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Chapter 8 – Land Use 
 
Introduction 
 
This chapter describes land use in the Greater Hansville 
Area (GHA), using maps and detailed data that show 
designations of all properties by the comprehensive plan 
and zoning code and locations of developed and 
undeveloped lands. It includes a discussion of past history of development and some estimates of 
future trends. Special thanks to Cindy Reed, Kitsap County GIS analyst, for her excellent 
assistance. 
 
KEY FACTS 
·  Residential development has increased significantly in recent years, probably due to lower interest 

rates. 
·  Population grew by 48% from 1990 to 2000, compared to a 22% increase for Kitsap County. 
·  About 60% of the land zoned for residential purposes has been developed.  
·  Lack of sewer systems has contributed to limited density of development. 
·  65% of current residential lots are at urban lot sizes due to prior land-use regulations that allowed 

smaller lots. 
·  Open space and public access to wildlife habitat and shorelands have increased significantly due to the 

efforts of the GHA community, Kitsap County and other government agencies. 
·  Kitsap County’s new comprehensive plan, adopted in 1998, increased the minimum size of residential 

parcels to 5 acres. 
 

KEY TRENDS 
·  Development will probably slow down as interest rates and home prices increase further. 
·  Population and the number of houses will increase as the remaining residential zoned properties are 

developed. Ultimate “buildout” (development of all parcels permitted under the comprehensive plan) 
could bring an additional 1,245 homes with over 3,000 residents.  

·  If the county comprehensive plan is not changed, future residential development in the area will be less 
dense than current “legacy” properties due to state land-use regulations. No more “urban density” 
subdivisions would be allowed. 

·  The character of some GHA residential areas like Point No Point and Twin Spits will change as older  
“cabins” are replaced with much larger, newer homes. 

·  Neighborhoods will continue to transition from seasonal to more permanent residents. 
·  Open-space preservation and access, including natural trails, will probably increase as a result of 

volunteer efforts. 
 

FOOD FOR THOUGHT 
·  What will be the impact of growth and development on wildlife and the environment? 
·  We know that growth is an issue and that it will increase in the future. How does the GHA maintain its 

quality of life with additional growth? 
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Where Have We Been? 
 
The general history of the GHA is outlined at 
the beginning of the document. Land-use 
highlights are outlined here.  
 
The earliest settlers in the Eglon and 
Hansville area were mostly farmers. As roads 
replaced boat access in 1924, the area became 
more accessible for seasonal or recreational 
purposes. Limited farming would have 
occurred inland. Some permanent and many 
seasonal houses were located along the 
Sound’s popular fishing areas.  
 
As noted in the Parks and Recreation chapter, 
Hansville became a popular summer 
recreation area. In the 1940s and 1950s 
several resorts operated in the Hansville and 
Twin Spits areas. Visitors either stayed at the 
resorts or built their own summer cabins.  
 
The decline of the salmon fishery over the 
years led to the demise of the Hansville 
resorts. Most resorts were closed by 1990. 
Gradually, that land has transitioned to mostly 
seasonal or permanent residential uses. 
Currently there are no operating resorts in the 
GHA, although the remnants of two of them 
still remain. 
 
It is fair to assume that most of the housing 
was very rural and growth was slow until the 
early 1960s when the Driftwood Key 
subdivision was created with 777 lots at urban 
densities. In 1968, the Shore Woods 
subdivision was created next to Driftwood 
Key. Shore Woods contains 279 lots, also at 
urban densities. Lot sizes were probably 
determined, in part, by septic system 
regulations then in place. Even after the 
availability of these lots, actual housing 

development was constant but moderate over 
the years. Currently, 376 lots remain 
undeveloped in Driftwood Key, but many 
cannot be developed because of wetlands. It is 
unknown how many are undeveloped in 
Shore Woods. The fact that so many remain 
undeveloped underscores the steady pace of 
development since the creation of these 
subdivisions 40 years ago.  
 
Building in these subdivisions and on other 
vacant lots has risen dramatically in recent 
years as low mortgage rates have created a 
national demand for new housing. The 
proposed 89-lot Homestead development will 
be the first major subdivision created since 
Shore Woods in 1968. 
 
Commercial development is limited in the 
GHA. Only 12.5 acres in total are zoned for 
commercial development – all of it in 
“downtown” Hansville. This development 
consists of the historic general store, post 
office and auto repair shop. A church is also 
located in this “core.”  
 
The first real open space in the GHA was the 
20-acre Buck Lake Park, a county park 
purchased in 1970. The Foulweather Bluff 
Nature Preserve was then created in 1967. In 
the early 1990s the Hansville Open Space 
Committee began efforts that have now 
culminated in preservation of considerable 
open space areas in the Hansville Greenway. 
Recent acquisitions of the Point No Point 
Lighthouse property, the Point No Point 
resort, and the prospective addition of Forbes 
Landing mean significant and critical portions 
of properties in the area have been preserved 
for public use. 
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Where are we now? 
 
The GHA lies at the tip of the Kitsap 
Peninsula. It is bounded by the Kingston 
Urban Growth Area on the southeast and the 
Port Gamble S’Klallam tribal reservation on 
the southwest. The GHA is designated as 
ªRuralº in the county comprehensive plan.  
 
While the Kingston Urban Growth Area may 
expand over time, it is unlikely that the GHA 
would be zoned more intensely than Rural 
due to geographic and environmental 
restrictions, current development patterns and 
the lack of sewer systems.  
 
Many residents think the GHA is a very rural 
area. In fact, over 60% of the current 
residential lots are of ªurbanº sizes, according 
to the county. Three subdivisions alone 
(Driftwood Key, Cliffside and Shore Woods) 
contain over 1,100 lots at ªurbanº densities. 
 
Land-Use Designations 
 
The comprehensive plan lists five land-use 
designations for the GHA: Neighborhood 
Commercial, Parks and Open Space, Rural 
Protection (1 house per 10 acres), Rural 
Residential (1 house per 5 acres) and Rural 
Wooded. The total number of acres in each 
category is listed in Table 1. Map A (Page 5) 
shows property designations in the GHA. 
 

Table 1 
Acres by Designation in Comprehensive Plan 

Comp Plan Designation Acres % of Total 

Neighborhood Commerc. 12.65 0.19% 

Park/Open Space 275.29 4.03% 

Rural Protection 73.51 1.08% 

Rural Residential 4,121.09 60.29% 

Rural Wooded 2,353.3 34.43% 

Total 6,835.84 100.00% 

Zoning Designations 
 
Zoning is a more specific land use designation 
applied to specific properties. It helps to 
ªinterpretº and further define the permitted 
uses within a comprehensive plan 
designation. Often, there is more than one use 
that could be permitted within a 
comprehensive plan designation. Zoning 
allows a more specific interpretation of the 
comprehensive plan’s intent for smaller areas 
within the plan area. Zoning of the GHA is 
illustrated in Map B (Page 6). 
 
Residential Zoning 
Residential zoning is discussed in some depth 
here since it comprises a significant majority 
of the land ± developed and undeveloped ± 
within the GHA. It is also important because 
development, growth and increased 
population are matters of great concern to 
GHA residents. 
 
In the GHA, there are three types of 
residential zoning. Two of them, Rural 
Protection (at 1 house per 10 acres) and Rural 
Residential (at 1 house per 5 acres) have 
already been noted. This means that the 
minimum residential lot that can be subdivi-
ded or created in the future is 5 acres, unless 
the county modifies the comprehensive plan. 
 
The Interim Rural Forest zone, although 
intended to preserve forest resources, allows 
dwelling units on 20-acre parcels. This is 
significant because virtually the entire center 
portion of the GHA is privately held land that 
carries this zoning designation. One owner, 
Pope and Talbot/Olympic Resources, owns 
almost 1,600 acres within the study area. If 
fully developed at the 1-house-per-20-acres 
level, 80 more houses could be built in this 
area. It is possible that the company would 
seek a revised designation under the 
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comprehensive plan that would allow more 
intensive development. For instance, if the 
land were rezoned to either of the other 
residential categories, as many as 160 to 320 
additional homes could be built.  
 
For example, one large parcel in the GHA 
was approved for development just prior to 
adoption of the current comprehensive plan. 
The 209-acre site was originally owned by 
Olympic Resources and recently purchased by 
the McLaughlin Company. Instead of 10 
houses at the rate of one house per 20 acres, it 
was approved for 89 lots and development is 
scheduled to begin in 2005. 
 
Currently 1,799 properties are developed 
within the GHA. Not all contain homes at this 
time. The vast majority of the developed lots 
are 5 acres or less because they were created 
when smaller lot sizes were permitted. 
 
 At buildout (when all properties in the GHA 
are fully developed to the maximum densities 
permitted in the comprehensive plan and 
zoning ordinance), residential sites would 

increase from the present 1,781 to 3,044. 
Table 2 indicates the current and future 
distribution of residential lots by zone. 
Table 3 shows that currently 65% of 
developed residential parcels fall into Urban 
Low and Urban Standard densities in the 
GHA. At buildout, it is predicted that over 
60% would fall in the urban density 
categories.  
 
Map C (Page 7) shows locations of currently 
developed parcels. Map D (Page 8) shows 
density of current development and Map E 
(Page 9) shows expected density at buildout.

Table 3 
Number of Lots at Various Residential Densities 

(DU = dwelling unit) 

  

Rural          
.10 - .19 
DU/Acre 

Estate 
.20 - .39 
DU/Acre 

Suburban 
.40 - .99 
DU/Acre 

Urban 
Low 
1.00 - 
3.49 
DU/Acre 

Urban 
Standard 
3.50 - 
8.69 
DU/Acre 

Urban 
Medium 
8.70 - 
14.49 
DU/Acre 

Urban 
High 
14.5 up 
DU/Acre 

Wooded 
Land 

Open 
Land   

Current                   Total 

Units 62 182 345 725 451 6 1 22 5 1799 

% 3.45% 10.12% 19.18% 40.30% 25.07% 0.33% 0.06% 1.22% 0.28% 100.00% 

Buildout                   Total 

Units 202 369 513 1040 799 9 4 105 3 3044 

% 6.64% 12.12% 16.85% 34.17% 26.25% 0.30% 0.13% 3.45% 0.10% 100.00% 

 
  

Table 2 
Number of Lots by Residential Zone in GHA 

(DU = dwelling unit) 
  

Rural 
Resid. 
(1 DU per 
5 acres) 

Rural 
Protection 
(1 DU per 10 
acres) 

Interim 
Rural 
Forest 
(1 DU per 20 
acres) 

  

Current       Total 
Units 1,781 10 8 1,799 
Buildout    Total 
Units 2,873 21 150 3,044 
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Map A – Comprehensive Plan Land-Use Designations in GHA Study Area 
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Map B – Current Land Use Zoning in GHA Study Area 

 
IRF = Interim Rural Forest zone 
 Intended to preserve forest resources but allows 

dwelling units on 20-acre parcels  
 (1,600 acres within the study area are privately 

owned by Pope and Talbot/Olympic Resources) 

RR = Rural Residential (1 house per 5 acres) 
 
RP = Rural Protection (1 house per 10 acres) 
 
T = Tribal lands
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Map C – Currently Developed Parcels in GHA Study Area 
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Map D – Current Land Density in GHA Study Area 
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Map E – Land Density at Buildout in GHA Study Area 
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Impact on Population 
 
The 2000 census shows an average of 2.3 
persons per household. When all 1,799 
current lots have residences, then the 
estimated population of the area would be 
4,138 people. This is considerably more than 
the 2000 census figures for the area. Using the 
same multiplier applied to total residences at 
buildout, the population of the GHA would be 
at least 7,001, or almost three times the 2000 
census population. This assumes that the 
current Interim Rural Forest (IRF) land would 
not be rezoned for more intensive 
development. 
 
As noted earlier, development of the Shore 
Woods, Driftwood Key and Cliffside 
subdivisions provided growth spurts in the 
GHA in 1960s and 1970s. It is reasonable to 
assume that growth is influenced by 
availability of developed lots and by interest 
rates. In recent years, the dramatic drop in 
interest rates has probably been the biggest 
factor in actual home construction, since no 
other large subdivisions have been developed. 
Table 4 below shows the number of 
residential building permits issued by year 
since 2000. Permits began increasing in 2003 
and more than doubled historical numbers in 
2004. 
 
The result of this intensive development 
means that many of the remaining lots in 
Shore Woods and Driftwood Key are being 
developed.  
 
Another trend that has occurred in recent 
years has been the replacement of former 
beachfront cabins and seasonal homes with 
large, new homes that are often quite different 
than the traditional styles of the neighborhood 
in the Point No Point and Twin Spits areas. 
 
 
 

Publicly-Held Land  
 
Publicly-held land, including the Nature 
Conservancy property on Foulweather Bluff, 
amounts to 462 acres, or less than 7% of total 
land in the GHA. Of that amount, almost 60% 
is in park use. Table 5 lists public ownership 
by government entity. Map F (Page 12) shows 
the location of all publicly-held lands.  
 
Commercial Land 
 
Commercially designated land is limited to 
12.5 acres and is contained exclusively at the 
conjunction of Hansville Road and Twin Spits 
Road. If the Forbes property is purchased by 
Kitsap County, the commercially-zoned land 
would decrease by 3 acres. 
 
Wildlife Habitat 
 
The GHA has extensive areas of wildlife 
habitat, mostly associated with shorelines and 
waterways. Class I Wildlife Habitat, which 
requires a habitat management plan occurs 
around the shoreline and wetlands. The many 
surface water features in the GHA are classed 
as ªRanges and Habitat Elements of Class I 
Wildlife Concentration Area,º and may 
require wildlife habitat plans for 
development. The county' s new Critical 
Areas Ordinance typically requires setbacks 
from waterways and specifies permitted 

Table 4 
Single-Family Residential Building Permits in the 

GHA, 2000-2005 

Year Number of Permits 

2000 10 

2001 11 

2002 19 

2003 23 

2004 48 

2005 4 

Total 115 
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activities where habitat 
management plans are 
required.  
 
This may limit the area 
allowed for development or 
allow higher concentrations 
of development (smaller lot 
sizes and clustering) to 
compensate for developable 
land lost to required setbacks.  
One area along the central 
eastern portion of the GHA 
notes high geologic hazard. 
Map G (Page 13) shows the 
sensitive areas in the GHA.
 
  
 
 
 
 

 

Table 5 
Publicly-Owned Lands by Organization or Jurisdiction 

Owner Land Use 
Number of 

Parcels 
Number of 

Acres 

Buck Lake Park County Park 5 138.29 

Cemetery Institutional 1 34.07 

Fire Dist 10 (North Kitsap) Government Service 2 0.78 

Kitsap County Fire Protection Government Service 5 4.12 

Kitsap County General County Owned 1 5.06 

Kitsap County Tax Title County Owned 15 57.86 

Nature Conservancy Undeveloped 2 84.42 

Point No Point Park 3 46.12 

Point No Point Light House Park 1 4.1 

Point No Point Marina Park 1 3.51 

Port of Eglon Park 1 0.99 

PUD No. 1 of Kitsap County Utilities 9 81.94 

State Agency Lands Transportation 1 0.33 

State of Washington Park 1 0.19 

  Total 48 461.78 
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Map F – Location of Publicly-Held Lands in GHA 
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Map G – Areas Designated Under the Critical Areas Ordinance in and Adjacent to GHA 
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Assessed Value Is Growing Rapidly 
 
One measure of change in the GHA is the 
growth of assessed value over the years. 
Comparing the GHA to Kitsap County in the 
years 2001 through 2005, both grew in 
assessed value at about the same rates. 
However, individual home prices and taxes 
grew faster in the GHA than most of the 
county. (See the Governance and Taxes 
chapter for details.) 
 
Comprehensive Plan Is Cr itical 
 
The analysis of the GHA' s future depends 
entirely on the Kitsap County Comprehensive 
Plan, which specifies the limits on the size of 
future residential lots and the zoning of land 
as mostly rural or forest in nature. The county 
provides for an annual review of the 
comprehensive plan where individual 
property owners can seek revisions. The 
proposed revisions must meet the general 
policies of the plan.  
 
If major landholders in the Interim Rural 
Forest zone were to seek more intensive but 
still rural residential zoning, that could have a 
significant impact on the GHA. We already 
know that Olympic Resources has converted 
one piece of IRF land to a subdivision prior to 

the adoption of the current comprehensive 
plan that would have precluded this action. 
 
Finally, there are threats to the county' s 
comprehensive plan. Oregon was an early 
pioneer of land-use planning. The Oregon 
system was aimed at protecting resource lands 
(farming, forestry, environmentally sensitive 
areas and wildlife habitat) while providing for 
higher densities in cities and other designated 
urban areas. After more than 30 years of 
existence and several initiatives aimed at 
killing or crippling that legislation, voters 
approved a ballot measure in 2004 that 
basically allows property owners to develop 
their property however they wish or be 
compensated by the public.  
 
Oregon is still trying to figure out how to 
implement the legislation, but already 
property owners throughout the state are 
seeking permission to develop their land in 
ways that are contrary to adopted 
comprehensive plans.  
 
If that were to happen in Washington, it is 
likely that the ªruralº designation and its 
protection against more intensive 
development would be effectively eliminated 
in the GHA. 

 

Sources of Information 
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2. Kitsap County Comprehensive Plan and Zoning Ordinance 
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4. Shore Woods office 
5. Bonnie Isaacs, Cliffside 
6. Kitsap County assessor 
 


