerton Comprehensive Plan including Land Use Maps:
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
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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). For consistency and to reduce
confusion, the amendment is proposed to rename the zone from Multifamily Residential (MR)
to High Density Residential (HDR) district.
QUESTION FOR PLANNING COMMISSION: Is the Planning Commission generally
supportive of the name change from:
Multifamily Residential (MR) to High Density Residential (HDR)?
In addition to the name change request, the amendment is considering an additional
modification to the increase the density within the MR district. The City recently updated the
Comprehensive Plan for the density in the MDR (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. With MDR becoming 18 dwelling units per
acre, the MR maximum density of 20 dwelling units per acre should be increased.
There are five areas within the City that are MR districts (maps and aerials images of the
districts are shown in the April Planning Commission packet linked in the previous section).
The amendment proposes to set the maximum density at 40 dwelling units per acre and the
following section outlines the reason for this change:
•

Comparative to Existing Development. In 2016, the area along Pine Road has been
designated as MR as this area consists primarily of multifamily housing. The following
are existing developments within the City that are currently located in the MR district
for comparison (with densities that range from 17 to 42 dwelling 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 this amendment would be anticipating for the MR district if the
increase in density is accepted.

(Pictures on following page)
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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.

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.
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•

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. When 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. In 2016, the City increased the areas that were
designated MR, and this designation was applied in areas of the city 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 new multifamily
development within these areas more difficult and expensive than finding a large
undeveloped site. Therefore, the amendment proposal is to increase the density of the
MRSC’s recommendation of 34 or 36 units/acre to 40 dwelling units per acre. This will
help offset the additional cost of redevelopment.

QUESTION FOR PLANNING COMMISSION: The current proposal is to increase the MR
density from 20 dwelling units per acre to 40 dwelling units per acre. Is the Commission
generally supportive of the amendment to increase to 40 dwelling units per acre?
In conjunction with the Comprehensive Plan amendment, changes are proposed for the
associated zoning code regulations. The zoning regulations can contain safeguards to ensure
compatibility with the neighboring use. Within the Comprehensive Plan and Zoning Code,
additional development provisions for the MR district and zone will be reviewed and adjusted
to ensure compatible development with the neighboring uses and districts. The development
regulations include limitations to the height, lot coverage, and setbacks, and contain design
standards for multifamily buildings. Attachment A is the proposal for Zoning Code changes
to the Multiple Residential (MR) zone (Bremerton Municipal Code Chapter 20.79) to be
consistent with the Comprehensive Plan amendments to this district. The changes are
summarized
•

Height – The Comprehensive Plan’s MR district identifies a height of 3 stories with
supportive residential uses, such as churches or schools, could be up to 5 stories. The
MR zoning code currently matches with the Comprehensive Plan with a maximum
height of 45’ for multifamily buildings (typically 14’ per story is 3 stories equals 42’) and
60’ for all uses that need a conditional use approval such as churches and schools.
The proposal is to amend the height criteria to protect the existing single-family homes
within adjacent Low Density Residential zone from being overshadowed by a
5
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multifamily complex. The proposed requirement would be for any MR property
adjacent to the Low Density Residential Zone to add an additional foot of setback for
every foot of height to the building above 35’. Example: there is a typical 5’ side yard
setback and a someone is going to build a 45’ building abutting the Low Density
Residential (R-10) zone, the side yard setback would be increased to 15’ (10’
additional to the 5’ typical side yard setback = 15’).
•

Lot width – Lot width is the minimum a lot size width can be when subdividing or
changing a lot line on your property. The current code has 30’ which is consistent with
the Low Density Residential zone. The current proposal is to match the Medium
Density Residential zone (R-18) of 20’ lot width.

•

Maximum Development Coverage – The maximum development coverage of
impervious surfaces currently shall not exceed 60%. This is consistent with the Low
and Medium Density Residential zones as they are also 60%. The proposal is to
increase the maximum coverage to 75% as this is more consistent with a High Density
Residential zone (and is still on the low end with industry standards).

•

Density – To be consistent with the Comprehensive Plan amendment, the density
would be increased to a minimum density of 18 dwelling units per acre and a
maximum density of 40 units per acre.

•

Lot Area – The amendment is proposing a minimum Lot Area of 10,000 square feet
and must meet the density of this zone; the existing code is silent about this. This
minimum size of 10,000’ is proposed as it would restrict a property from subdividing
their property to accommodate single-family homes or duplexes (as this zone’s intent
is to accommodate multifamily uses). If a property was required to subdivided to
10,000 square feet with a minimum density of 18 dwelling units per acre, each lot
would be required to accommodate a four-plex or greater.

•

Open Space Requirement – For significant projects of 25 units or more, amendments
are proposed to add criteria that 15% of the site shall be preserved for open space for
the enjoyment of residents. This code is very similar to the existing code within the
City’s Residential Cluster Development requirements for open space.

QUESTION FOR PLANNING COMMISSION: Is the Planning Commission generally
supportive of the Zoning Code amendments (listed above) for the MR zone be processed for
public/agency comment and environmental review? These revisions are to ensure
compatibility with adjacent uses and met the intent of the zone and modify the Height, Lot
Width, and Maximum Development Coverage, Density, Lot Area, and Open Space
requirement.

(The next proposed amendment on following page)
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Proposal #2: Public Initiated Proposal – Map change from I to LDR
The City has received one public request to amend the Comprehensive Plan. The proposal is
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)

At Commission’s April Workshop, the applicant presented this item and discussed the
amendment proposal and how the topography provides the separation from Industrial and
Residential districts. The applicant believed the City should be in support of the proposal for
the area on the top of the slope to be Low Density Residential and the area below continue to
be Industrial. This property includes a gravel pit that needs to go through the Department of
Natural Resources (DNR) reclamation plan to prep the site for future development. That
reclamation plan may impact the current topography. The City needs to understand how the
final topography will be as this will have impacts as to where a land-use boundary may be
logically set.
As of the day of printing this Report, the applicant has provided the City with images of how
the final topography would look to comply with the reclamation plan (Attachment B). The
applicant has been working with DNR on the abandoned mine and the getting an approved
reclamation plan. City has informed the applicant and the applicant has acknowledged that
the final topography and an accurate District boundary line is needed to perform the
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upcoming environmental review and public/agency outreach (which will proceed after this
workshop). Any additional substantial changes after this point will not be approved through
this annual docket process.
The applicant will present Attachment B and other pertinent information at this Workshop to
the Commission. They will also be available for any of Planning Commission’s questions or
request.
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 and to respond to Staff’s questions within this report. No formal decisions will be made
at this workshop but Staff needs general consensus on the proposals to conduct the
environmental review and public/agency outreach.
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Attachment A
Chapter 20.79
MULTIFAMILY RESIDENTIAL (R-20) High Density Residential (R-40)
20.79.010 INTENT.
The intent of the multifamily residential (R-20) high density residential (R-40) zoning district is
to provide a high standard of development for residential multifamily type structures and to
provide a variety of housing options for a wide diversity of people, within neighborhoods that are
currently developed with multifamily development. In addition to supporting the adopted
Downtown Subarea Plan.
20.79.020 OUTRIGHT PERMITTED USES.
The following uses are permitted outright:
(a) Co-location of wireless communications per BMC 20.46.140;
(b) Residential Use. Residential uses include:
(1) Day care facility (twelve (12) or fewer persons receiving care);
(2) Foster home;
(3) Class I group residential facility;
(4) Multi-unit dwelling units;
(5) Single-unit dwelling unit, attached (zero (0) lot lines);
(6) Single-unit dwelling unit, detached;
(7) Townhouses;
(8) Duplexes.
20.79.030 ACCESSORY USES.
The following accessory uses may be permitted when found in connection with a principal use:
(a) Attached or detached accessory dwelling unit per BMC 20.46.010;
(b) Detached garage, carport, and parking facilities for the residents of the property;
(c) Home occupation per BMC 20.46.030;
(d) Other necessary and customary uses determined by the Director to be appropriate,
incidental and subordinate;
(e) Playhouses, patios, cabanas, porches, gazebos, swimming pools and incidental household
storage buildings.
20.79.040 CONDITIONAL USES.
The following conditional uses shall be permitted pursuant to BMC 20.58.020, provided the
conditional use complies with the corresponding standard as listed in BMC 20.60.040 (low
density residential (R-10) zone):
(a) Bed and breakfast;
(b) Senior housing complex;
(c) Nursing/convalescent home;
(d) Day care facilities (more than twelve (12) persons receiving care);
(e) Worship, religious, and community facilities;
(f) Schools, parks and associated facilities of the types set forth in BMC 20.60.040(j).

1 of Attachment A
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Attachment A
20.79.060 DEVELOPMENT STANDARDS.
(a) For properties located within the downtown regional center, the Downtown Subarea Plan
will regulate development standards. The following development standards listed are for all other
locations where the R-20 R-40 zone is located.
(b) Lot Standards. Lot development requirements shall be in accordance with this section and
the following standards unless allowed for by law otherwise:
(1) Setbacks.
(i) Minimum front yard setback is fifteen (15) feet;
(ii) Minimum side yard setback is five (5) feet;
(iii) Minimum rear yard setback is fifteen (15) feet.
(2) The maximum height of the structure shall meet the following:
(i) Maximum structure height is forty-five (45) feet, except that conditionally
allowed uses per BMC 20.79.040 may be sixty (60) feet unless otherwise
noted; and
(ii) For properties that are adjacent to Low Density Residential (R-10) zone,
buildings taller than thirty-five (35) feet shall increase the setback by one foot
from the R-10 zone property line for every one (1) foot building height
increase over thirty-five (35) feet.
(3) Minimum lot width is thirty (30) twenty (20) feet
(4) Maximum development coverage is sixty (60) seventy-five (75) percent.
(bc) Zero (0) Lot Line (ZLL) Development. An attached single-family dwelling and/or garage
structure may have a single shared side or rear lot line, and a setback reduced to zero (0),
provided the structure complies with building code fire separation requirements.
(cd) Garages, Storage Buildings and Shops.
(1) Garage, Carport, and Shop Vehicle Entrance Setbacks. When the vehicle entrance
faces the street, the garage, carport, or shop shall have a front yard setback of at least
twenty (20) feet, except as provided in BMC 20.44.020 (Traditional front yard).
(de) Minimum Lot Area. The minimum lot area is 10,000 square feet and subdivisions shall
meet the density of this section. This provision will restrict a subdivision of a lot with less than
four units.
(ef) Minimum density: five (5) eighteen (18) dwelling units per acre.
(fg) Maximum density: twenty (20) forty (40) dwelling units per acre.
(h) Open Space. For projects of 25 units or more, a minimum of 15% of the gross site area
shall be set aside and utilized as open space for use and enjoyment of future residents either as
passive and/or active space. Designated critical areas pursuant to Chapter 20.14 BMC shall not
be used for the open space. Such open spaces shall at a minimum meet the following standards:
(1) Passive and Active Open Spaces. All open spaces must include facilities for active and/or
passive recreation. Passive spaces could include facilities such as trails, benches, shelters,
public plaza, and year-round water-feature. Active spaces can include children play
equipment, paved hard court (basketball or tennis court), flat, open lawn for ballfield and
other such facilities.
(2) Open Space Plan. For all designated open space areas the proposal shall include an open
space plan. This plan is to ensure the open space is maintained and preserved in
perpetuity. All open space areas shall comply with the following:
(i) Identify all proposed improvements such as public facilities, proposed vegetation,
and existing vegetation to remain; and
2 of Attachment A

Page 10 of 18 of Workshop Packet

Attachment A
(ii)
(iii)
(iv)

The plan must comply with the requirements of the landscaping chapter, found in
Chapter 20.50 BMC; and
The plan shall outline maintenance responsibilities in a format acceptable to the
Director; and
The plan shall include a notice to title approved by the City and recorded with the
County Auditor. This notice shall include provisions for the designation and
retention of open space, and provisions for permanent maintenance of the open
space and/or commonly owned facilities.

20.79.070 DESIGN STANDARDS.
The following design standards shall be applied to all new structures and redeveloped structures.
Residential development of three (3) units or fewer are exempt from this section; however,
stacked flats are permissible only when meeting the criteria provided in subsections (a) and (b)
of this section. When development involves the remodel or expansion of existing structures, the
Director may modify these requirements to reasonably fit the scope and scale of the remodel or
expansion.
(a) Primary Design Features. The following criteria shall be applied to all primary building
facades and facades facing public streets:
(1) Top and Base. Buildings shall convey a visually distinct base and top. A "base" can be
emphasized by a different masonry pattern, more architectural detail, visible plinth above which
the wall rises, storefront, canopies, or a combination. The top edge is highlighted by a prominent
cornice, projecting parapet or other architectural element that creates a shadow line.
(2) Minimum Transparency. At least forty (40) percent of all facades facing the public
sidewalk, or sidewalks providing circulation within a site, measured to eight (8) feet above the
sidewalk or surface grade, shall be comprised of transparent windows or doors.
(3) Blank Facades. Building facades shall not present a blank facade to view from public
rights-of-way or residential properties. Such facades may be broken by windows, trellises,
columns, variations in plane, or other devices that add variation and interest to the facade.
(4) Mechanical Equipment Screening. Rooftop and ground-level mechanical equipment shall
be screened from view from public streets. Screening materials shall be architecturally similar to
the primary structure.
(b) Secondary Design Features. Three (3) secondary design features are required from the
following list:
(1) Multiple Roof Lines. Structures shall have at least three (3) horizontal roof lines, as viewed
from the front facade.
(2) Modulation. The horizontal plane of a structure shall not extend for more than thirty (30)
feet, as measured from any one (1) point of the structure, without a significant architectural
variation of at least two (2) feet in depth.
(3) Facade Materials. At least three (3) different facade materials shall be incorporated into the
exterior appearance of the structure (wood, brick, stucco, tile, shingles, other).
(4) Additional Transparency. An additional fifteen (15) percent transparency to what is
required per subsection (a)(2) of this section.
(5) Weather Protection. Recessed or protruding building features, of no less than four (4) feet
in depth, which extend along at least fifty (50) percent of the front facade.
(6) Main Entry. Pedestrian entrances are preferred from buildings facing the street. Entries
shall be easily identifiable from the street or sidewalk; this can be accomplished through
architectural or ornamental features.
3 of Attachment A
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Attachment A
(7) Public Amenity. Outdoor eating area, artwork, street furniture, plantings in window boxes,
public trash receptacles, or other alternative public amenity approved by the Director. Any
proposed amenity shall be architecturally compatible with the principal structure. Any approved
amenity shall be maintained for the life of the project.
20.79.080 PARKING REQUIREMENTS.
In addition to the off-street parking requirements set forth in Chapter 20.48 BMC, the automobile
off-street parking spaces located within the downtown regional center shall be provided in
accordance to the Downtown Subarea Plan.
20.79.090 LANDSCAPING REQUIREMENTS.
Landscaping shall meet the standards of Chapter 20.50 BMC.
20.79.100 SIGN STANDARDS.
Signage shall meet the standards of Chapter 20.52 BMC.
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