
 

 
(DRAFT) AGENDA 

 

Virtual Meeting – Bremerton Planning Commission 
(Subject to PC approval) 

April 19, 2021 
5:30 P.M.

Join Zoom Meeting  
https://us02web.zoom.us/j/88053128841?pwd=T1AvaDNkMzh4YktFR3hzQjlyQ01Qdz09 
 
Webinar ID: 880 5312 8841 
Password: 841655 
 
One tap mobile: 
+1 253 215 8782, #88053128841 
 US (Tacoma) 
 

Dial by your location: 
        +1 253 215 8782 US (Tacoma) 
        +1 669 900 6833 US (San Jose) 
        

  
I. CALL TO ORDER 
II. CLERK CONFIRMATION OF QUORUM 
III. CHAIR CALL FOR MODIFICATIONS TO AGENDA  
IV. APPROVAL OF MINUTES:  March 15, 2021 meeting 

 
 

 
V. PUBLIC MEETING 

A. Call to the Public:  Public comments on any item not on tonight’s agenda 

B. Public Hearing:  
1. Amendments to the Zoning Code related to Lot Size Averaging 
2. Amendments to the Zoning Code related to Boundary Line Adjustments 
3. Re-affirmation of the Amendments to the Zoning Code related to 

Manufactured Homes Regulations 
 
 

VI.  BUSINESS MEETING 
A. Chair Report:   Nick Wofford 
B. Director Report:   Andrea Spencer 

C. Old Business:  
D. New Business:  

 
 
 

VII.  ADJOURNMENT:  The next regular meeting of the Planning Commission is  
Monday May 17, 2021 

Planning Commission meeting packets are available on-line at 
http://www.BremertonWA.gov/AgendaCenter/Planning-Commission-4 

https://us02web.zoom.us/j/88053128841?pwd=T1AvaDNkMzh4YktFR3hzQjlyQ01Qdz09
http://www.bremertonwa.gov/AgendaCenter/Planning-Commission-4
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CITY OF BREMERTON 
 

PLANNING COMMISSION 
MINUTES OF VIRTUAL MEETING 

March 15, 2021 
 
 
CALL TO ORDER: 
 
Chair Wofford called the regular meeting of the Bremerton Planning Commission to order at 5:30 p.m.   
 
ROLL CALL  

 
Commissioners Present 

 
Staff Present 

Chair Wofford 
Vice Chair Tift 
Commissioner Flemister 
Commissioner Coughlin 
Commissioner Mosiman 
Commissioner Pedersen 
Commissioner Rich 
 
Commissioners Excused 
None 
 
Quorum Certified 

Allison Satter, Planning Manager, Department of Community Development 
Sarah Lynam, Project Assistant, Department of Community Development 
 
Others Present 
 
 
 

  
CHAIR CALL FOR MODIFICATIONS TO AGENDA 
 
The agenda was accepted as presented.   
 
APPROVAL OF MINUTES 
 
COMMISSIONER FLEMISTER MOVED TO APPROVE THE MINUTES OF FEBRUARY 22, 2021, AS 
SUBMITTED.  COMMISSIONER RICH SECONDED THE MOTION, WHICH CARRIED UNANIMOUSLY.   
 
PUBLIC MEETING 
 
Call to the Public (public comments on any item not on the agenda) 
 
Chair Wofford invited comments from citizens. There were none, and he closed this portion of the meeting.  
 
Workshop:  Overview of 2021 Comprehensive Plan Amendment Docket 
 
Ms. Satter reviewed that the Comprehensive Plan is the 20-year vision for Bremerton.  It is a blueprint document that contains 
vision, goals and policies and can only be amended one time per year.  The Zoning Code contains development regulations that 
are specific to developing a property, such as setbacks, lot coverage, allowed uses, parking, landscaping, signage, design, etc.  
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The Zoning Code can be amended as often as necessary.  She advised that it is possible  to process Comprehensive Plan and 
Zoning Code amendments concurrently. 
 
Ms. Satter explained that, following the workshop, staff will conduct more research and public outreach in preparation for 
additional meetings with the Commission to discuss the proposed amendments further.  Staff will conduct the 60-day 
environmental review to identify environmental and cumulative impacts, and then the amendments will be presented to the 
Planning Commission for a public hearing and recommendation to the City Council.  The City Council will consider the 
Planning Commission’s recommendation and make the final decision, which must occur by the end of the year.   
 
Ms. Satter reminded the Commissioners that, as they consider the proposed Comprehensive Plan amendments, they will need 
to verify that the following has been considered:   
 

1. All Comprehensive Plan amendments must be reviewed concurrently to assess their cumulative affect on 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 has been met: 

1) The amendment is consistent with the Washington State Growth Management Act (GMA). 
2) The amendment is consistent with the Comprehensive Plan or other goals and policies of the City; 
3) The amendment is compatible with existing or planned land uses and the surrounding development 

pattern. 
4) The amendment will not adversely affect the City’s ability to provide urban services at the planned level 

of services and bears a reasonable relationship of benefitting the public health, safety and welfare.   
 
Next, Ms. Satter also reviewed the criteria for approval of Zoning Code amendments: 
 

1. The amendment is consistent with the goals and policies of the Comprehensive Plan. 
2. If the amendment does not conflict with other City, State and Federal codes, regulations and ordinances.  

 
Ms. Satter advised that, in order to complete the Comprehensive Plan amendments by the end of the year, the Zoning Code 
amendments may be delayed, if appropriate.  She explained that, if they find something is hard to implement, staff may 
recommend the Commission focus on the Comprehensive Plan policies first, and then continue the conversation on Zoning 
Code amendments later.  She announced that the 2021 Comprehensive Plan Docket includes two, city-initiated proposals for 
the Commission’s consideration. 
 
• Amendment 1 – Housing Displacement Policy.   
 
Ms. Satter advised that the proposal is to add a housing displacement policy or policies to the City’s Housing Element of the 
Comprehensive Plan.  For example, the following language might be considered as a starting point for the discussion: “As 
Bremerton grows, tenant protections may be needed to help mitigate housing displacement, especially for vulnerable 
populations.  The City should develop and implement housing displacement strategies appropriate to Bremerton.”  She added 
that some supporting Zoning Code amendments may be required to implement this policy, and information will come later for 
these potential changes, potentially in a separate process for Zoning Code amendments.  

 
Ms. Satter explained that the City has adopted a Multi-Family Tax Exemption (MFTE) Program, which includes some 
displacement regulations.  While staff will not be proposing any changes to the MFTE Program, the MFTE regulations are a 
good example that may be applied to other redevelopment projects through a Zoning Code update.  The City’s current 
population is approximately 40,000, and there are currently about 17,000 dwelling units.  By 2036, it is anticipated the 
population will increase by about 13,500 people, which equates to about 6,000 households.  By 2050, the plan is for the City’s 
population to increase by 27,000 people or about 12,000 households.  As the City’s population continues to grow, additional 
units will be needed, and there are currently a lot of existing older housing.  As of 2013, over 50% of the housing was over 60 
years old and 77% was over 40 years old.  It is anticipated that many of these areas will be redeveloped and people will be 
displaced.  She shared the Puget Sound Regional Council’s (PSRC) Displacement Risk Map, which is based on the prediction 
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that, between now and 2050, the central Puget Sound Region (King, Snohomish, Pierce and Kitsap Counties) is expected to 
grow by 1.8 million residents and 830,000 households.  As per the map, displacement is most likely to occur in downtown 
Bremerton, along the Wheaton Way Corridor and West Bremerton, and Jackson Park.  However, she noted that Jackson Park 
is Naval Base Kitsap-Bremerton Housing.  While there is older housing in the City, it will likely need to be replaced at some 
point in the future and people will be displaced as part of any future redevelopment.   
 
Chair Wofford invited public comment regarding Amendment 1, but there was none.   
 
Commissioner Flemister clarified that, at this time, the City does not have a displacement policy in its Comprehensive Plan.  
Ms. Satter said the current Housing Policy talks about how the City wants to have quality housing and how housing should be 
safe for people, but there is nothing to address displacement when redevelopment occurs.  She pointed out that displacement is 
also directly connected to equity, which is very important to consider.  The PSRC is doing a lot of regional work with equity, 
and the City’s intent is to learn from what they do.  In 2022, she anticipates a discussion about how the City’s Comprehensive 
Plan can better address equity.  As the City is experiencing so much growth, staff believes a first step is to address displacement.  
The MFTE Program has helped to address displacement by providing those who were displaced with some form of economic 
benefit and help finding housing.  It is staff’s belief that having a displacement policy in place is important.   
 
Commissioner Coughlin said he would be interested in learning more about the different options of compensation and 
resources that would be available.  Ms. Satter said that compensation and assistance will definitely be part of the future 
conversation, and staff is currently researching state laws that give guidance.  She recalled staff’s earlier work on House Bill 
1923, and noted that one option to qualify for grant funding from the State was for cities to adopt housing displacement 
strategies.  A lot of work has already been done that the City can learn from, and the intent is for the City stay ahead of the 
curve.   
 
Vice Chair Tift commented on the vast amount of cleared land, particularly in East Bremerton, that will soon be redeveloped.  
He voiced concern that, as people move from the older units to the newer developments, the older properties could become 
blighted and/or abandoned.  While displacement has an impact on tenants, there is also some risk for property owners.  Ms. 
Satter agreed and noted that a time limit could be included in the housing displacement tool, so it would not apply to properties 
that haven’t been occupied for 2 years, 18 months, etc.   Once there is a housing displacement regulation in the code, developers 
will have a clear understanding of the requirement and can work that into their cost/benefit analysis.   
 
Commissioner Pedersen observed that the housing displacement requirements would increase the cost of redeveloping some 
properties.  He asked if staff has considered a threshold where the requirements would only apply to development over a certain 
size.  While he agreed it is important to have displacement requirements for large developments, he voiced concern about 
adopting additional restrictions that increase the cost of fixing up small rental properties.  He would prefer not to add 
requirements that impact working families who happen to own an extra home.  Ms. Satter shared Commissioner Pederson’s 
concern.  She noted that when the Rose Court Apartment property (near City Hall) was redeveloped, the tenants in the 10 units 
each received $2,800 for relocation assistance.  A group of single-family houses near Warren Avenue were replaced with a 30-
unit apartment complex, and the people living in the homes received relocation assistance, as well.   
 
Commissioner Rich commented that Amendment 1 prioritizes rent-burdened people, and it would benefit the Commission to 
hear again exactly what that means and why those people are at the greatest risk.  It is important to humanize the people who 
live in these areas.  Ms. Satter agreed to provide additional data for the Commission’s consideration, including information 
about the Average Median Income (AMI).   
 
• Amendment 2 – Charleston Areawide Plan.   
 
Ms. Satter reviewed that the City completed the Charleston Areawide Planning Study in 2019, which included a market 
assessment to identify the opportunities and barriers to redevelopment in and around the focus area and a public engagement 
process to develop a vision and community priorities for the Charleston District Center.   She shared a map to illustrate the 
boundaries of the Charleston District, noting that Callow Avenue is its main spine, with 13th Street as the northern boundary 
and 1st Street and Naval Base Kitsap-Bremerton as the southern boundary.  The study identified the following seven items that 
require Comprehensive Plan amendments: 
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• Amendment 2.1 – Vision.  This amendment would revise the description currently in the Comprehensive Plan for the 
Charleston District Center Core (DCC) to support the community vision that was developed during the Charleston 
Areawide Planning Study.  As proposed, the vision would read, “Rediscover Charleston as a distinctively creative 
historic district that celebrates its eclectic, imaginative, and artisan character through capital investments, local 
traditions, diverse tenants, and quality housing.”  The vision would also direct that the City and the community could 
enhance the neighborhood by improving community perceptions of the Charleston District, addressing blight and 
property maintenance, increasing walkability and pedestrian safety, and addressing vacancies and underutilized 
properties.   

 
• Amendment 2.2 – Support Interim Use.  This amendment would add a policy to support interim uses, such as food 

truck courts or pop-up outdoor markets. Currently, the DCC zone imposes specific site design criteria that are 
appropriate for permanent structures, but may be problematic for interim/temporary uses that make the area unique.  
Perhaps the Zoning Code could be relaxed to allow vacant lots and buildings to be more easily activated by temporary 
uses until properties are redeveloped into permanent uses.   
 

• Amendment 2.3 – Develop Artisan/Live-Work Overlay.  The areawide planning study recommends the creation of 
an artisan/live-work overlay district along Wycoff Avenue and the surrounding properties.  The overlay area would 
be between 11th Street and Kitsap Way, in an area of existing homes where there is potential for unique infill 
development.  Given the existing houses, it is not likely the area will be redeveloped as a prime commercial corridor 
in the near future.  For the interim, the idea is to add a policy in the Comprehensive Plan that supports an artisan/live-
work overlay.  The Zoning Code could then be amended to add regulations that support live-work situations.  
 

• Amendment 2.4 – Parking Flexibility.  This amendment would add a policy to provide parking flexibility for infill 
projects.  Many of the existing commercial sites in Charleston are small, devoid of on-site parking, and have 100% 
site coverage.  This leaves no opportunity for new on-site parking areas.  Although the current code doesn’t require 
additional on-site parking for existing buildings, any building increase or additional dwelling units would trigger 
requirements for additional on-site parking.  There is some opportunity to add more clarity to the parking standards to 
allow for minor building expansion without providing additional parking or allowing satellite parking at a further 
distance, such as the regulations in the Downtown Subarea Plan.  The Zoning Code could be amended to add flexibility 
for properties in close proximity to transit and Naval Base Kitsap-Bremerton.  
 

• Amendment 2.5 – Streetscape Design.  This amendment would add a policy to create a site-specific Streetscape 
Enhancement Plan for redevelopment in this area.  The code requires development to adhere to the plan in place, but 
there is not a specific plan for the Charleston DCC.  The policy could identify that an appropriate streetscape for each 
of the blocks in the DCC be developed, with a main focus on Callow Avenue, Wycoff Avenue, 6th Street and 11th 
Street.  Though likely not to be specifically developed in this Comprehensive Plan process, it could address wider 
sidewalks in key areas, multimodal travel lanes, sufficient crosswalks, landscaping/street trees, and street lighting.  
The areawide plan recommended creating a Callow Avenue Festival Street between 6th and 9th Streets.  If this policy 
is added to the Comprehensive Plan, it would likely get added to the Capital Improvement Plan (CIP), as well.  Staff 
would have to work with the Public Works Department on an appropriate policy proposal for the Commission’s 
consideration to help support this effort.   
 

• Amendment 2.6 – Support Recreational Enhancements.  This amendment would add a policy to support and 
develop a gathering place in the Charleston DCC.  The Comprehensive Plan doesn’t need to be specific, but the 
areawide plan provides some recommendations for potential improvements.  Implementing the policy would take 
coordination with the Parks Department and Public Works Department.  Examples were provided to illustrate potential 
opportunities outlined in the areawide plan for creating gathering spaces in the area (Charleston Triangle Pocket Park, 
Forest Edge, Artist Tunnel in Wycoff Underpass, Bremerton Gateway Entrance, and Forest Urban Trail from Callow 
to Forest Ridge Park).  Once the policy has been added, the Parks  and Public Works Department will be asked to 
research opportunities for implementation and what is most appropriate for City.   
 

• Amendment 2.7 – Capital Improvement Plan (CIP) Additions.  The CIP is part of the Comprehensive Plan.  It is 
a multi-year plan that provides a scheduled and programmatic approach to utilize the City’s financial resources in the 
most efficient manner to meet service and infrastructure needs.  If the Comprehensive Plan is amended as proposed, 
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items will need to be added to the CIP to implement the new policies such as streetscape design and implementation, 
gateway enhancements, park enhancements, and miscellaneous public utilities that support the adaptive reuse and 
infill projects.   
 

Ms. Satter said other important items in the Charleston Areawide Plan that may or may not require Comprehensive Plan 
amendments include:   
 

• Proactively market opportunity sites for infill opportunities and adaptive reuse projects.  This could include creating 
information/fact sheets for each opportunity site.   

• Support community stewardship and governance in Charleston.  The Downtown and Manette Business Associations 
and grass root neighborhood groups, such as Union Hill, are good examples.   

• Develop a formal district brand that builds upon the community’s vision and markets the neighborhood to both 
Citywide and regional audiences.  The neighborhood/business association should develop this unique brand.  Once 
developed, the City could aid and recognize the brand through technical support, policy documents and long-range 
planning.   

 
Ms. Satter invited the Commissioners to identify additional information they want staff to provide prior to the next workshop 
discussion on the two proposed amendments.  She encouraged them to review the Charleston Areawide Plan and notify staff 
of anything identified in that Plan was missing.   
 
Chair Wofford invited public comment on the Charleston Areawide Plan. 
 
Edward Coviello, Kitsap Transit, advised that Kitsap Transit has purchased the old Gateway Shopping Center, which is 
currently being used as a park-and-ride.  They are still debating internally about the long-range plan for the parcel.  In the 
meantime, they have received a Federal Grant to do a transit-oriented development study to study how the site could be 
developed.  It is anticipated the study will get started this summer.  He said Kitsap Transit sees a lot of potential for the property 
going forward, and they believe that the Charleston Areawide Plan provides a lot of flexibility that will attract further 
investment.   
 
Commissioner Pedersen said he supports creating a community gathering place at the Triangle Park between Wycoff Avenue 
and Kitsap Way.  Currently, this seems like wasted space, and he felt it would be heavily used if some improvements were 
made.  Ms. Satter suggested that staff could send mailers to property owners within the Charleston area, inviting them to 
participate in future workshops to provide additional feedback, particularly on ideas for gathering places.  At their next 
workshop, she would provide feedback from the other City Departments regarding potential options for gathering places, as 
well.   
 
Commissioner Coughlin referred to Amendment 2.4 and said he supports allowing more flexibility in the parking 
requirements, particularly if the goal is to make the area more walkable and pedestrian-friendly.  Given the comment from Mr. 
Coviello from Kitsap Transit, he suggested it would be helpful to learn more about how the greater public transportation system 
ties into the Charleston area and connects to other areas of the City, as well as how routes might be changed to make Charleston 
more accessible.  Ms. Satter agreed to work with Kitsap Transit to learn more about their plans.   
 
Vice Chair Tift observed that there is a tremendous and unmet demand for public parking.  He asked if there is a place in 
Charleston that might work for a public parking facility.  He noted that thousands of people with living wages are looking for 
places to spend their money on the way home.  He suggested the City work with Kitsap Transit to identify locations for more 
park-and-ride facilities to provide better access for the local workforce that has the financial means to support the small 
businesses in the area.  He noted that the Gateway Center is a good example of a park-and-ride lot that works well.  Perhaps 
there are other opportunities in the Charleston area, as well.  Ms. Satter agreed that public parking opportunities must be 
considered given the areas proximity to Naval Base Kitsap-Bremerton. 
Commissioner Flemister asked if streetscape improvements would be the monetary responsibility of the property owner.  Ms. 
Satter answered that, as per the current code, frontage improvements are required when properties are either vacant with a new 
development or significantly improved.  The property owner would be required to either do the frontage improvements as part 
of development or agree to do them at some point in the future.  She agreed to provide more specific information about when 
the frontage improvement requirement would be triggered so the Commission could have a more comprehensive conversation 
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about what extent for streetscape development  is appropriate in the Charleston area, but that this is already an existing 
requirement.  
 
Commissioner Pedersen voiced support for removing the parking requirements for properties on Callow Avenue (Amendment 
2.4).   
 
Chair Wofford indicated support for creating an artisan/live-work overlay (Amendment 2.3).  He shared the example of the 
Old Rainier Brewer Building in Seattle, which was converted into studio space that is very popular.  He expressed his belief 
that there is a pent-up demand for this type of space that would draw people from Seattle to the Charleston area.  Vice Chair 
Tift also provided the example of the Bainbridge BARN as a successful community space.   
 
 
BUSINESS MEETING 
 
Chair Report 
 
Chair Wofford did not have any items to report.   
 
Director Report 
 
Ms. Satter reported that the Planning Commission’s recommendation to allow two Accessory Dwelling Units (ADUs) on 
single-family lots, with an additional parking space required, was presented to the City Council.  She recalled that a number of 
other amendments were also considered, including eliminating the parking requirement, prohibiting short-term rentals, limiting 
it to areas that are within 500 feet of a center and adding an affordability component.  The City Council decided against 
recommending the affordability component, as the Revised Code of Washington requires that in the affordability component 
be in place for 50 years and that would result in this code not being implemented; but recognizes that the City still needs more 
affordable housing options through different code updates.  On March 3rd, the City Council voted to support the Planning 
Commission’s recommendation as presented.  The result is that two ADUs will be allowed, but the second ADU must provide 
the additional parking space.  She advised that staff would provide periodic updates to the Commission as to how many ADUs 
are being constructed, and particularly two ADUS on a single parcel.  If issues of concern arise, staff will come back with 
amendments as appropriate.  Staff believes this will be a very successful approach for addressing the housing shortage in 
Bremerton.   
 
Ms. Satter also reported that there is still a lot of development activity in Bremerton right now.  About 1,200 units have been 
constructed in the last five years and another 2,000 are in the pipeline.  However, this still isn’t sufficient to meet the City’s 
goal of 500 units per year.  The amendment to the ADU provisions is a positive change, and staff will present additional ideas 
in the future.   
 
 
Old Business 
 
There was no old business. 
 
 
New Business 
 
There was no new business.   
 
 
 
 
ADJOURNMENT 
 
The meeting was adjourned at 6:45 p.m. 
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Respectively Submitted by: 
 
 
 
 
______________________________  ______________________________ 
Andrea L Spencer, AICP   Nick Wofford, Chair 
Executive Secretary   Planning Commission  
 



Planning Commission April 2021Public Hearing – Lot Size Averaging 1 

Commission Public Hearing Date: April 19, 2021  Agenda Item:  V. B.1 
 

CITY OF BREMERTON, WASHINGTON 
PLANNING COMMISSION AGENDA ITEM 

AGENDA TITLE: Public Hearing for Zoning Code Amendments: Lot Size Averaging  

DEPARTMENT: Community Development 

PRESENTED BY: Allison Satter, Planning Manager,  
                               (360) 473-5845 or Allison.Satter@ci.bremerton.wa.us   
 

 

EXECUTIVE SUMMARY 
Staff is requesting that the Planning Commission conduct a public hearing on the proposed Zoning 
Code change, consider public testimony and formulate a recommendation for City Council decision. 
The proposed changes to the Zoning Code are to allow lot size averaging within the Low- and 
Medium-Density Residential zones of the Bremerton Municipal Code (BMC). 
 
ATTACHMENT: 
 

• Attachment 1: Proposed Code Amendments in legislative mark-up for Bremerton Municipal 
Code (BMC) 20.60.065 (Low Density Residential zone) and BMC 20.78.065 (Medium Density 
Residential Zone) 

• Attachment 2: Planning Commission’s Finding and Conclusions 
 
RECOMMENDED MOTION 

Move to recommend the City Council adopt text amendments to Title 20 of the BMC as 
detailed in Attachment 1, based on the Staff Report and the Findings and Conclusions 
presented in Attachment 2 
 
 
 
LOT SIZE AVERAGING  
The proposal is to adopt a code that allows Lot Size Averaging when subdividing as shown in 
Attachment 1. Lot size averaging allows the size of individual lots within a development to vary 
from the minimum lot size that is identified in the zone, provided that the average lot size in the 
development as a whole meets that maximum density. Housing can then be developed on lots smaller 
than otherwise permitted in a zone, while ensuring that the overall density is met for the project. This 
allows more diverse housing and more flexibility when dividing land.  
 
If adopted, the Code WOULD: 

• Add flexibility to code when subdividing. The proposed code would allow some lots to be 
below the minimum required lot size, provided the overall project meets the underlying 
density. 

• Only impact future subdivisions and lots that desire to change their lot line boundary. 
• Act as an important infill tool where there is an existing house or structure on a property, or 

other existing site conditions, that make it difficult, or impossible to subdivide.  
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If adopted, the Code WOULD NOT: 
• Change the density of the underlying zone. The underlying density of the zone still must be 

met for a project as a whole, even if individual lots were of varying minimum sizes. 
• Impact any existing parcels or homes. This revision would only be relevant in the process of 

subdivision or changes to their lot line boundary.  
 
LOT SIZE AVERAGING: EXAMPLE 
The Low Density Residential (R-10) zone has a maximum density of 10 dwelling units per acre. For a 
0.5-acre lot, the maximum number of lots possible in a subdivision would be 5 with each lot at the 
minimum size of 4,300 square feet (sqft).  

 

      
 
 
 
 
 
 
 
 
 
 
Under current code, when subdividing in the R-10 zone, all lots must be no smaller than 4,300 
square feet and no larger than 7,260 square feet (in some cases, one lot in a subdivision can be 
larger, so long as density requirements are met on average). 
 

4,880 sqft 

6,300 sqft 

6,300 sqft 
4,300 sqft 

4,300 sqft 

4,300 sqft 

4,880 sqft 
4,000 sqft 4,300 sqft 21,780 square feet 

(0.5 acres) 

Current Site 
0.5 acres property in R-10 zone 

with two homes on site. 

 

If they subdivide, code requires 

minimum lot size of 4,300 square 

feet and maximum density of  

10 dwelling units per acre 

 

Current Density = 4 du/acre 

Proposed Subdivision #2 
Proposal is to divide into 4 lots. 

 

City could approve this 

subdivision as it meets minimum 

lot size. 

 

Proposed Density = 8 du/acre 

Proposed Subdivision #1 
Proposal is to divide into 5 lots. 

 

City could not approve as Lot 

#1 is proposing a smaller lot 

size than 4,300 square feet 

which is not allowed by Code. 

 

Proposed Density = 10 du/acre 
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Because of the existing homes in the example on the pervious page, the property owner has 
requested a 4,000 square foot lot (a 40’ by 100’ lot) for the proposed Lot #1 which will be able to 
accommodate other code requirements (setback, lot coverage, etc.) and still meet the underlying 
zoning density.    
 
Under current code requirements, the City would reject the proposal as list in Proposed Subdivision 
#1 as all lots must be larger 4,300 square feet; Lot #1 is shown at 4,000 square feet.  
However, if Lot #1 were to be expanded, it would reduce Lot #3’s size below 4,300 square feet. 
Thus, Lot #3 would be too small to meet the minimum lot size requirement. By necessity, this 
proposal would become 4 lots instead of 5 lots on 0.5-acre lot.  
 
Under the proposed code (Attachment 1), flexibility would be permitted when subdividing to 
allow lots to be smaller than minimum lot size if ALL the following were met: 

1. The lot size averaging of the land division does not exceed the permissible maximum density 
of the underlying zoning.  
 
In other words, if the lot is within the R-10 zone and they would like to subdivide, their 
proposed lot sizes could vary provided the project does not exceed a density of more than 10 
dwelling unit per acre. 

• Please note that there are still some standards that are not proposed to change such 
as minimum lot width would still be required (which is 30’ minimum lot width to allow a 
20’ wide home and two 5’ side yard setbacks). 

2. The lots utilizing the reduced minimum lot size must demonstrate that the lots are able to 
accommodate all the development regulations including, but not limited to, required parking, 
lot coverage, setbacks, stormwater compliance, etc.   

3. If the land division is submitted in phases of development, each phase submitted for approval 
shall meet all provision for this section. 

 
Though it seems like a minor change, this flexibility will have an impact as it is incrementally 
implemented throughout the City through infill subdivisions.  
 
Change from Workshop to Public Hearing 
At the Planning Commission workshop for this item, the proposal was to limit the number of parcels 
that could use lot size averaging per project and limit the reduction to not less than 10% of the 
identified minimum lot size. The Commission had the valid comment that provided the project meets 
the underlying density and still has area on their lot that can fit a house and all other code 
requirements, why is there a code that has arbitrary limits that can be more restrictive to a property 
owner.  Per the request of the Planning Commission, the proposal at this Public Hearing has not 
include those provisions.  

 
Summary 
Staff recommends that Planning Commission review the materials, take public testimony, and 
provided a recommendation to City Council on the Zoning Code Amendment to allow Lot Size 
Averaging to the Low- and Medium-Density Residential Zones.  



Attachment 1 
Planning Commission’s Public Hearing on April 19, 2021 

Page 1 of 2 
 

Planning Commission’s Public Hearing – April 19, 2021 

Proposed Code Revisions to Lot Size Averaging 
 

A link to the Bremerton Municipal Code Title 20 (aka Zoning Code) in its entirety - 

https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton20.html 

Proposal is shown in Legislative markup with added text being RED and UNDERLINED, and 

deleted text being RED and Strikethrough. 

Low Density Residential  

20.60.065 ALLOWABLE DENSITY AND LOT AREA.  
The purpose of this section is to establish compatible levels of density within existing neighborhoods. The 
intent is to allow infill residential development. The following density and lot area standards are applicable 
to development within the zone: 
(a) Minimum Density. The minimum required density is six (6) dwellings per acre. 
(b) Maximum Density. The maximum allowed density is ten (10) dwellings per acre. 
(c) Maximum Lot Area. The maximum lot area is seven thousand two hundred sixty (7,260) square feet, 
with the following exceptions: 

(1) The lot area may be modified through the approval of a residential cluster development 
pursuant to BMC 20.58.060; 
(2) One (1) lot within a proposal for a division of land may exceed seven thousand two hundred 
sixty (7,260) square feet, provided the remaining lots do not exceed the seven thousand two 
hundred sixty (7,260) square foot maximum lot size; and 
(3) A flag lot that complies with the requirements in BMC 20.44.100 may exceed seven thousand 
two hundred sixty (7,260) square feet, provided the total area of the flag lot does not exceed ten 
thousand eight hundred ninety (10,890) square feet. 

(d) Minimum Lot Area. The minimum allowed lot area is four thousand three hundred (4,300) square feet. 
(e) Exception to Minimum Lot Areas. 

(1) The minimum lot area may be modified through the approval of a residential cluster 
development pursuant to BMC 20.58.060, provided the development complies with the maximum 
density requirement set forth in subsection (b) of this section. 
(2) When a new subdivision is proposed, the size of lots in land division may be reduced below the 
minimum lot size provided all the following are met: 

i. The overall average of the proposed lots do not exceed the permissible maximum 
density. 

ii. All lots that are smaller than the minimum lot size shall demonstrate that they are 
developable by showing code compliance with such items as required parking, lot 
coverage, setbacks, stormwater compliance, etc. 

iii. The platting documents shall include documentation of allowed uses and language that 
ensures maximum density is not exceeded. 

iv. If the land division is submitted in phases of development, each phase submitted for 
approval shall meet these provisions. 

Medium Density Residential  

20.78.065 ALLOWABLE DENSITY AND LOT AREA. 
The purpose of this section is to establish compatible levels of density within existing neighborhoods. The 
intent is to allow infill residential development. The following density and lot area standards are applicable 
to development within the zone: 
(a) Minimum Density. The minimum required density is six (6) dwellings per acre. 
(b) Maximum Density. The maximum allowed density is eighteen (18) dwellings per acre. 

https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton20.html
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(c) Maximum Lot Area. The maximum lot area is seven thousand two hundred sixty (7,260) square feet, 
with the following exceptions: 

(1) The lot area may be modified through the approval of a residential cluster development 
pursuant to BMC 20.58.060; 
(2) One (1) lot within a proposal for a division of land may exceed seven thousand two hundred 
sixty (7,260) square feet, provided the remaining lots do not exceed the seven thousand two 
hundred sixty (7,260) square foot maximum lot size; and 
(3) A flag lot that complies with the requirements in BMC 20.44.100 may exceed seven thousand 
two hundred sixty (7,260) square feet, provided the total area of the flag lot does not exceed ten 
thousand eight hundred ninety (10,890) square feet. 

(d) Minimum Lot Area. The minimum allowed lot area is two thousand five hundred (2,500) square feet. 
(e) Exception to Minimum Lot Areas. 

(1) The minimum lot area may be modified through the approval of a residential cluster 
development pursuant to BMC 20.58.060, provided the development complies with the maximum 
density requirement set forth in subsection (b) of this section. 
((2) When a new subdivision is proposed, the size of lots in land division may be reduced below the 
minimum lot size provided all the following are met: 

i. The overall average of the proposed lots do not exceed the permissible maximum 
density. 

ii. All lots that are smaller than the minimum lot size shall demonstrate that they are 
developable by showing code compliance with such items as required parking, lot 
coverage, setbacks, stormwater compliance, etc. 

iii. The platting documents shall include documentation of allowed uses and language that 
ensures maximum density is not exceeded. 

iv. If the land division is submitted in phases of development, each phase submitted for 
approval shall meet these provisions. 
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FINDINGS AND CONCLUSIONS  
OF THE CITY OF BREMERTON PLANNING COMMISSION 

 

Summary:   
The proposed amendments to the Bremerton Municipal Code (BMC) to allow Lot Size Averaging in the 
Low- and Medium-Density Residential Zones.  
 
 

I. FINDINGS OF FACT 
 

1. Project Description:   
The proposed Zoning Code amendments would allow lot size averaging within the City’s BMC 
to the two zones that identity minimum lot sizes: Low- and Medium Density Residential Zones 
(BMC 20.60 and BMC 20.78). This code would allow future development to have some flexibility 
in their proposed minimum lot sizes when subdividing or a boundary line change, when the 
overall project continues to meet the underlying zoning density. 
 
This proposal does not impact, nor change, the existing underlying zoning density as identify in 
current code.  

 

2. Procedural History: 
2.1 Planning Commission Workshop: January 22, 2021 
2.2 Washington State Department of Commerce Notice: March 11, 2021 
2.3 SEPA Threshold Determination DNS:  March 16, 2021 
2.4 Notice of Public Hearing:  April 9, 2021 
2.5 Planning Commission Public Hearing:  April 19, 2021 
 

3. Public and Agency Comment:   
3.1 None provided at the Workshop 
3.2 At the Planning Commission Public Hearing on April 19, 2021, the following testimony 

was provided:  
                                                                                                 . 
                                                                                                 . 
                                                                                                 . 
                                                                                                 . 
 

4. SEPA Determination:   
A Determination of Non-Significance was issued on March 16, 2021, no comments or appeals 
were filed.  
 

5. Consistency: 
Text amendments to Title 20 shall meet the decision criteria outlined in BMC 20.18.020(d).  The 
Planning Commission may recommend, and the City Council may adopt or adopt with 
modifications, an amendment to Title 20 if the criteria outlined below are met. 

 

(1) It is consistent with the goals and policies of the comprehensive plan;  
 

 Analysis:   The proposed amendments continue to uphold the objectives and goals of the  
   Comprehensive Plan, and implement the following policies: 
    

o Policy LU1(B): Coordinate Bremerton’s growth consistent with the Kitsap Countywide 
Planning Policies and the Puget Sound Regional Council’s Vision 2040, and state 
requirements. 

o Policy LU4(C): Provide land use regulations that give opportunities for the community to 
have fair access to livelihood, education, and resources. 
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o Housing Vision: To encourage the growth of Bremerton by strategically locating a wide 
variety of housing types throughout the City in a way that protects the environment and 
fosters community health.  

o Housing Goal H2: Encourage the development of a variety of new housing options and 
densities to meet the changing needs of Bremerton’s residents. 

o Policy H2(C): Supporting infill development and increased densities. 
o Housing Goal H3: Support access to quality and affordable housing for all Bremerton 

residents. 
o Policy H3(A): Provide opportunities for the production of new housing for all incomes, ages, 

and family types through infill by stimulating growth of non-traditional housing types such as 
townhomes, carriage units, accessory dwelling units, and duplexes in locations where they 
will seamlessly infill into the fabric of the existing neighborhoods.  

o Policy H3(E): Eliminate unnecessary regulatory impediments to the development of 
affordable housing.  

 
(2) It does not conflict with other City, state and federal codes, regulations and ordinances. 

 
Analysis: The proposed amendments do not conflict with any other regulations. To ensure 
the City continues having a balance of housing and employment opportunities as identified 
within the Comprehensive Plan, an annual status report on commercial growth/development will 
be presented to the Planning Commission to monitor if this exception is still needed.    

 
II. CONCLUSIONS & RECOMMENDATION 

 
Based on the findings above, the Planning Commission concludes that the proposed amendments 
to the Bremerton Municipal Code Title 20 Land Use Chapter related to Lot Size Averaging, meets 
the requirements in BMC 20.18.020(d) text amendments, and therefore recommends to the City 
Council, the adoption of amendments to Title 20. 

 
Respectfully submitted by: 
 
 
_________________________________                          _________________________________ 
Andrea L. Spencer, Executive Secretary                           Nick Wofford, Planning Commission Chair   
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Commission Meeting Date: April 19, 2021  Agenda Item: V.B.2   
 

 
CITY OF BREMERTON, WASHINGTON 

PLANNING COMMISSION AGENDA ITEM 
 

AGENDA TITLE: Workshop for BMC Title 20 – Potential Zoning Code Amendments 
Relating to Boundary Line Adjustments 

DEPARTMENT: Community Development 
PRESENTED BY: Kelli Lambert, (360) 473-5245 or Kelli.Lambert@ci.bremerton.wa.us  
 

 
EXECUTIVE SUMMARY 
Staff is requesting that the Planning Commission conduct a public hearing on the proposed 
Zoning Code change, consider public testimony and formulate a recommendation for City 
Council decision. The proposed changes to the Zoning Code are to establish regulations for 
Boundary Line Adjustments (BLAs).  
 
ATTACHMENTS: 

• Attachment 1: Proposed Code Amendments in legislative mark-up for Bremerton 
Municipal Code (BMC) 20.12.175 (Land Division)  

• Attachment 2: Planning Commission’s Findings and Conclusions 
 
RECOMMENDED MOTION 
Move to recommend the City Council adopt text amendments to Title 20 of the BMC as 
detailed in Attachment 1, based on the Staff Report and the Findings and Conclusions 
presented in Attachment 2. 
 
 
 
BOUNDARY LINE ADJUSTMENTS 
The proposal is to adopt revisions to the Land Division code to allow for City review of 
Boundary Line Adjustments (BLAs), as shown in Attachment 1. A BLA is a process for 
changing the lot lines between legal lots. A BLA does not create any lots or parcels - it merely 
changes the boundaries. BLAs are commonly done to resolve conflicts between adjacent 
property owners, or to bring a property into conformance with zoning code requirements. 
Currently, as the City does not have a process for reviewing BLAs, property owners record 
them directly with the Kitsap County Auditor, and the City misses the chance to identify 
potential problems sometimes created by a BLA. 
 
 

mailto:Kelli.Lambert@ci.bremerton.wa.us
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If adopted, the Code WOULD: 
• Allow the City to review proposed Boundary Line Adjustments, to identify potential 

conflicts or nonconformities before the document is recorded.  
• Protect property values by providing a process for owners to confirm that their revised 

lot(s) will be recognized by the City at the time of future development.     
 

If adopted, the Code WOULD NOT: 
• Change any of the current land division regulations.  
• Create any new criteria of approval. 

 
BOUNDARY LINE ADJUSTMENTS (BLAs) 
The following sections will explain the background and purpose of BLAs and outline potential 
additions being considered by the City to the Bremerton Municipal code Title 20, also known 
as the Zoning Code, related to land division. The picture below shows two examples of a 
Boundary Line Adjustment.  
 

 

1. What is a Boundary Line Adjustment? 
a. A BLA is a process for changing the lot lines between legal lots. A BLA does not 

create any lots or parcels- it merely changes the boundaries.  
 
Three common usages for BLAs would be: 
 

1. To resolve controversy regarding the boundary between neighbors; 
a) Example: a landowner builds a fence on what she believes is her 

property. A survey reveals the fence is on the neighbor’s 
property. She may perform a BLA with her neighbor to transfer 
possession of the land under the fence to her, possibly in 
exchange for compensation. 
 

2. To bring a property into conformance with zoning code; 
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a) Example: a structure was built within the side yard setbacks. In 
order to bring it into conformance, the landowner and her 
neighbor agree to perform a BLA to move the lot line. 
 

3. To allow additional development that complies with zoning code. 
a) Example: the maximum development coverage of a lot is 

reached. The landowner and her neighbor may agree to perform 
a BLA to move the lot line, netting the landowner additional lot 
space. 

2. Typical Standards 
a. BLAs have slightly different approval criteria across jurisdictions. However, 

most are subject to basic standards, including: 
 

1. A BLA cannot:  
a) create a lot; 
b) reduce the size of a lot so that it contains insufficient area and 

dimension to meet minimum zoning code; 
c) reduce building setbacks below standards; 
d) increase an existing nonconformity; 
e) diminish current or future water supply, drainage, or sewer 

disposal; 
f) create a lot without vehicular access 
g) be inconsistent with the conditions or restrictions on a recorded 

plat; 
h) create a lot that straddles multiple zones; 
i) create a lot that straddles multiple jurisdictions; 
j) create a lot that straddles multiple overlay areas or subareas; 
k) create a lot that is so constrained or encompassed by 

topography, critical areas, buffers, or shape, that it would require 
a variance or exemption in order for a building site to be allowed; 

l) be for a lot that is currently under a current stop-work order or 
code enforcement action. 
 

b. BLAs are a right granted to homeowners in the Washington Administrative 
Code. The City of Bremerton currently has no regulations in place to review 
BLAs. In Bremerton, BLAs are processed through the Kitsap County Assessor. 
Kitsap County’s code relating to BLAs contains a provision that BLAs “Must 
meet local regulations”, yet Bremerton has no formal process for BLAs to meet 
that standard.  
 

c. Several of our sister cities, including Bainbridge Island (BIMC 2.16.090), 
Poulsbo (PMC 17.30), and Port Orchard (POMC 20.84), have BLA provisions 
and permit processes.  
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3. Typical Process:  

 
a. BLAs would be processed as Type 1 permits, the same as are used for typical 

building permits. The following is a breakdown of the steps, from application to 
completion: 
 
Step 1: The applicant will submit the application materials, which will include:  

a) Application form; 
b) Legible drawings prepared, stamped, and dated by a licensed 

land surveyor, that show the parcels and their surroundings as 
they currently are, and as they will be once changed; 

c) A copy of any covenants, conditions, and restrictions, deed 
restrictions, and other development agreements pertaining to the 
properties; 

d) A recent title report; 
e) Any other information that DCD or Public Works deem necessary 

to approve. 
f) The applicant would pay a fee that will be established by the city 

in an updated Rate Table C. Until this is implemented, an hourly 
rate will be charged for the time the City spends on review. 

 
Step 2: The City will conduct its review. 

 
Step 3: The City will issue its decision.  

a) In the event of a negative result, if the applicant wishes to appeal 
to the Hearing Examiner they may do so at this time. 
 

Step 4: If approved, the applicant then has 1 year to submit the documents for     
recording to the Kitsap County Assessor’s office. 
 

Submit 
Application & Pay 

Fees

Technical Staff 
Review Decision

Appeal to Hearing 
Examiner

Submit 
Documents for 

Recording within 
1 year

Step 1 Step 2 Step 3 Step 4 
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4. Why Regulate BLAs? 
The City has a strong interest in ensuring that new development and land 
division complies with the goals of our Comprehensive Plan, zoning code, and 
the standards of our Public Works department. Under the current arrangement, 
BLAs are not required to be reviewed by the City at all, and could result in 
nonconformities in the zoning code, strain on or incompatibility with public 
utilities, or parcel shapes or sizes that are inconsistent with the goals of our 
Comprehensive Plan. In the rare instances where BLAs are shown to the City 
prior to their finalization with Kitsap County, any review the City does is pro-
bono, and any recommendations that we issue are non-binding.  
 
Implementing a tailored-to-Bremerton strategy to review BLAs not only allows 
us to hold them to standards specific to Bremerton’s needs, it also updates our 
municipality’s land division policy to be in line with that of our sister cities of 
Poulsbo, Port Orchard, and Bainbridge Island. 
 
Under current code, a property owner can record a BLA directly with the Kitsap 
County Auditor’s office, without review from City departments. Potential issues 
around private utilities, access, and critical areas can be missed, which can 
affect the property owner’s ability to develop the lot(s).  
 
Under the proposed code (Attachment 1), the City would review proposed 
BLAs, and therefore identify any potential issues that may be created by the 
BLA before the document is recorded.  
 

Summary 
Staff recommends that Planning Commission review the materials, take public testimony, and 
provide a recommendation to City Council on the Zoning Code Amendment to create a 
Boundary Line Adjustment ordinance, similar to the zoning codes of the other cities within 
Kitsap County (Poulsbo, Port Orchard, and Bainbridge Island).  
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Planning Commission Public Hearing – April 19, 2021 
Proposed Code Revisions to add a process for Boundary Line Adjustments 
 

A link to the Bremerton Municipal Code Title 20 (aka Zoning Code) in its entirety - 
https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton20.html 

Proposal is shown in Legislative markup with added text being RED and UNDERLINED, and 
deleted text being RED and Strikethrough. 

Land Division 20.12 
Sections: 

20.12.010    PURPOSE. 
20.12.020    APPLICABILITY. 
20.12.030    EXEMPTIONS. 
20.12.040    DEFINITIONS. 
20.12.050    ADMINISTRATION. 
20.12.060    GENERAL PROVISIONS. 
20.12.070    SURVEY REQUIREMENTS. 
20.12.080    SUBDIVISION CATEGORIES. 
20.12.090    REVIEW PROCEDURES AND APPROVALS. 
20.12.100    APPROVAL CRITERIA - PRELIMINARY SUBDIVISION. 
20.12.110    SUBMITTAL REQUIREMENTS - PRELIMINARY SUBDIVISION. 
20.12.120    APPROVAL CRITERIA - FINAL SUBDIVISION. 
20.12.130    SUBMITTAL REQUIREMENTS - FINAL SUBDIVISION. 
20.12.140    MODIFICATIONS TO PRELIMINARY SUBDIVISION APPROVAL. 
20.12.150    RECORDING FINAL SUBDIVISIONS. 
20.12.160    EXPIRATION OF FINAL SUBDIVISION APPROVALS. 
20.12.170    SUBDIVISION VESTING. 
20.12.175    BOUNDARY LINE ADJUSTMENTS. 
20.12.180    VIOLATION - PENALTY. 

20.12.175 BOUNDARY LINE ADJUSTMENTS. 
 

(a) Purpose. The purpose of this section is to provide procedures and criteria for the review and 

approval of adjustments to boundary lines of legal lots or tracts in order to rectify defects in legal 

descriptions, to allow the enlargement of lots to improve or qualify as a building site, to achieve 

increased setbacks from property lines or sensitive areas, to correct situations wherein an 

established use is located across a lot line, or for other similar purposes. A boundary line adjustment 

shall not be used to subdivide land, i.e., it shall not create any new or additional lot, tract or parcel. 

The boundary line adjustment is not for the purpose of avoiding public improvement requirements 

that would be associated with a replat or other new land division approval.  

 

https://www.codepublishing.com/WA/Bremerton/#!/Bremerton20/Bremerton20.html
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(b) Procedure. 

(1) A request for a Boundary Line Adjustment is processed as a Type I Director’s decision 

pursuant to Chapter 20.02 BMC. 

(2) Boundary line adjustments may also be accomplished as part of a plat or short plat.  

(c) Application submittal requirements. An applicant shall submit a complete boundary line adjustment 

application to the city. The following shall accompany a complete application for the purposes of 

this chapter: 

(1) Evidence of ownership or authorization from the property owner to apply.  

(2) A site plan of both the existing and proposed property line configuration that contains the 

following: 

(i) A vicinity map that clearly marks the site in relation to the nearest major streets, 

roads, and waterways in the area; 

(ii) A map at a scale of not less than one inch to fifty feet which depicts the existing 

property configuration, including all lot lines, dimensions and lot area. 

(iii) The location and dimensions of all structures/improvements existing upon the 

affected lots and the distance between such structures/improvements and the 

existing and proposed boundary lines. 

(iv) The location and dimensions of any easements within or adjacent to the affected 

lot(s). 

(v) The location, dimensions and names of all existing or platted street rights-of-way, 

whether public or private, within or adjacent to the affected lots. 

(vi) The location of all existing and proposed water, sewer and storm drainage facilities, 

on-site wastewater disposal systems, drainfields, and wells. 

(vii) The location of access to all affected lots. 

(viii) A north arrow and bar scale. 

(3) The original legal descriptions of all affected properties, together with new separate legal 

descriptions for each parcel resulting from the adjustment. 

(4) All drawings and legal descriptions are required to be prepared, stamped and dated by a 

licensed land surveyor as set forth in BMC 20.12.070. The surveyor shall confirm the 

following: 

(i) That the boundary line adjustment does not violate any covenants, conditions and 

restrictions (CCRs), deed restrictions, common spaces, easements, or development 

agreements pertaining to the affected properties; and 

(ii) All person with interest in the properties are represent in the request. 

(5) A title report prepared not more than 60 calendar days prior to application submittal and 

prepared by a title company licensed in the state of Washington, may be required. 



  Attachment 1  
 Planning Commission’s Public Hearing on April 19, 2021 

3 
 

(6) If an existing on-site sewage (septic tank) disposal system and/or well will continue to be 

used on an affected property after the boundary line adjustment, and/or if a new on-site 

sewage disposal system or well is proposed for an affected property where city code does 

not require connection to the city’s municipal sewer and/or water system, the applicant 

shall provide written verification from the Kitsap Public Health District that the proposed lot 

is adequate to accommodate an on-site sewage disposal system and/or well.  

(d) Decision criteria. The following criteria shall be used to review and approve boundary line 

adjustments: 

(1) The boundary line adjustment shall not result in the creation of any additional lot, tract, 

parcel, site, or division. 

(2) The boundary line adjustment shall not be approved if it avoids public improvement 

requirements, such as utility or right-of-way improvements, that would be associated with a 

land division approval.  

(3) The lots or parcels resulting after the boundary line adjustment shall meet all dimensional 

requirements specified for the applicable zone as set forth in Title 20, and other applicable 

regulations. 

(4) No lot, use, or structure is made nonconforming or more nonconforming than that which 

existed at the time of application and are subject to the provisions of BMC 20.54. 

(5) Will not diminish or impair existing or future drainage, water supply, sanitary sewage 

disposal (including on-site sewage disposal) or legal access. 

(6) Shall not be reconfigured or adjusted which would render access for vehicles, utilities, fire 

protection, or existing easements impractical to serve their purpose or to allow 

maintenance/access. 

(7) Shall not violate or be inconsistent with any conditions of approval for a previously filed land 

use action, subdivision, short plat, or binding site plan deemed relevant by the Director. 

(8) Shall not result in a lot having more than one land use designation and/or zoning; or result 

in being bisected by any special overlay. 

(9) Shall not result in a lot, or lots, not wholly located within the city limits. 

(10) Shall not involve lots that do not have a common boundary  

(11) Shall not result in a lot which would be so constrained by topography, critical areas or 

buffers, unusual shape, or other site conditions that a reasonable building site cannot be 

obtained except through a variance, reasonable use exemption from a critical areas permit, 

or other special exemption from the city’s zoning, land use or critical area regulations. 

(12) Shall not affect the boundaries of any lot, tract, parcel or division that is the subject of a 

current, unresolved city code enforcement action, code violation notice, or stop work 
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notice; except as provided under circumstances where the Director, Hearing Examiner or 

judge deems a boundary line adjustment provides an appropriate resolution.  

(13) Any adjustment of boundary lines must be approved by the department prior to the transfer 

of property ownership between adjacent legal lots; 

(14) When an adjustment of boundary lines requires a modification of access, those 

modifications shall be approved by the City Engineer though a separate permit. Any 

adjusted lot shall contain no more than six separate lot lines, which are straight lines except 

when an irregular line is caused by an existing right of way or existing lot line.   

(a) Final Approval and Recording. 

(1) Prior to recording, the applicant shall submit boundary line adjustment drawing(s) for 

approval by the City. The City will provide a decision in writing, to be provided to the Kitsap 

County Auditor’s office.  

(2) Prior to final approval, documentation authorizing the transfer of property ownership shall 

be placed on the original boundary line map along with the legal descriptions of those 

portions of land being transferred when lots are under separate ownership. Lot lines within 

lots under the same ownership will be adjusted upon the recording of the boundary line 

adjustment. 

(3) A boundary line adjustment does not become effective until all documents are recorded 

with the Kitsap County auditor. The boundary line adjustment shall be recorded within one 

hundred eighty days of the notice of decision date or be null and void. The applicant shall be 

responsible for submitting all final documents for recording. The applicant shall provide the 

City the Auditor File Number within 7-days of recording, and a copy of the recorded 

boundary line adjustment within 30-days of recording. 

(b) The Director may require Site Plan Review concurrent with any BLA meeting criteria per BMC 
20.58.080(b).  
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FINDINGS AND CONCLUSIONS  
OF THE CITY OF BREMERTON PLANNING COMMISSION 

 

Summary:   
The proposed amendments to the Bremerton Municipal Code (BMC) to develop a City process for 
Boundary Line Adjustments by creating a new section: BMC 20.12.175 
 
 

I. FINDINGS OF FACT 
 

1. Project Description:   
The proposed Zoning Code amendments would allow for City departments to review Boundary 
Line Adjustments within the City of Bremerton.  
 
This proposal does not impact, nor change, the regulations for Land Division as identified in 
current code.  

 

2. Procedural History: 
2.1 Planning Commission Workshop: July 8, 2020 
2.2 Washington State Department of Commerce Notice: March 22, 2021 
2.3 SEPA Threshold Determination DNS:  March 24, 2021 
2.4 Notice of Public Hearing:  March 25, 2021 
2.5 Planning Commission Public Hearing:  April 19, 2021 
 

3. Public and Agency Comment:   
3.1 None provided at the Workshop 
3.2 At the Planning Commission Public Hearing on April 19, 2021, the following testimony 

was provided:  
                                                                                                 . 
                                                                                                 . 
                                                                                                 . 
                                                                                                 . 
 

4. SEPA Determination:   
A Determination of Non-Significance was issued on March 24, 2021, no comments or appeals 
were filed.  
 

5. Consistency: 
Text amendments to Title 20 shall meet the decision criteria outlined in BMC 20.18.020(d).  The 
Planning Commission may recommend, and the City Council may adopt or adopt with 
modifications, an amendment to Title 20 if the criteria outlined below are met. 

 

(1) It is consistent with the goals and policies of the comprehensive plan;  
 

 Analysis:   The proposed amendments continue to uphold the objectives and goals of the  
   Comprehensive Plan, and implement the following policies: 
    

o Goal LU1. Plan for Bremerton’s population and employment growth.  
o Policy LU1(B): Coordinate Bremerton’s growth consistent with the Kitsap Countywide 

Planning Policies and the Puget Sound Regional Council’s Vision 2040, and state 
requirements. 

o City Services Goal CS1: Provide municipal services that enhance the quality of life in 
Bremerton. 

o Policy CS1(B): Educate the citizenry about City services and citizen responsibilities. 
o Goal CS4: Provide safe and reliable utility service to citizens, while balancing economic, 

aesthetics and environmental factors. 
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(2) It does not conflict with other City, state and federal codes, regulations and ordinances. 
 
Analysis: The proposed amendments do not conflict with any other regulations.  

 
II. CONCLUSIONS & RECOMMENDATION 

 
Based on the findings above, the Planning Commission concludes that the proposed amendments 
to the Bremerton Municipal Code Title 20 Land Use Chapter related to Land Division meets the 
requirements in BMC 20.18.020(d) text amendments, and therefore recommends to the City 
Council, the adoption of amendments to Title 20. 

 
Respectfully submitted by: 
 
 
_________________________________                          _________________________________ 
Andrea L. Spencer, Executive Secretary                           Nick Wofford, Planning Commission Chair   
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Planning Commission April 2021 Public Hearing – Manufactured Homes 

Commission Meeting Date: April 19, 2021 Agenda Item:  V.B.3 

CITY OF BREMERTON, WASHINGTON 
PLANNING COMMISSION AGENDA ITEM 

AGENDA TITLE:  Public Hearing for Reaffirmation of Zoning Code Amendment related to 
Manufactured Housing (BMC 20.46.040) 

DEPARTMENT: Community Development 

PRESENTED BY: Allison Satter, Planning Manager 
(360) 473-5845 or Allison.Satter@ci.bremerton.wa.us

OVERVIEW SUMMARY 

In 2019, the Planning Commission provided a recommendation to City Council for a minor 

Zoning Code Amendment for Manufactured Homes as regulated by Bremerton Municipal 

Code (BMC) 20.46.040). The City Council held a study session to consider the Planning 

Commission’s recommendation, but a Public Hearing was not conducted. As a few years 

have passed since Planning Commission’s recommendation, Staff is presenting the proposed 

amendment through another public hearing to see if Planning Commission still recommends 

the proposed Zoning Code amendment to revise the size requirements for new manufactured 

homes when placed within the City of Bremerton.   

The Planning Commission should conduct a public hearing on the proposed Zoning Code 

change, consider public testimony and either re-affirm the 2019’s recommendation, or 

formulate an updated recommendation for City Council decision.  

ATTACHMENTS: 

• Attachment A: Proposed Amendments in legislative mark-up for Bremerton Municipal

Code (BMC) 20.46.040 entitled Manufactured Homes

• Attachment B: Update’s Planning Commission’s Finding and Conclusions

• Attachment C: 2019’s Planning Commission’s Findings and Conclusions

• Attachment D: Planning Commission’s Minutes for March 18, 2019 (Workshop) and

April 22, 2019 (Public Hearing)

• Attachment E: Comment received from April 2019 Public Hearing.

OPTIONS FOR MOTION: 
At this Public Hearing, the Commission has the following options. 
1. Recommend that the City Council adopt the Zoning Code Amendment as presented in

this staff report and attachments.

a. Recommended Motion: Move to re-affirm the recommendation to the City Council

to adopt the Zoning Code’s text amendments to Title 20 of the BMC as shown in

Attachment A, and based upon the Staff Report and the Findings and Conclusions

presented in Attachment B.

2. Recommend the City Council adopt the Zoning Code changes as modified by the

Commission.

3. Recommend denial of any part of the Zoning Code amendments and

mailto:Allison.Satter@ci.bremerton.wa.us
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STAFF ANALYSIS 
The proposal is for a Zoning Code amendment to revise the City’s regulations for size 
requirements for new manufactured homes. The proposed amendments will improve the 
Zoning Code and allow property owners more opportunities to locate manufactured homes 
within the City limits by changing the size requirement that a manufactured home must be. 
This Staff Report will also address the differences between modular homes, prefab homes 
and manufactured homes.  

 
ZONING CODE AMENDMENT: Manufacture Homes  
Within the City of Bremerton Zoning Code, manufactured homes are allowed as residential 

units, provided development and design criteria are met pursuant to Bremerton Municipal 

Code 20.46.040.  

 

The City’s code language for manufactured housing is provided in Attachment A, with one 

minor amendment shown. The specific provision requested to be amended is the size that a 

manufactured home must be to be placed on a lot. It currently requires that a manufactured 

home must be “comprised of at least two (2) fully enclosed parallel sections each of not less 

than twelve (12) feet wide by thirty-six (36) feet long.” Staff is suggesting, and the Planning 

Commission previously recommended, that the City allow 9.5’ wide instead of 12’ for double-

wide manufactured homes (to allow a 19’ wide manufactured home instead of a 24’ wide 

home). 

 

The primary justification for this is that the City requires 

all new lots to have a minimum 30’ wide lot. This 

standard is typical for a city/urban lot of 0.1 acres and 

many of West Bremerton’s lots are about 30’. With a 

minimum 5’ side-yard setback required on each side, 

this only allows room for a 20’ wide home. However, if 

you wanted to place a manufactured home on this 

property, the lot would have to be at least 34’ wide (two 

5’ side-yard setbacks (10’) + two 12’ wide parts of the 

manufactured home (24’) = 34’ lot). To allow a 19’ wide 

manufactured home, this would fit on a typical 30’ wide 

lot and setbacks and allow room for siding and eaves.  

 
Image of a standard residential lot with 

the building envelope (where the 

building may be located) shown in the 

purple dashed lines. 



3 

Planning Commission April 2021 Public Hearing – Manufactured Homes 

RCW 35A.63.145(3) allows jurisdictions to alter the manufactured home’s size and design 

criteria and therefore the current proposal for Planning Commission to revise the size.   

 

CAN THE CITY ADD REGULATIONS ABOUT DESIGN? 
Per RCW 35.21.684, the City may not require design requirements except as follows: “The 
manufactured home comply with all local design standards applicable to all other homes 
within the neighborhood in which the manufactured home is to be located.”  If the City does 
not regulate design of other single family construction, then it cannot regulate the design of 
manufactured housing. 
 
DIFFERENCE BETWEEN PREFAB, MODULAR, AND MANUFACTURED HOMES 
Determining whether a home is classified as a mobile, manufactured or modular is often 
confusing. Visually, manufactured and modular homes don’t appear that different, and both 
are often mistaken as site-built homes. However, prefabricated homes differ depending on 
the codes they must follow. 
 
A prefabricated home, or prefab home, is a term used to describe any building or dwelling 
that is manufactured off-site, in a home building facility, and then transported to the home or 
building site to be set on a foundation. A prefabricated home includes modular and 
manufactured homes that are built off-site and transported to the final destination.  
 
Mobile Home and Manufactured Homes 
The terms “mobile home” and “manufactured home” are often used by the general public to 
describe the same type of home. Mobile homes and manufactured homes were finally 
distinguished from each other in 1976 when the National Mobile Home Construction and 
Safety Act became effective. This act, generally known as ‘the HUD Code,’ sets standards for 
design and construction, body and frame requirements, thermal protection, plumbing and 
electrical, fire safety, energy efficiency, and other aspects of manufactured homes.  
  
The intent of the HUD Code is to improve the durability and quality of manufactured homes, 
and it is the only federally-regulated national building code. 
 
To summarize manufactured homes are the following: 

• Manufactured houses are built in a factory. 

• They conform to a Federal building code, called the HUD code, rather than to building 
codes at their destinations. 

• Manufactured homes are built on a non-removable steel chassis. 

• Sections can and are transported to the building site on their own wheels. 

• Multi-part manufactured units are joined at their destination. 

• Building inspectors check the work done locally (electric hook up, etc.) but are not 
required to approve the structure. 

• Manufactured housing is generally less expensive than site built and modular homes. 
 
Modular Homes: Like a manufactured home or a mobile home, the sections of a modular 
home are built in a climate-controlled home building facility. Modular homes are built to 
conform to all state, local and/or regional codes that are necessary for the final location of the 



4 

Planning Commission April 2021 Public Hearing – Manufactured Homes 

home—just like site-built homes. Modular homes are typically built in two sections, however, 
depending on the size of the home, it could be built in up to five sections. 
 
To summarize, modular homes are the following: 

• Modular homes are built in sections at a factory. 

• Modular homes are built to conform to all state, local or regional building codes at their 
destinations. 

• Sections are transported to the building site on truck beds, then joined together by 
local contractors. 

• Local building inspectors check to make sure a modular home's structure meets 
requirements and that all finish work is done properly. 

• Modular homes are sometimes less expensive per square foot than site-built houses. 

• A well-built modular home should have the same longevity as its site-built counterpart. 
 
As a modular home is constructed to local standards, there is no proposed zoning code 
amendments needed to address the construction of modular homes. A modular home would 
include a shipping container being converted to a living unit that meets the building code 
standards for Bremerton. They are outrightly allowed to be placed in Bremerton provided they 
meet the local codes and standards.   
 
CONCLUSION 

The attached text amendments in Attachment A and B identify changes to BMC 20.46.040 

Manufactured Homes.  Staff recommends that the Planning Commission hold an open record 

public hearing, consider testimony, and formulate a recommendation for the City Council. 

 

 

 

 

 

 



Attachment A 

Planning Commission’s Public Hearing on April 19, 2021 

PROPOSED CODE CHANGE: shown in legislative markup with additions being 

bolded, red and underlined, and deletions being bolded, red, and strikethrough.  

  

20.46.040 MANUFACTURED HOMES. 

(a)    Manufactured homes are permitted on one (1) individual parcel, lot, or tract in 
residential zones; provided, that the home is: 

(1)    Approved by the Washington State Department of Labor and Industries or 
the U.S. Department of Housing and Urban Development, and the appropriate 
certification insignia is affixed to the unit, in accordance with the provisions of 
Chapter 43.22 RCW; 
(2)    Comprised of at least two (2) fully enclosed parallel sections each of not 
less than twelve (12) nine-and-a-half (9.5) feet wide by thirty-six (36) feet long; 
(3)    Set upon a permanent foundation, as specified by the manufacturer, and 
that the space from the bottom of the home to the ground be enclosed by 
concrete or an approved concrete product which can be either load-bearing or 
decorative; 
(4)    Compliant with all local design standards applicable to all other homes 
within the neighborhood in which the manufactured home is to be located; 
(5)    Thermally equivalent to the State Energy Code; 
(6)    Originally constructed with and now has a composition or wood shake or 
shingle, coated metal, or similar roof of nominal three to twelve (3:12) pitch or 
greater; 
(7)    Sided with exterior siding similar in appearance to materials commonly used 
on conventional site-built International Building Code single-family residences; 
and 
(8)    A new manufactured home as defined in RCW 35.63.160(2). 

(b)    A manufactured home which was legally placed and maintained prior to the date of 
adoption of this chapter, and does not meet the requirements of this chapter, shall be 
deemed to be a nonconforming structure. If a legal nonconforming manufactured home 
is partially or wholly destroyed, replaced, or altered, it shall be required to meet the 
relevant requirements set forth in the nonconforming provisions of this title. 
(c)    The Building Official or designee shall inspect the installation of manufactured 
homes prior to occupancy and issue certificates of occupancy for manufactured homes. 
If all requirements are met, a certificate of occupancy shall be issued. No manufactured 
home shall be occupied until after the City issues a valid certificate of occupancy. 
(d)    If a manufactured home is replaced by another manufactured home, a new 
certificate of occupancy shall be required for the installation of a manufactured home 
after the date of adoption of the ordinance codified in this chapter.  
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FINDINGS AND CONCLUSIONS  
OF THE CITY OF BREMERTON PLANNING COMMISSION 

 
 
Summary:   
A proposed amendment to Bremerton Municipal Code (BMC) Title 20 Land Use Chapter amending 
BMC 20.46.040 entitled Manufactured Homes related to the minimum size of a manufactured home.  
  

I. FINDINGS OF FACT 
 

1. Project Description:   
The proposed amendment package includes revisions to Title 20, specifically BMC 20.46.040 
Manufactured Homes to revise the minimum size a manufactured home must be to be placed 
within the City which is provided in subsection 20.46.040(a)(2).  
 

2. Procedural History: 
2.1 Notice of Public Hearing:  April 12, 2019 
2.2 Department of Commerce: March 26. 2019 
2.3 SEPA Threshold Determination DNS:  March 29, 2019 
2.4 Planning Commission Public Hearing:  April 22, 2019 
2.5 Notice of Public Hearing for reaffirmation: April 9, 2021 
2.6 Planning Commission Public Hearing for reaffirmation: April 19, 2021 
 

3. Public and Agency Comment:   
3.1 _Rob Larsen commented on at public hearing on April 22, 2019__ 
3.2 ______________________________________ 
3.3 ______________________________________ 

 
4. SEPA Determination:   

A Determination of Non-Significance was issued on March 29, 2019, to date no comments or 
appeals have been filed.   
 

5. Consistency: 
Text amendments to Title 20 shall meet the decision criteria outlined in BMC 20.18.020(d).  The 
Planning Commission may recommend a decision, and the City Council may adopt or adopt 
with modifications, amendments to Title 20 if the following criteria are met. 

 
(1) The amendments are consistent with the goals and policies of the comprehensive plan;  
 

Analysis:  The proposed amendments continue to uphold the objectives and goals of the 
Comprehensive Plan, and implement the following policies: 

   

H2(E): Support efforts to provide a variety of housing options: 

• Provide for integration of special needs housing within the community by allowing 
for government-assisted housing, housing for low-income families, manufactured 
housing, group homes, and foster care facilities.  

ED5(A): Evaluate and work towards efficiency and effectiveness of all permit process 
and codes to ensure requirements and timelines are predictable.  

(2) It does not conflict with other City, state and federal codes, regulations and ordinances. 
 

Analysis: The proposed amendments do not conflict with any other regulations. 
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II. CONCLUSIONS & RECOMMENDATION 
 

Based on the findings above, the Planning Commission concludes that the proposed amendments to 
the Bremerton Municipal Code Title 20 Land Use Chapter, meets the requirements in BMC 
20.18.020(d) text amendments, and therefore recommends to the City Council, the adoption of the 
amendment to Title 20. 
 
Respectfully submitted by:      Approved by: 
 
 
 
_____________________________________   ________________________________ 
Andrea L. Spencer, Executive Secretary   Nick Wofford, Chair 
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