
From: Helen M. Wytko
To: Nikole CH. Coleman
Subject: FW: City of Poulsbo - NOA w/ SEPA Commercial Code Update
Date: Wednesday, March 14, 2018 1:32:15 PM

 
 

Helen Wytko
Poulsbo Planning and Economic Development
Phone: 360-394-9748
200 NE Moe St
Poulsbo, WA  98370
 
NOTICE OF PUBLIC DISCLOSURE:  This e-mail account is public domain.  Any correspondence from or to this e-mail
account may be a public record.  Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW
42.56, regardless of any claim of confidentiality or privilege asserted by an external party.
 

From: Miles Yanick <milesyanick@milesyanick.com> 
Sent: Wednesday, March 14, 2018 1:18 PM
To: Helen M. Wytko <hwytko@cityofpoulsbo.com>
Cc: Karla Boughton <kboughton@cityofpoulsbo.com>
Subject: RE: City of Poulsbo - NOA w/ SEPA Commercial Code Update
 
Helen,
After reading the Optional DNS report it appears the City has adequately “reviewed the proposed
amendments for probable environmental impacts” and has found that there will be none and
intends to issue a determination of non- significance.   It then can be implied from the issuance of
this DNS that;  if a project in the zones identified is compliant with all the zoning criteria in the
zoning ordinance it then it must be concluded that there would be no significant environmental
impacts caused  by the development and therefore no SEPA or related review would be required.
 
 
Miles Yanick
 
 

From: Helen M. Wytko [mailto:hwytko@cityofpoulsbo.com] 
Sent: Friday, March 09, 2018 4:29 PM
Cc: Nikole CH. Coleman
Subject: City of Poulsbo - NOA w/ SEPA Commercial Code Update
 
Please see the attached Notice of Application with Optional DNS for the 2018 Commercial Districts
Ordinance Update.
 
Thank you,
 

Helen Wytko
Poulsbo Planning and Economic Development
Phone: 360-394-9748

mailto:hwytko@cityofpoulsbo.com
mailto:ncoleman@cityofpoulsbo.com
mailto:hwytko@cityofpoulsbo.com


200 NE Moe St
Poulsbo, WA  98370
 
NOTICE OF PUBLIC DISCLOSURE:  This e-mail account is public domain.  Any correspondence from or to this e-mail
account may be a public record.  Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW
42.56, regardless of any claim of confidentiality or privilege asserted by an external party.
 



From: Karla Boughton
To: Nikole CH. Coleman
Subject: FW: Future Development in downtown Poulsbo
Date: Friday, March 23, 2018 11:09:24 AM

-----Original Message-----
From: vrobinson7@cinci.rr.com <vrobinson7@cinci.rr.com>
Sent: Friday, March 23, 2018 11:05 AM
To: Becky Erickson <berickson@cityofpoulsbo.com>; Karla Boughton <kboughton@cityofpoulsbo.com>
Cc: Marla S. Powers <mpowers@cityofpoulsbo.com>; tscott.robinson@gmail.com; Kenneth Thomas
<kthomas@cityofpoulsbo.com>; Connie C. Lord <clord@cityofpoulsbo.com>; Connie C. Lord
<clord@cityofpoulsbo.com>; gnstul@cityofpoulsbo.com; Jeff R. McGinty <jmcginty@cityofpoulsbo.com>; David
Musgrove <dmusgrove@cityofpoulsbo.com>; Abby M. Garland <agarland@cityofpoulsbo.com>
Subject: Future Development in downtown Poulsbo

Dear Planning and Economic Development Department, Poulsbo Planning Commission and Poulsbo City Council:

As the leaders of the wonderful town and community of Poulsbo, Washington, we thank you for all your hard work
and efforts to keep our town beautiful, enjoyable, and productively solvent. That is not an easy task in this moment
of American history. While Poulsbo is reminder of simpler times, with its wonderful and proud Scandinavian roots,
it is understandable that there will be a need at times to make changes and allow in new developments that help keep
our community functioning well.

While new developments can bring a financial energy to the area, it is our hope that those changes do not negatively
affect homes owners and businesses that are already invested in our community. You hold a great responsibility to
those who voted your leadership into office to make sure that this town continue to be healthy and safe. Bringing
new financial security into our community by energizing us economically is a good thing, as long as it does not
create a loss to those who have already invested their hard work and time into building a life here.

As 4th street home owners, we are concerned about how the underground parking on 3rd street will affect the
integrity of our homes and land. What will be done to keep the land from shifting or sliding down the hill? We agree
that more parking is needed in downtown Poulsbo. If parking can be created safely and without an added financial
burden to the tax payers and the city, then we are being progressive in a positive way. If our homes become
causalities, or worse lives are lost in any possible tragedies from the lack of necessary physical support, then our
progress will have a limited shelf life and be too costly. While this is always a consideration, it is  especially
important in an area so close to a major fault line and so close to the water. We hope that our leaders will leave
nothing to chance that affects our safety or become a financial burden for our residents down the road.

We have the very same concerns about the underground parking on the development at Hostmark and 3rd street.
Environmental and geological studies must be completed and taken into consideration so that the shops, parking,
and apartments add to the wellness of our community without a risk of safety. Any needed safety measures must be
worked through and in place before any building begins. The people of Poulsbo are depending on this.

We understand that there are many layers to these projects and many, many things have to be taken into
consideration so that these buildings and parking structures will add to the prosperity of Poulsbo. The responsibility
is heavy and remain on your shoulders to be vigilant and secure Poulsbo through changes that will affect our town
for many, many decades into the future.

Again, thank you for all you do for our community. Our family looks forward to meeting you all at the next meeting.

Sincerely,

Scott and Virginia Robinson

mailto:kboughton@cityofpoulsbo.com
mailto:ncoleman@cityofpoulsbo.com








From: Karla Boughton
To: Nikole CH. Coleman
Subject: FW: Vanheimr project NOA issued
Date: Tuesday, March 27, 2018 8:23:37 AM
Attachments: Letter, City of Poulsbo Old Police Station.pdf

Please include the attached letter as a  public comment exhibit on the Commercial Code update.
 
Thanks,
Karla Boughton
Planning and Economic Development Director
City of Poulsbo
200 NE Moe Street
Poulsbo WA 98370
(360) 394-9748
 
NOTICE OF PUBLIC DISCLOSURE:  This e-mail account is public domain.  Any correspondence from or to this e-mail
account may be a public record.  Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW
42.56, regardless of any claim of confidentiality or privilege asserted by an external party.
 

From: Cindy Baker <cindy.baker@comcast.net> 
Sent: Monday, March 26, 2018 7:15 PM
To: Karla Boughton <kboughton@cityofpoulsbo.com>
Cc: cindy.baker@comcast.net
Subject: RE: Vanheimr project NOA issued
 
Hi Karla, thank you for sending this notice about the Vanaheimr project.  Unfortunately, I had to do
quite the search to find a SEPA decision (Optional DNS) that is not part of the project (NOA with
SEPA for the Commercial Code Update), yet may influence what happens for the development of the
Old Police Station. As requested long ago, I asked that the letter I wrote on February 23, 2016  be
included under any decision that would affect my property, especially including the Old Police
Station development across the street and impacts to views.  Was that letter reviewed for SEPA?
 The letter identifies View Impacts as a big issue.
 
As you know, what is being proposed at the old Police Station property would completely block my
view.  The developer told me 2 years ago that the architect would visit my property to see the
impact. That has never happened, even after I asked again at the community meeting last year.  In
addition, the developer said that if he paid me for my impacts (he knows they exist), then I would
need to support his project completely.  As you know, I do not believe projects of this scale are
appropriate for the immediate Poulsbo downtown area (C1).  Out a few blocks yes for this scale of
development, but not in the downtown which is supposed to represent the history of the city as a
fishing village.  I spoke with Nicole from your office today and she said that “Views” are not part of
SEPA and do not have to be reviewed under SEPA.  That is not true.  
 
RCW 43.21c.031 is the citation and WAC 197-11-960 is the key state codes.  Under Aesthetics, the
state provides guidance for Environmental elements checklist. I will specifically go to Section B. What
Views in the immediate vicinity would be altered or obstructed?  Describe both scenic and non-

mailto:kboughton@cityofpoulsbo.com
mailto:ncoleman@cityofpoulsbo.com



February 23, 2016 
 
Mayor Becky Erickson 
City Council Members 
Planning Director Berezowsky 
Planning Commission Members 
 
RE: Proposed Development on the City’s Old Police Station Property 
 
 
Dear Mayor, Councilmembers, Commissioners and Director: 
 
This letter expresses concern regarding re-development of the city’s Old Police Station property in 
downtown Poulsbo (367 NE Hostmark and possible adjacent parcels).  The city is currently 
negotiating the sale of its property with Sound West Group, who desires to build an apartment 
building of up to four (4) stories in height, as many as 48 residential units (apartments), first floor, 
street level commercial uses, and associated parking with possible garage access off Fjord Drive.   
 
All or a portion of the proposed development property is: 


 zoned C1 (Commercial Downtown/Front Street); 0.57 acres  


 in the 200 foot shoreline jurisdiction zone, with an HI (High Intensity) environmental designation  


 in the Shoreline buffer (125 feet from the OHWM—Ordinary High Water Mark) 


 surrounded by four single family residences (Residential Low), one Medium Residential Historic 
Building, and three C1 Commercial properties and  


 fronted by Fjord Drive to the East and Hostmark Street to the North 
 
Concerns for re-development of this property include (1) incompatibility with the historic character 
of Poulsbo’s fishing village past, including inappropriate and disproportionate residential density and 
excessive bulk and scale (e.g. building height and lot coverage) at this specific location, (2) view 
obstructions of Liberty Bay, Olympic Mountains and marine boating from properties nearby, adjacent 
to and across the street from the development and view obstruction from a designated viewshed 
roadway (Fjord Drive); plus inconsistencies with Shoreline Substantial Development rules (3) 
commercial uses that could create impacts to existing businesses and empty storefronts on Front and 
Anderson Streets and (4) increases in traffic that would cause greater impacts to intersections 
already at LOS F (worst rating).   
 
At a minimum the above categories require detailed analysis and mitigation by the city of all 
potential impacts prior to any approval of this or any other proposed development of this site. 
Avoidance of impacts is the first mitigation the city has under SEPA (State Environmental Policy Act).  
Further I am anticipating the city will require a hearing(s) for both the Development and the 
Shoreline Substantial Development so the public has open input to the city’s decisions.   
 
Below are brief descriptions of potential impacts from any re-development and excerpts from the 
City’s Comprehensive Plan, Land Use Plan, Zoning Code, Shoreline Master Plan and Development 
Standards etc., which for the most part seem contradictory to the size and scale of this development.  
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1. INCOMPATIBILITY WITH CHARACTER OF DOWNTOWN POULSBO AND 
INAPPROPRIATE RESIDENTIAL DENSITY 


Poulsbo is not Bremerton, Silverdale or Port Orchard. It is a unique place, setting itself apart from 
these cities by continuing to have a “small town appearance” (2015 Poulsbo Comprehensive Plan).  
On the Old Police Station property, there is little way a 2-4 story residential apartment building(s) 
with commercial uses would fit the image of a small fishing village or small quaint city.    
 
First, the property itself is an issue.  The topography is higher in elevation than the lower portion of 
downtown Front Street, for which the “generic” codes were written. When developing codes, there 
are always cases where the generic standards do not fit the circumstances.  This is one of those cases.  
The city’s Land Use policies indicate that the downtown area shall identify appropriate development 
standards for height and scale, however, the focus of the standards was based on the lower, flat area 
of downtown around Front Street, not the elevated property off Hostmark or Fjord.  The height and 
scale of development on the Old Police Station site will create a huge eyesore, protruding high and 
out-of-proportion to the city’s scale and viewshed. This development would forever change the 
image of downtown Poulsbo as a whole. 
 
Second, the proposed residential density is excessive for this location. Even 10 units or less is likely 
too much. The surrounding residential densities are mostly Residential Low (1-4 units/acre), with one 
existing Historic building at Residential Medium.  Further, residential density on this site is limited by 
a number of restrictions. The HI designation allows only about 4 residential units on the lower half of 
the property and would override any C1 allowed densities.  [Note PMC 16.08.180 (B)(2) states that 
where there is a conflict with regulations, the more stringent shall apply.]  For the upper half of the 
property, the C1 zone standards would apply.  Those standards allow development based on site 
restrictions and dimensions. To begin, residential properties adjacent to the site would require a 10-
foot side yard setback along the entire southern property boundary and possibly the same setback on 
the eastern property boundary, depending on interpretation.  Next maximum lot coverage in the HI 
designation is 50% in the 125 foot setback and 80% of the remaining 200 foot Shoreline Jurisdiction 
Zone (PMC 16.08.220(C).  An additional restriction exists with the requirement of at least 25% of new 
square footage to be “permanently occupied and maintained as water-enjoyment and/or water 
related uses” PMC 16.08.250 (D). 
 
However, with all the restrictions stated above, there are still exceptions to the height and setback 
requirements allowed at the discretion of the Planning Director.  Chapter 18.310.010 allowfoar 
increased height but most importantly any “increased height shall be reviewed for bulk scale and 
compatibility to surrounding structures and may not be allowed if impacts cannot be adequately 
mitigated.”  In addition, and “to ensure compatibility with surrounding properties, the review 
authority may decrease the height of any building that is 10 feet higher than a single family 
residential (SFR) located within 25 feet of the proposed building.”  There is an SFR located within 25 
feet.  
 
This all sounds good except that any building height at this location would have a significant effect, by 
completely blocking views and substantially changing the character of downtown. 
 


Solution: 
The city does have options.  There are many nearby places in the city that can handle the bulk and 
height of this development and that would not have the same adverse impacts.  The development 
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could be located nearer to the city’s Transit Center and still be within walking distance, but not 
change the overall character and view of downtown Poulsbo. Other areas of the city are more suited 
for the scale, height and density of the development which the developer says is needed to “make 
the project viable.”  The city could trade their property for another, then offer bonus density for 
development in other locations. 
 
The city can also use SEPA and the Shoreline Substantial Development laws to provide additional 
oversight, including the ability to impose stricter requirements for impacts not covered by the city’s 
code.  These are called mitigation measures. “Mitigation is the avoidance, minimization, rectification, 
compensation, reduction, or elimination of adverse impacts to built and natural elements of the 
environment.” State law says, “Additional mitigation can be applied to a proposal with the use of 
SEPA substantive authority, based on identified potential adverse impacts related to the proposal and 
the agency’s adopted SEPA procedures” (WAC Chapter 197-11). Note that “Avoidance” is the 
preferred mitigation measure.  
 
Below are Policies and Regulations Related to Incompatibility and Inappropriate Residential Density 
If developed much more than what is present on the site today the development would not meet the 
following goals or policies as examples: 
 
Community Key Goals – Community Character, the city intends to 
i. Maintain the positive identifiable images and features that make Poulsbo memorable 
ii. Respect the character of the City’s downtown, waterfront, and residential areas, while allowing for new 
development, expansion, and renovation that considers the scale and character of the area.  


 
Historic Resources and Landmarks 
History is a major aspect of Poulsbo that gives it depth, diversity and uniqueness. Different parts of the city have 
their own individual mixture of past events, people, buildings and celebrations. Most people are familiar with 
many visible historic landmarks in Poulsbo…………………………The City can enrich the lives of its citizens and its 
appeal to visitors by commemorating its past. 
 
2015 Comprehensive Plan:  The city’s residential character has been, and continues to be, single-family 
detached neighborhoods, which have established and maintained the low-density character of the city. While 
the city’s residential developments since 1994 continue to meet state and local minimum urban density 
standards, the low-density appearance of the city …………. contributes to the City’s “small town” appearance. 
The preservation of this landscape is paramount to maintaining the character of the city that is relished by those 
that live here and those who visit. …………  
 
GOAL CC-5 Preserve and enhance the existing character and scale, pedestrian friendly and community-oriented 
Downtown Poulsbo. 
Policy CC-5.2 Maintain the Downtown as a primary identifying feature of Poulsbo, setting it apart from the rest 
of the City through control of such characteristics as height, scale, and intensity.   
Policy CC-5.8  The City’s design standards for Downtown Poulsbo should be evaluated to ensure that 
redevelopment in the Downtown will retain its intimate, pleasant and pedestrian-scale character. 
Height, street frontage design ………should be assessed. 
  
PMC 16.08.240  
C.    Residential Density. 
4.    In the HI environment, the maximum density of residential development as part of a mixed use development 
per Section 16.08.250 is fourteen dwelling units per acre, or the limit of the residential percentage cap in the 
mixed use development standards in Title 18, whichever is more restrictive. No minimum density is established.   
 



http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08.250

http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo18/Poulsbo18.html#18
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7.2 Plan Context (Goal) 
Encouraging and allowing mixed use development in the city, while ensuring compatibility and appropriate 
scale. 
7.3 Goals and Policies (Accommodating Need). 
Poulsbo provides a full range of housing opportunities to meet the needs of the people who would call Poulsbo 
“home.” Strong neighborhoods in which residents care about and invest in their community and participate in 
community affairs are an important component of Poulsbo’s livability. Stable and healthy neighborhoods are 
built on friendships, a sense of community, and freedom from encroachment by incompatible land uses.  
………………………………………… Poulsbo’s metamorphosis from a small town to a small city with urban centers, 
requires that it seek innovative and creative ways to develop additional housing that is compatible with existing 
neighborhoods.  


 
 


2. VIEW BLOCKAGE/PRESERVATION OF GATEWAYS; INCONSISTENCIES WITH SHORELINE RULES. 
Another substantial issue is view related.  Of particular significance is the fact that the city established 
“public viewsheds” from “Fjord Drive, extending from Hostmark Avenue south to the city limit,” with 
the intent “to promote an aesthetically attractive view of Liberty Bay …from public parks and major 
public streets” (PMC 16.08.360A2).  The city also designated Fjord Drive as a proposed/existing shared 
use path in the Shoreline Master Program (Exhibit Y).  The proposed development, if allowed, would 
completely block the viewshed on the northern most end of Fjord Drive (Hostmark south to NE Eliason 
Street). This violates the intent of the code, to protect the views of Liberty Bay from major roads.  
Further, the northern portion of Fjord Drive is a gateway into downtown Poulsbo, and should be 
protected.  Note, there is a conflict between the HI designation standards that apply to the lower half 
of the property and the code text that says “views from Fjord, extending from Hostmark south to the 
city limit,” to Liberty Bay shall be protected.  There is a general rule (and in most cases specifically 
stated) that the more restrictive standard shall apply and therefore, the views from Fjord Drive to 
Liberty Bay should be protected. 
 
Further, the approximate 160 degree view from Fjord and from my property, as well as other 
surrounding properties and thus the views as you enter downtown Poulsbo on Fjord and maybe 
Hostmark cannot be replaced once a building of any size and scale is constructed on the development 
property.  It would be senseless for the city to allow a use that is totally inappropriate for the property 
and against their own policies.  Further, and this may be an unfair statement, but is the city pushing an 
inappropriate development because they need to sell their own property when they might not allow 
another owner the same privileges of constructing an out of scale, inappropriate development?    
 
Interestingly, I called about this project last year and explained where I lived and the impacts to my 
property if the project was approved.  The planner spoke to Planning Director Berenzowski who 
relayed back that impacts to one or two residential properties didn’t matter.  Really? That is not what 
the policies and codes say. Wonder if it would matter had the properties been a councilmember’s.  I 
invite any and all councilmembers or planning commissioners or others to visit my deck, so they can 
see the impacts. I have also attached a photo from my deck.  The development would preserve no 
view.  Please contact me if you would like to see the view that will be impacted.  I already met on my 
deck with one of the developer/contractors, Mike Brown.  He was surprised at the view impacts.   
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Solution:  
In order to fully assess the impacts, the city must require the developer to provide renderings (photos 
with a realistic sketch of the development superimposed) to determine the level of impacts to the 
views from many nearby locations.  Further, Kitsap County, who assesses real estate taxes for Poulsbo, 
uses “views” as part of their Property Assessments.  The development site itself has a view rating of 9 
of 10 (10 being highest); my property across the street on Fjord has a view rating of 8 of 10.  The 
development will completely block the view from mine as well as adjacent residential properties.  
These incredible views will be lost forever, plus the value of the property will be significantly 
diminished without these views.  As I have stated on three occasions, the site’s elevation difference 
from lower downtown creates the fundamental problem of too tall and out of scale development that 
will have significant effects on the entrance to downtown.  The overall feel of a small town will be 
permanently lost and the important views of Liberty Bay and the Olympic Mountains as you enter 
downtown from Fjord will be lost.  
 
 
Below are Policies and Regulations on View Blockage and Inconsistencies with Shoreline rules. 
 
2015 Comprehensive Plan:  …….. the low-density appearance of the city …………. contributes to the City’s “small 
town” appearance. The preservation of this landscape is paramount to maintaining the character of the city that 
is relished by those that live here and those who visit. …………  
 
Policy CC-2.2 Identify public view opportunities unique to Poulsbo such as those of the Olympic Mountains and 
Liberty Bay,  
 


Policy NE-8.4 
When new development or redevelopment is proposed, designated public access and designated public views 
shall be preserved, and enhanced when possible. 
Policy NE-8.5 
As set forth in WAC 173-26-211(5)(d) or as subsequently amended, new uses in the HI environment should be 
prioritized. First priority should be given to water-dependent uses. Second priority should be given to water-
related uses and third priority to water enjoyment uses. New non-water oriented uses are allowed under the 
following circumstances: as a minor part of mixed use development that includes water-dependent uses; when 
accessory to uses that are water-dependent, water-related or for water enjoyment; when the site is physically 
separated from the shoreline from another property or public right-of-way; or when there is no direct access to 
the shoreline from the site. 
Policy NE-8.6 
Full utilization of the area designated as the HI environment should be achieved before further expansion of the 
HI environment is allowed unless it is demonstrated that the demand for water-oriented commercial uses cannot 
be satisfied within the existing HI environment designation. 
Policy NE-8.7 
Existing non-water oriented uses in the HI environment, such as restaurants and retail shops, may continue to 
operate under the provisions of the City’s zoning ordinance. Redevelopment, should be encouraged as water 
related or water enjoyment uses that will take advantage of water views, and provide public views and public 
access where feasible. 
Policy NE-8.8 
Compatibility of adjacent land uses and activities in the HI environment shall be encouraged through the design 
and location of new development and redevelopment, as well as landscaping, visual screening, signage, and 
lighting, to minimize potential adverse impacts to neighboring properties and protect the aesthetic qualities of 
the shoreline.  
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Policy LU-3.5 
In order to retain the pedestrian-friendly scale in the C-1 (Downtown/Front St) zoning district, the City’s zoning 
ordinance shall identify appropriate development standards for height and scale of new development and 
redevelopment in this district. 
Policy LU-3.6 
Provide development standards that identify appropriate uses, building heights, setbacks, access, landscaping, 
signage, parking and other appropriate standards, for commercial development.  
 
16.08.170 Shoreline environment designations. 


Environment designations are applied to all of the city’s shoreline areas based upon habitat characterization, land use, and 


location of shoreline buffers. Within the city’s jurisdiction, these include: shoreline residential-1 (SR-1), shoreline residential-2 


(SR-2), high intensity (HI), …………………..The environment designations are as follows: 


B.    High Intensity (HI). The high intensity (HI) shoreline environment provides for those areas of existing moderate 


commercial and mixed commercial/residential development. This environment allows for optimum use of shoreline areas that 


are presently developed with commercial uses, while seeking opportunities to protect habitat and ecological functions from 


further degradation. The identified HI areas include the downtown waterfront and an area near the head of Liberty Bay. 


16.08.180 Shoreline use table. 


A.    The shoreline use table below indicates appropriate shoreline uses in each of the city’s environmental designations, 


subject to restrictions indicated in Sections 16.08.190 through 16.08.320, and is applicable to the following: 


B.    The following requirements apply to all proposed uses, activities and developments: 


2.    If there is any conflict between the shoreline use table and the written provisions of this chapter, or between this chapter 


and other city regulations, the more stringent requirement or regulation shall apply unless otherwise indicated in this chapter. 


16.08.200 Shoreline development and use standards—All environments and uses. 


The following standards in this section apply to all development, uses and activities within the shoreline zone that are 


commenced, constructed, altered or expanded after the effective date of this shoreline master program: 


A.    Shoreline Buffers and Setbacks. 


D.    Public viewsheds and designated public view corridors, as identified according to Section 16.08.360, shall be protected 


and preserved in all shoreline environment designations. 


16.08.220 Lot coverage by buildings and structures. 


The following maximum lot coverage limitations apply to new development, redevelopment and expansion of existing 


development after the effective date of this master program, for permitted and conditionally permitted land uses within the 


specified environments, …….. 


C.    HI environment: From zero to one hundred twenty-five feet from the OHWM, maximum lot coverage shall be fifty 


percent. From one hundred twenty-five to two hundred feet from the OHWM, maximum lot coverage shall be eighty percent 


if the property is within the downtown core and fifty percent in all other areas. 


16.08.230 Height regulations. 


The following height regulations apply to new development and expansion of existing development after the effective date of 


this master program.  


A.    General. Building and structure height shall be calculated according to the definition in Chapter 18.08, and shall comply 


with the standards in subsections B through H of this section,  


B.    Development in all environments is also subject to the height regulations in the zoning code. Where there is a conflict 


between this chapter and the zoning code regarding height regulations, the more stringent requirement shall apply. 


E.    HI environment: Within one hundred twenty-five feet of the OHWM, maximum height shall be twenty-five feet. In other 


areas, maximum height shall be thirty-five feet. 


16.08.240 Residential land uses. 


B.    In the HI environment, new multifamily residential units may be permitted only as part of a mixed use development that 


complies with the requirements of Section 16.08.250. 


C.    Residential Density. 


4.    In the HI environment, the maximum density of residential development as part of a mixed use development per 


Section 16.08.250 is fourteen dwelling units per acre, or the limit of the residential percentage cap in the mixed use 


development standards in Title 18, whichever is more restrictive. No minimum density is established. 


E.    No new or expanded development associated with a residential use or a non-water-dependent component of a 


commercial or mixed use development shall be permitted waterward of the OHWM…………… 


 


 



http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08.190

http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08.320

http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08.360

http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08.250

http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08.250

http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo18/Poulsbo18.html#18
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16.08.250 Mixed land uses. 


A new mixed use development, or an expansion to an existing development that will contain mixed uses, may consist of any 


combination of residential, commercial, marina or recreational uses as allowed in the underlying zoning category and 


standards, with the following requirements: 


D.    If the subject property in any environment is separated from Liberty Bay by another property or a public right-of-way, an 
area or areas equivalent to at least twenty-five percent of the new or additional square footage shall be permanently 
occupied and maintained as water-enjoyment and/or water-related uses. The area(s) may be located within a building and/or 
outdoors.  
16.08.360 Public viewsheds and public view corridors. 
The city does not establish, protect or maintain views from private property. However, public views of the 
shorelines and water on both public and private property shall be designated and maintained to enhance the 
public’s ability to see and enjoy the shorelines and waters of Liberty Bay. 
A.    Within the two-hundred-foot shoreline jurisdiction, the city has established public viewsheds from the 
following public streets and public properties to the Liberty Bay shoreline: 
2.    Fjord Drive, extending from Hostmark Avenue south to the city limit; 
B.    Intent. The intent of the viewshed designation is to promote an aesthetically attractive view of Liberty Bay 
and the shoreline environment from public parks and major public streets near the shoreline, with limited visual 
obstruction from buildings and other structures. 
 


16.09.090 Developments and uses located both inside and outside of the shoreline. 


When a proposed development or use includes both shoreline and nonshoreline areas, and any type of shoreline permit is 


required, the shoreline permit must be obtained before any part of the development, including the development activity that 


is entirely confined to the upland areas, can proceed. (Ord. 2012-10 § 3 (Exh. B) (part), 2012)  


16.09.110 General review criteria for all substantial development permits. 


WAC 173-27-150 establishes that a minor shoreline substantial development permit or a shoreline substantial development 


permit may only be granted when the proposed development is consistent with all of the following: 


A.    The policies and procedures of the Shoreline Management Act; 


B.    The provisions of Chapter 173-27 WAC; 


C.    Chapter 16.08; 


D.    Any conditions attached by the city to the permit approval as necessary to ensure compliance with the Act and 


Chapter 16.08. (Ord. 2012-10 § 3 (Exh. B) (part), 2012 


16.09.130 Shoreline substantial development permits (Type III). 


A.    Applicable Development Activities. A development activity that meets one or more of the following criteria shall be 


processed as a shoreline substantial development permit if it does not qualify for a shoreline exemption or a minor shoreline 


substantial development permit. 


B.    Review Process. A shoreline substantial development permit shall be processed as a Type III quasi-judicial permit 


application, according to the requirements of Section 19.01.040 and Chapter173-27 WAC. The decision maker shall be the city 


hearing examiner, and appeals shall be heard by the city council. (Ord. 2012-10 § 3 (Exh. B) (part), 2012) 


 


WAC 173-27-140 Review criteria for all development.  


(1) No authorization to undertake use or development on shorelines of the state shall be granted by the local government 


unless upon review the use or development is determined to be consistent with the policy and provisions of the Shoreline 


Management Act and the master program.   


(2) No permit shall be issued for any new or expanded building or structure of more than thirty-five feet above average grade 


level on shorelines of the state that will obstruct the view of a substantial number of residences on areas adjoining such 


shorelines except where a master program does not prohibit the same and then only when overriding considerations of the 


public interest will be served. 


 


 


 


 



http://www.codepublishing.com/cgi-bin/wac.pl?cite=173-27-150

http://www.codepublishing.com/cgi-bin/wac.pl?cite=173-27

http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08

http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08

http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo19/Poulsbo1901.html#19.01.040

http://www.codepublishing.com/cgi-bin/wac.pl?cite=173-27
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3. COMMERCIAL USE IMPACTS 
The requirement to place commercial uses at street level on this site along Hostmark is not practical 
but even less so on Fjord.   Again, the property sits much higher and is very different than the lower 
level of the downtown area around Front Street.  Because of this, patrons of the downtown area are 
less likely to use these more out of the way commercial storefronts.  In additional, there are plenty of 
commercial spaces on the main, lower portion of the downtown area, some of which are currently 
vacant. Why add more commercial spaces when there are current vacancies? Also, parking would be 
more difficult, since there is currently no room for parking on Fjord or Hostmark nor would it be 
constructible in the future.  
 
Below are Policies and Regulations on Commercial Uses. 
There is a conflict in the code between the text of the C-1 zone (PMC 18.80.020. Purpose) which omits 
any mention of mixed use development as an intended use and the Commercial Zone District Use 
Table (PMC Table 18.80.030) which permits mixed use development.  Further supporting that C1 
should not have mixed use is the fact that the text in the C-2 specifically mentions mixed-use. 
 


Policy CC-3.1 and LU-3.7 
Design standards for commercially zoned areas shall be developed to continue the northwestern architectural 
style of the existing commercial areas, and the Scandinavian small fishing village scale architectural style of 
downtown Poulsbo.  
 
PMC 18.80.010 Zoning districts. 
The city’s comprehensive plan establishes the commercial land use designation that supports the provision of 
commercial goods and services for Poulsbo. The commercial designation has been further refined into four 
commercial zoning districts on the city’s zoning map based on geographic areas of the city, and are identified as: 
A.    C-1: Downtown/Front Street. 
B.    C-2: Viking Avenue. 
C.    C-3: SR 305 corridor. 
D.    C-4: College MarketPlace. 
   
 
PMC 18.80.020 Purpose. 
A.    The general purpose of the city’s commercial districts is to provide the necessary commercial goods and 
services for the Poulsbo and greater north Kitsap communities. The commercial districts provide for the location 
of retail sales and services, professional services and offices, food and drinking establishments, lodging, personal 
and health services, arts, amusement, medical facilities, educational and recreational uses among others. 
B.    The C-1 commercial district applies to the geographic area of Downtown/Front Street, and intends to: 
1.    Encourage high quality and recreation amenities, tourist-oriented and commercial development which will 
enhance public access and the use of the shoreline. 
2.    Encourage a wide range of activities that make downtown Poulsbo the cultural, civic, heritage and 
waterfront heart of the community. 
3.    Provide a full range of commercial services, tourism, recreation and entertainment activities to support 
downtown visitors, residents and workers. 
4.    Ensure that projects are designed using consistent architectural design and consistent with the scale and 
design of downtown.  
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4. TRAFFIC IMPACTS, INCLUDING EXISTING LOS F RATED INTERSECTION (WORST RATING) 
Traffic is one of the two biggest impacts for development on this property.  Significant traffic increases 
would occur at the intersection of Hostmark and Fjord. The intersection is already at the worst rating 
for traffic congestion (LOS F). The city’s own policies and codes would not allow for the development 
to occur without mitigation. Often times cities allow mitigation in the form of financial payments, for 
which improvements would be made at other locations. Mitigation would need to occur at Hostmark 
and Fjord.  However, there does not appear to be enough room to allow for appropriate mitigation to 
handle the substantial increase in the number of vehicular trips caused by the development.  There is 
currently no street parking, let alone enough width for improvement without taking a portion of a 
historic as well as other properties. There appears to be no solution to the increase in traffic, except 
significantly minimize the development or locate it elsewhere.  Even if mitigation is somehow 
conducted at Fjord and Hostmark, it would be out of scale for quaint Poulsbo. 
 
As a side note, when I called the city several years ago to see if I could have a second unit (duplex or 
ADU—Accessory Dwelling Unit; allowed per code) in my single family residence across the street from 
the proposed development, with access off Hostmark, I was told by the city planner that the traffic 
was so bad on Hostmark that the ADU might not be allowed. What? I would not have added any more 
vehicle trips because I currently have enough off-street parking for 10 vehicles.   
 
Below are Policies and Regulations on Traffic and Transportation. 
GOAL TR-3 
Develop a concurrency ordinance to ensure consistent level of service on City-owned streets, and as mandated by 
the Growth Management Act (GMA). 
Policy TR-3.1 
The City shall adopt and enforce a concurrency ordinance which prohibits development approval if the 
development causes the level of service on a City-owned transportation facility to decline below LOS E, unless 
transportation improvements or strategies to accommodate the impacts of the development are made 
concurrent with the development, as set forth in Policy. 
Policy TR-3.2 
A concurrency level of service standard of LOS F is established for the following: 


 ………………………………………….. 


 all legs of Front, Fjord and Hostmark intersection(s);…….. 


 LOS failures where corrective action is not physically or technically feasible, or fails to satisfy warrants or 
design requirements  


 


 
CONCLUSION 
 
Based on city goals, policies and codes, the city should not allow a development on this property that 
would forever change the character of the downtown area or block protected viewsheds.  If the 
development is allowed, the view and traffic impacts cannot be mitigated, except to avoid the 
development and move it elsewhere.  This may be an unfair statement, but would the city allow this 
same development to be built if the city did not own the property and need to sell it? 
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Please include me as a party of record and submit this letter to any decision-makers and at any hearings 
for any development on this property, including but not limited to Council Meetings, Planning Commission 
Meetings, Hearings, and Shoreline Notifications.  I would also appreciate being personally notified of any 
hearings, since according to the developer, my property is likely the most impacted. A meeting with the 
city to discuss the matters of this letter would be appreciated, especially to discuss compliance with city 
codes. 
 
Thank you for your consideration in this important matter, not only to me, but hopefully to all citizens of 
Poulsbo. 
 
 
 
 
 
 
Cynthia L. Baker (owner at 18750 Fjord Drive NE, Poulsbo) 
1007 U Street NW 
Auburn, WA 98001 
206-819-2027 
 
 
 Department of Ecology 
 West Sound Group Developer 
 Department of Eclogy 
 







scenic views that will change …  The SEPA guidance continues under Section C. Proposed measures
to reduce or control aesthetic impacts. Mitigation for impacts to aesthetic resources could include:
…..aesthetic design of structures, minimizing view obstructions, and preserving character of the
area.  The viewshed is highly valued by persons …living in a proposal’s area. It is best to consider
adverse effects to viewsheds early in the design and approval processes.  It is disappointing and
frustrating to have issues such as view impacts and no one appears to address the issue, from the
developer to the city staff.
 
“Views” MUST be reviewed for this (Commercial Code Update) as well as all projects (Vanheimr) and
not just a quick decision.  This should be done for the entire code update.  Nothing should be
decided surreptitiously to hide future decisions.
 
I will be sending you comments regarding the Vanheimr project design tomorrow. Please include this
e-mail as part of SEPA for the Commercial Code Update.  I have included the letter I wrote again.

 Think this is my 5th time to the city.
 
Cindy Baker
1007 U Street NW (owner of 18750 Fjord Drive NE, Poulsbo)
Auburn, WA 98001
206-8189-2027
 

From: Karla Boughton [mailto:kboughton@cityofpoulsbo.com] 
Sent: Friday, March 23, 2018 12:31 PM
To: cindy.baker@comcast.net
Subject: Vanheimr project NOA issued
 
Hello Cindy,
I hope this email finds you well.
 
I wanted to let you know that the City has technically completed the Vanaheimr site plan and
shoreline permit and issued the Notice of Application.  You can find the NOA and application
materials at this link under the Notice of Application tab: 
https://cityofpoulsbo.com/planning-economic-development-current-applications-notices/
 
Thank you,
Karla Boughton
Planning and Economic Development Director
City of Poulsbo
200 NE Moe Street
Poulsbo WA 98370
(360) 394-9748
 
NOTICE OF PUBLIC DISCLOSURE:  This e-mail account is public domain.  Any correspondence from or to this e-mail
account may be a public record.  Accordingly, this e-mail, in whole or in part, may be subject to disclosure pursuant to RCW
42.56, regardless of any claim of confidentiality or privilege asserted by an external party.
 

mailto:kboughton@cityofpoulsbo.com
mailto:cindy.baker@comcast.net
https://cityofpoulsbo.com/planning-economic-development-current-applications-notices/


February 23, 2016 
 
Mayor Becky Erickson 
City Council Members 
Planning Director Berezowsky 
Planning Commission Members 
 
RE: Proposed Development on the City’s Old Police Station Property 
 
 
Dear Mayor, Councilmembers, Commissioners and Director: 
 
This letter expresses concern regarding re-development of the city’s Old Police Station property in 
downtown Poulsbo (367 NE Hostmark and possible adjacent parcels).  The city is currently 
negotiating the sale of its property with Sound West Group, who desires to build an apartment 
building of up to four (4) stories in height, as many as 48 residential units (apartments), first floor, 
street level commercial uses, and associated parking with possible garage access off Fjord Drive.   
 
All or a portion of the proposed development property is: 

 zoned C1 (Commercial Downtown/Front Street); 0.57 acres  

 in the 200 foot shoreline jurisdiction zone, with an HI (High Intensity) environmental designation  

 in the Shoreline buffer (125 feet from the OHWM—Ordinary High Water Mark) 

 surrounded by four single family residences (Residential Low), one Medium Residential Historic 
Building, and three C1 Commercial properties and  

 fronted by Fjord Drive to the East and Hostmark Street to the North 
 
Concerns for re-development of this property include (1) incompatibility with the historic character 
of Poulsbo’s fishing village past, including inappropriate and disproportionate residential density and 
excessive bulk and scale (e.g. building height and lot coverage) at this specific location, (2) view 
obstructions of Liberty Bay, Olympic Mountains and marine boating from properties nearby, adjacent 
to and across the street from the development and view obstruction from a designated viewshed 
roadway (Fjord Drive); plus inconsistencies with Shoreline Substantial Development rules (3) 
commercial uses that could create impacts to existing businesses and empty storefronts on Front and 
Anderson Streets and (4) increases in traffic that would cause greater impacts to intersections 
already at LOS F (worst rating).   
 
At a minimum the above categories require detailed analysis and mitigation by the city of all 
potential impacts prior to any approval of this or any other proposed development of this site. 
Avoidance of impacts is the first mitigation the city has under SEPA (State Environmental Policy Act).  
Further I am anticipating the city will require a hearing(s) for both the Development and the 
Shoreline Substantial Development so the public has open input to the city’s decisions.   
 
Below are brief descriptions of potential impacts from any re-development and excerpts from the 
City’s Comprehensive Plan, Land Use Plan, Zoning Code, Shoreline Master Plan and Development 
Standards etc., which for the most part seem contradictory to the size and scale of this development.  
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1. INCOMPATIBILITY WITH CHARACTER OF DOWNTOWN POULSBO AND 
INAPPROPRIATE RESIDENTIAL DENSITY 

Poulsbo is not Bremerton, Silverdale or Port Orchard. It is a unique place, setting itself apart from 
these cities by continuing to have a “small town appearance” (2015 Poulsbo Comprehensive Plan).  
On the Old Police Station property, there is little way a 2-4 story residential apartment building(s) 
with commercial uses would fit the image of a small fishing village or small quaint city.    
 
First, the property itself is an issue.  The topography is higher in elevation than the lower portion of 
downtown Front Street, for which the “generic” codes were written. When developing codes, there 
are always cases where the generic standards do not fit the circumstances.  This is one of those cases.  
The city’s Land Use policies indicate that the downtown area shall identify appropriate development 
standards for height and scale, however, the focus of the standards was based on the lower, flat area 
of downtown around Front Street, not the elevated property off Hostmark or Fjord.  The height and 
scale of development on the Old Police Station site will create a huge eyesore, protruding high and 
out-of-proportion to the city’s scale and viewshed. This development would forever change the 
image of downtown Poulsbo as a whole. 
 
Second, the proposed residential density is excessive for this location. Even 10 units or less is likely 
too much. The surrounding residential densities are mostly Residential Low (1-4 units/acre), with one 
existing Historic building at Residential Medium.  Further, residential density on this site is limited by 
a number of restrictions. The HI designation allows only about 4 residential units on the lower half of 
the property and would override any C1 allowed densities.  [Note PMC 16.08.180 (B)(2) states that 
where there is a conflict with regulations, the more stringent shall apply.]  For the upper half of the 
property, the C1 zone standards would apply.  Those standards allow development based on site 
restrictions and dimensions. To begin, residential properties adjacent to the site would require a 10-
foot side yard setback along the entire southern property boundary and possibly the same setback on 
the eastern property boundary, depending on interpretation.  Next maximum lot coverage in the HI 
designation is 50% in the 125 foot setback and 80% of the remaining 200 foot Shoreline Jurisdiction 
Zone (PMC 16.08.220(C).  An additional restriction exists with the requirement of at least 25% of new 
square footage to be “permanently occupied and maintained as water-enjoyment and/or water 
related uses” PMC 16.08.250 (D). 
 
However, with all the restrictions stated above, there are still exceptions to the height and setback 
requirements allowed at the discretion of the Planning Director.  Chapter 18.310.010 allowfoar 
increased height but most importantly any “increased height shall be reviewed for bulk scale and 
compatibility to surrounding structures and may not be allowed if impacts cannot be adequately 
mitigated.”  In addition, and “to ensure compatibility with surrounding properties, the review 
authority may decrease the height of any building that is 10 feet higher than a single family 
residential (SFR) located within 25 feet of the proposed building.”  There is an SFR located within 25 
feet.  
 
This all sounds good except that any building height at this location would have a significant effect, by 
completely blocking views and substantially changing the character of downtown. 
 

Solution: 
The city does have options.  There are many nearby places in the city that can handle the bulk and 
height of this development and that would not have the same adverse impacts.  The development 



Cynthia Baker letter regarding 
Development at Old Police Station site 

3 
 

could be located nearer to the city’s Transit Center and still be within walking distance, but not 
change the overall character and view of downtown Poulsbo. Other areas of the city are more suited 
for the scale, height and density of the development which the developer says is needed to “make 
the project viable.”  The city could trade their property for another, then offer bonus density for 
development in other locations. 
 
The city can also use SEPA and the Shoreline Substantial Development laws to provide additional 
oversight, including the ability to impose stricter requirements for impacts not covered by the city’s 
code.  These are called mitigation measures. “Mitigation is the avoidance, minimization, rectification, 
compensation, reduction, or elimination of adverse impacts to built and natural elements of the 
environment.” State law says, “Additional mitigation can be applied to a proposal with the use of 
SEPA substantive authority, based on identified potential adverse impacts related to the proposal and 
the agency’s adopted SEPA procedures” (WAC Chapter 197-11). Note that “Avoidance” is the 
preferred mitigation measure.  
 
Below are Policies and Regulations Related to Incompatibility and Inappropriate Residential Density 
If developed much more than what is present on the site today the development would not meet the 
following goals or policies as examples: 
 
Community Key Goals – Community Character, the city intends to 
i. Maintain the positive identifiable images and features that make Poulsbo memorable 
ii. Respect the character of the City’s downtown, waterfront, and residential areas, while allowing for new 
development, expansion, and renovation that considers the scale and character of the area.  

 
Historic Resources and Landmarks 
History is a major aspect of Poulsbo that gives it depth, diversity and uniqueness. Different parts of the city have 
their own individual mixture of past events, people, buildings and celebrations. Most people are familiar with 
many visible historic landmarks in Poulsbo…………………………The City can enrich the lives of its citizens and its 
appeal to visitors by commemorating its past. 
 
2015 Comprehensive Plan:  The city’s residential character has been, and continues to be, single-family 
detached neighborhoods, which have established and maintained the low-density character of the city. While 
the city’s residential developments since 1994 continue to meet state and local minimum urban density 
standards, the low-density appearance of the city …………. contributes to the City’s “small town” appearance. 
The preservation of this landscape is paramount to maintaining the character of the city that is relished by those 
that live here and those who visit. …………  
 
GOAL CC-5 Preserve and enhance the existing character and scale, pedestrian friendly and community-oriented 
Downtown Poulsbo. 
Policy CC-5.2 Maintain the Downtown as a primary identifying feature of Poulsbo, setting it apart from the rest 
of the City through control of such characteristics as height, scale, and intensity.   
Policy CC-5.8  The City’s design standards for Downtown Poulsbo should be evaluated to ensure that 
redevelopment in the Downtown will retain its intimate, pleasant and pedestrian-scale character. 
Height, street frontage design ………should be assessed. 
  
PMC 16.08.240  
C.    Residential Density. 
4.    In the HI environment, the maximum density of residential development as part of a mixed use development 
per Section 16.08.250 is fourteen dwelling units per acre, or the limit of the residential percentage cap in the 
mixed use development standards in Title 18, whichever is more restrictive. No minimum density is established.   
 

http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08.250
http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo18/Poulsbo18.html#18
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7.2 Plan Context (Goal) 
Encouraging and allowing mixed use development in the city, while ensuring compatibility and appropriate 
scale. 
7.3 Goals and Policies (Accommodating Need). 
Poulsbo provides a full range of housing opportunities to meet the needs of the people who would call Poulsbo 
“home.” Strong neighborhoods in which residents care about and invest in their community and participate in 
community affairs are an important component of Poulsbo’s livability. Stable and healthy neighborhoods are 
built on friendships, a sense of community, and freedom from encroachment by incompatible land uses.  
………………………………………… Poulsbo’s metamorphosis from a small town to a small city with urban centers, 
requires that it seek innovative and creative ways to develop additional housing that is compatible with existing 
neighborhoods.  

 
 

2. VIEW BLOCKAGE/PRESERVATION OF GATEWAYS; INCONSISTENCIES WITH SHORELINE RULES. 
Another substantial issue is view related.  Of particular significance is the fact that the city established 
“public viewsheds” from “Fjord Drive, extending from Hostmark Avenue south to the city limit,” with 
the intent “to promote an aesthetically attractive view of Liberty Bay …from public parks and major 
public streets” (PMC 16.08.360A2).  The city also designated Fjord Drive as a proposed/existing shared 
use path in the Shoreline Master Program (Exhibit Y).  The proposed development, if allowed, would 
completely block the viewshed on the northern most end of Fjord Drive (Hostmark south to NE Eliason 
Street). This violates the intent of the code, to protect the views of Liberty Bay from major roads.  
Further, the northern portion of Fjord Drive is a gateway into downtown Poulsbo, and should be 
protected.  Note, there is a conflict between the HI designation standards that apply to the lower half 
of the property and the code text that says “views from Fjord, extending from Hostmark south to the 
city limit,” to Liberty Bay shall be protected.  There is a general rule (and in most cases specifically 
stated) that the more restrictive standard shall apply and therefore, the views from Fjord Drive to 
Liberty Bay should be protected. 
 
Further, the approximate 160 degree view from Fjord and from my property, as well as other 
surrounding properties and thus the views as you enter downtown Poulsbo on Fjord and maybe 
Hostmark cannot be replaced once a building of any size and scale is constructed on the development 
property.  It would be senseless for the city to allow a use that is totally inappropriate for the property 
and against their own policies.  Further, and this may be an unfair statement, but is the city pushing an 
inappropriate development because they need to sell their own property when they might not allow 
another owner the same privileges of constructing an out of scale, inappropriate development?    
 
Interestingly, I called about this project last year and explained where I lived and the impacts to my 
property if the project was approved.  The planner spoke to Planning Director Berenzowski who 
relayed back that impacts to one or two residential properties didn’t matter.  Really? That is not what 
the policies and codes say. Wonder if it would matter had the properties been a councilmember’s.  I 
invite any and all councilmembers or planning commissioners or others to visit my deck, so they can 
see the impacts. I have also attached a photo from my deck.  The development would preserve no 
view.  Please contact me if you would like to see the view that will be impacted.  I already met on my 
deck with one of the developer/contractors, Mike Brown.  He was surprised at the view impacts.   
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Solution:  
In order to fully assess the impacts, the city must require the developer to provide renderings (photos 
with a realistic sketch of the development superimposed) to determine the level of impacts to the 
views from many nearby locations.  Further, Kitsap County, who assesses real estate taxes for Poulsbo, 
uses “views” as part of their Property Assessments.  The development site itself has a view rating of 9 
of 10 (10 being highest); my property across the street on Fjord has a view rating of 8 of 10.  The 
development will completely block the view from mine as well as adjacent residential properties.  
These incredible views will be lost forever, plus the value of the property will be significantly 
diminished without these views.  As I have stated on three occasions, the site’s elevation difference 
from lower downtown creates the fundamental problem of too tall and out of scale development that 
will have significant effects on the entrance to downtown.  The overall feel of a small town will be 
permanently lost and the important views of Liberty Bay and the Olympic Mountains as you enter 
downtown from Fjord will be lost.  
 
 
Below are Policies and Regulations on View Blockage and Inconsistencies with Shoreline rules. 
 
2015 Comprehensive Plan:  …….. the low-density appearance of the city …………. contributes to the City’s “small 
town” appearance. The preservation of this landscape is paramount to maintaining the character of the city that 
is relished by those that live here and those who visit. …………  
 
Policy CC-2.2 Identify public view opportunities unique to Poulsbo such as those of the Olympic Mountains and 
Liberty Bay,  
 

Policy NE-8.4 
When new development or redevelopment is proposed, designated public access and designated public views 
shall be preserved, and enhanced when possible. 
Policy NE-8.5 
As set forth in WAC 173-26-211(5)(d) or as subsequently amended, new uses in the HI environment should be 
prioritized. First priority should be given to water-dependent uses. Second priority should be given to water-
related uses and third priority to water enjoyment uses. New non-water oriented uses are allowed under the 
following circumstances: as a minor part of mixed use development that includes water-dependent uses; when 
accessory to uses that are water-dependent, water-related or for water enjoyment; when the site is physically 
separated from the shoreline from another property or public right-of-way; or when there is no direct access to 
the shoreline from the site. 
Policy NE-8.6 
Full utilization of the area designated as the HI environment should be achieved before further expansion of the 
HI environment is allowed unless it is demonstrated that the demand for water-oriented commercial uses cannot 
be satisfied within the existing HI environment designation. 
Policy NE-8.7 
Existing non-water oriented uses in the HI environment, such as restaurants and retail shops, may continue to 
operate under the provisions of the City’s zoning ordinance. Redevelopment, should be encouraged as water 
related or water enjoyment uses that will take advantage of water views, and provide public views and public 
access where feasible. 
Policy NE-8.8 
Compatibility of adjacent land uses and activities in the HI environment shall be encouraged through the design 
and location of new development and redevelopment, as well as landscaping, visual screening, signage, and 
lighting, to minimize potential adverse impacts to neighboring properties and protect the aesthetic qualities of 
the shoreline.  
 
 
 



Cynthia Baker letter regarding 
Development at Old Police Station site 

6 
 

Policy LU-3.5 
In order to retain the pedestrian-friendly scale in the C-1 (Downtown/Front St) zoning district, the City’s zoning 
ordinance shall identify appropriate development standards for height and scale of new development and 
redevelopment in this district. 
Policy LU-3.6 
Provide development standards that identify appropriate uses, building heights, setbacks, access, landscaping, 
signage, parking and other appropriate standards, for commercial development.  
 
16.08.170 Shoreline environment designations. 

Environment designations are applied to all of the city’s shoreline areas based upon habitat characterization, land use, and 

location of shoreline buffers. Within the city’s jurisdiction, these include: shoreline residential-1 (SR-1), shoreline residential-2 

(SR-2), high intensity (HI), …………………..The environment designations are as follows: 

B.    High Intensity (HI). The high intensity (HI) shoreline environment provides for those areas of existing moderate 

commercial and mixed commercial/residential development. This environment allows for optimum use of shoreline areas that 

are presently developed with commercial uses, while seeking opportunities to protect habitat and ecological functions from 

further degradation. The identified HI areas include the downtown waterfront and an area near the head of Liberty Bay. 

16.08.180 Shoreline use table. 

A.    The shoreline use table below indicates appropriate shoreline uses in each of the city’s environmental designations, 

subject to restrictions indicated in Sections 16.08.190 through 16.08.320, and is applicable to the following: 

B.    The following requirements apply to all proposed uses, activities and developments: 

2.    If there is any conflict between the shoreline use table and the written provisions of this chapter, or between this chapter 

and other city regulations, the more stringent requirement or regulation shall apply unless otherwise indicated in this chapter. 

16.08.200 Shoreline development and use standards—All environments and uses. 

The following standards in this section apply to all development, uses and activities within the shoreline zone that are 

commenced, constructed, altered or expanded after the effective date of this shoreline master program: 

A.    Shoreline Buffers and Setbacks. 

D.    Public viewsheds and designated public view corridors, as identified according to Section 16.08.360, shall be protected 

and preserved in all shoreline environment designations. 

16.08.220 Lot coverage by buildings and structures. 

The following maximum lot coverage limitations apply to new development, redevelopment and expansion of existing 

development after the effective date of this master program, for permitted and conditionally permitted land uses within the 

specified environments, …….. 

C.    HI environment: From zero to one hundred twenty-five feet from the OHWM, maximum lot coverage shall be fifty 

percent. From one hundred twenty-five to two hundred feet from the OHWM, maximum lot coverage shall be eighty percent 

if the property is within the downtown core and fifty percent in all other areas. 

16.08.230 Height regulations. 

The following height regulations apply to new development and expansion of existing development after the effective date of 

this master program.  

A.    General. Building and structure height shall be calculated according to the definition in Chapter 18.08, and shall comply 

with the standards in subsections B through H of this section,  

B.    Development in all environments is also subject to the height regulations in the zoning code. Where there is a conflict 

between this chapter and the zoning code regarding height regulations, the more stringent requirement shall apply. 

E.    HI environment: Within one hundred twenty-five feet of the OHWM, maximum height shall be twenty-five feet. In other 

areas, maximum height shall be thirty-five feet. 

16.08.240 Residential land uses. 

B.    In the HI environment, new multifamily residential units may be permitted only as part of a mixed use development that 

complies with the requirements of Section 16.08.250. 

C.    Residential Density. 

4.    In the HI environment, the maximum density of residential development as part of a mixed use development per 

Section 16.08.250 is fourteen dwelling units per acre, or the limit of the residential percentage cap in the mixed use 

development standards in Title 18, whichever is more restrictive. No minimum density is established. 

E.    No new or expanded development associated with a residential use or a non-water-dependent component of a 

commercial or mixed use development shall be permitted waterward of the OHWM…………… 

 

 

http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08.190
http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08.320
http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08.360
http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08.250
http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08.250
http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo18/Poulsbo18.html#18
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16.08.250 Mixed land uses. 

A new mixed use development, or an expansion to an existing development that will contain mixed uses, may consist of any 

combination of residential, commercial, marina or recreational uses as allowed in the underlying zoning category and 

standards, with the following requirements: 

D.    If the subject property in any environment is separated from Liberty Bay by another property or a public right-of-way, an 
area or areas equivalent to at least twenty-five percent of the new or additional square footage shall be permanently 
occupied and maintained as water-enjoyment and/or water-related uses. The area(s) may be located within a building and/or 
outdoors.  
16.08.360 Public viewsheds and public view corridors. 
The city does not establish, protect or maintain views from private property. However, public views of the 
shorelines and water on both public and private property shall be designated and maintained to enhance the 
public’s ability to see and enjoy the shorelines and waters of Liberty Bay. 
A.    Within the two-hundred-foot shoreline jurisdiction, the city has established public viewsheds from the 
following public streets and public properties to the Liberty Bay shoreline: 
2.    Fjord Drive, extending from Hostmark Avenue south to the city limit; 
B.    Intent. The intent of the viewshed designation is to promote an aesthetically attractive view of Liberty Bay 
and the shoreline environment from public parks and major public streets near the shoreline, with limited visual 
obstruction from buildings and other structures. 
 

16.09.090 Developments and uses located both inside and outside of the shoreline. 

When a proposed development or use includes both shoreline and nonshoreline areas, and any type of shoreline permit is 

required, the shoreline permit must be obtained before any part of the development, including the development activity that 

is entirely confined to the upland areas, can proceed. (Ord. 2012-10 § 3 (Exh. B) (part), 2012)  

16.09.110 General review criteria for all substantial development permits. 

WAC 173-27-150 establishes that a minor shoreline substantial development permit or a shoreline substantial development 

permit may only be granted when the proposed development is consistent with all of the following: 

A.    The policies and procedures of the Shoreline Management Act; 

B.    The provisions of Chapter 173-27 WAC; 

C.    Chapter 16.08; 

D.    Any conditions attached by the city to the permit approval as necessary to ensure compliance with the Act and 

Chapter 16.08. (Ord. 2012-10 § 3 (Exh. B) (part), 2012 

16.09.130 Shoreline substantial development permits (Type III). 

A.    Applicable Development Activities. A development activity that meets one or more of the following criteria shall be 

processed as a shoreline substantial development permit if it does not qualify for a shoreline exemption or a minor shoreline 

substantial development permit. 

B.    Review Process. A shoreline substantial development permit shall be processed as a Type III quasi-judicial permit 

application, according to the requirements of Section 19.01.040 and Chapter173-27 WAC. The decision maker shall be the city 

hearing examiner, and appeals shall be heard by the city council. (Ord. 2012-10 § 3 (Exh. B) (part), 2012) 

 

WAC 173-27-140 Review criteria for all development.  

(1) No authorization to undertake use or development on shorelines of the state shall be granted by the local government 

unless upon review the use or development is determined to be consistent with the policy and provisions of the Shoreline 

Management Act and the master program.   

(2) No permit shall be issued for any new or expanded building or structure of more than thirty-five feet above average grade 

level on shorelines of the state that will obstruct the view of a substantial number of residences on areas adjoining such 

shorelines except where a master program does not prohibit the same and then only when overriding considerations of the 

public interest will be served. 

 

 

 

 

http://www.codepublishing.com/cgi-bin/wac.pl?cite=173-27-150
http://www.codepublishing.com/cgi-bin/wac.pl?cite=173-27
http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08
http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo16/Poulsbo1608.html#16.08
http://www.codepublishing.com/WA/Poulsbo/html/Poulsbo19/Poulsbo1901.html#19.01.040
http://www.codepublishing.com/cgi-bin/wac.pl?cite=173-27
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3. COMMERCIAL USE IMPACTS 
The requirement to place commercial uses at street level on this site along Hostmark is not practical 
but even less so on Fjord.   Again, the property sits much higher and is very different than the lower 
level of the downtown area around Front Street.  Because of this, patrons of the downtown area are 
less likely to use these more out of the way commercial storefronts.  In additional, there are plenty of 
commercial spaces on the main, lower portion of the downtown area, some of which are currently 
vacant. Why add more commercial spaces when there are current vacancies? Also, parking would be 
more difficult, since there is currently no room for parking on Fjord or Hostmark nor would it be 
constructible in the future.  
 
Below are Policies and Regulations on Commercial Uses. 
There is a conflict in the code between the text of the C-1 zone (PMC 18.80.020. Purpose) which omits 
any mention of mixed use development as an intended use and the Commercial Zone District Use 
Table (PMC Table 18.80.030) which permits mixed use development.  Further supporting that C1 
should not have mixed use is the fact that the text in the C-2 specifically mentions mixed-use. 
 

Policy CC-3.1 and LU-3.7 
Design standards for commercially zoned areas shall be developed to continue the northwestern architectural 
style of the existing commercial areas, and the Scandinavian small fishing village scale architectural style of 
downtown Poulsbo.  
 
PMC 18.80.010 Zoning districts. 
The city’s comprehensive plan establishes the commercial land use designation that supports the provision of 
commercial goods and services for Poulsbo. The commercial designation has been further refined into four 
commercial zoning districts on the city’s zoning map based on geographic areas of the city, and are identified as: 
A.    C-1: Downtown/Front Street. 
B.    C-2: Viking Avenue. 
C.    C-3: SR 305 corridor. 
D.    C-4: College MarketPlace. 
   
 
PMC 18.80.020 Purpose. 
A.    The general purpose of the city’s commercial districts is to provide the necessary commercial goods and 
services for the Poulsbo and greater north Kitsap communities. The commercial districts provide for the location 
of retail sales and services, professional services and offices, food and drinking establishments, lodging, personal 
and health services, arts, amusement, medical facilities, educational and recreational uses among others. 
B.    The C-1 commercial district applies to the geographic area of Downtown/Front Street, and intends to: 
1.    Encourage high quality and recreation amenities, tourist-oriented and commercial development which will 
enhance public access and the use of the shoreline. 
2.    Encourage a wide range of activities that make downtown Poulsbo the cultural, civic, heritage and 
waterfront heart of the community. 
3.    Provide a full range of commercial services, tourism, recreation and entertainment activities to support 
downtown visitors, residents and workers. 
4.    Ensure that projects are designed using consistent architectural design and consistent with the scale and 
design of downtown.  
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4. TRAFFIC IMPACTS, INCLUDING EXISTING LOS F RATED INTERSECTION (WORST RATING) 
Traffic is one of the two biggest impacts for development on this property.  Significant traffic increases 
would occur at the intersection of Hostmark and Fjord. The intersection is already at the worst rating 
for traffic congestion (LOS F). The city’s own policies and codes would not allow for the development 
to occur without mitigation. Often times cities allow mitigation in the form of financial payments, for 
which improvements would be made at other locations. Mitigation would need to occur at Hostmark 
and Fjord.  However, there does not appear to be enough room to allow for appropriate mitigation to 
handle the substantial increase in the number of vehicular trips caused by the development.  There is 
currently no street parking, let alone enough width for improvement without taking a portion of a 
historic as well as other properties. There appears to be no solution to the increase in traffic, except 
significantly minimize the development or locate it elsewhere.  Even if mitigation is somehow 
conducted at Fjord and Hostmark, it would be out of scale for quaint Poulsbo. 
 
As a side note, when I called the city several years ago to see if I could have a second unit (duplex or 
ADU—Accessory Dwelling Unit; allowed per code) in my single family residence across the street from 
the proposed development, with access off Hostmark, I was told by the city planner that the traffic 
was so bad on Hostmark that the ADU might not be allowed. What? I would not have added any more 
vehicle trips because I currently have enough off-street parking for 10 vehicles.   
 
Below are Policies and Regulations on Traffic and Transportation. 
GOAL TR-3 
Develop a concurrency ordinance to ensure consistent level of service on City-owned streets, and as mandated by 
the Growth Management Act (GMA). 
Policy TR-3.1 
The City shall adopt and enforce a concurrency ordinance which prohibits development approval if the 
development causes the level of service on a City-owned transportation facility to decline below LOS E, unless 
transportation improvements or strategies to accommodate the impacts of the development are made 
concurrent with the development, as set forth in Policy. 
Policy TR-3.2 
A concurrency level of service standard of LOS F is established for the following: 

 ………………………………………….. 

 all legs of Front, Fjord and Hostmark intersection(s);…….. 

 LOS failures where corrective action is not physically or technically feasible, or fails to satisfy warrants or 
design requirements  

 

 
CONCLUSION 
 
Based on city goals, policies and codes, the city should not allow a development on this property that 
would forever change the character of the downtown area or block protected viewsheds.  If the 
development is allowed, the view and traffic impacts cannot be mitigated, except to avoid the 
development and move it elsewhere.  This may be an unfair statement, but would the city allow this 
same development to be built if the city did not own the property and need to sell it? 
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Please include me as a party of record and submit this letter to any decision-makers and at any hearings 
for any development on this property, including but not limited to Council Meetings, Planning Commission 
Meetings, Hearings, and Shoreline Notifications.  I would also appreciate being personally notified of any 
hearings, since according to the developer, my property is likely the most impacted. A meeting with the 
city to discuss the matters of this letter would be appreciated, especially to discuss compliance with city 
codes. 
 
Thank you for your consideration in this important matter, not only to me, but hopefully to all citizens of 
Poulsbo. 
 
 
 
 
 
 
Cynthia L. Baker (owner at 18750 Fjord Drive NE, Poulsbo) 
1007 U Street NW 
Auburn, WA 98001 
206-819-2027 
 
 
 Department of Ecology 
 West Sound Group Developer 
 Department of Eclogy 
 



City of Poulsbo Planning Commission 

April 10, 2018 

 

Re: Proposed Third Avenue Guidelines 

 

Members of the Commission, 

We are part of the design team working on the Front Street/Sound West Properties project in Old Town 
Poulsbo. This project will include restoration of several of the historic buildings along Front Street and 
new housing units to the rear along Third Avenue. The site design includes new frontage improvements 
along Third Ave, as well as a series of pedestrian spaces linking Third Avenue to Front Street.  When 
completed, the project will add vitality to the heart of Poulsbo while honoring its maritime history.  

We come before you tonight to address some concerns we have related to the proposed zoning changes 
for Third Avenue. In general we support the changes as proposed and believe they will result in setting a 
more appropriate residential character for Third. The reduction in building height to 35’ will allow for 
residential uses, while reducing impacts to views from the neighborhood above.  The ability to place 
residential uses at grade along Third Avenue will provide an effective transition from the residential 
neighborhood along 4th to more intense commercial uses along Front Street.  

Our concerns are related to the portion of our site which fronts both Third Avenue and Moe Street. We 
are now caught between two different code objectives: the more residential nature proposed for Third 
Ave and the existing mixed-use C-1 zoning along Moe. This corner site is currently required to comply 
with C-1 zoning. The C-1 code requires retail below residential. Forcing the corner site to have retail is 
problematic since, like Third Ave, this location is too far from the desirable retail corridor. We are left 
with two poor choices; either we don’t build the project or risk having vacant retail spaces.   

Here is what we recommend the zoning code allow: 

1) Allow projects which have at least one frontage along Third Avenue to have the choice to either 
comply with proposed Third Ave zoning OR C-1 zoning.  

2) Allow the 35’ building height in Third Avenue AND C-1 zones 

Thank you for your consideration. We look forward to collaborating with you and the planning staff to 
realize the vision for this project and support the goals of these planning codes.  

Charles Wenzlau, Architect  

Mike Brown, Sound West Group 
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Date:   April 18, 2018 
 
To:  City of Poulsbo Planning Commission 
 
Subject: 2018 Commercial District Update/Mixed-Use Regulations 
 
 
The concept of mixed-use has generally meant retail on the street level and residential on the 
upper floors. This concept from a planning perspective accomplishes two important elements 
of a vibrant urban city or town. First it provides housing to meet the great demand by the 
population to live downtown for the social camaraderie and convenience of services, goods and 
dining. The vibrancy of the town is from its people and the aesthetics is from the buildings and 
public spaces. Second is the economy that cities need and derive by commercial activities. Thus 
it is important for there to be adequate and useful areas for commercial development. 
 
By far the largest, and sometimes only, demand for structures is for housing and the creation 
of places for people to live in towns will eventually create a need for services but the people 
need to come first and cause new demand. 
 
Cities and Towns all across the country are witness to mixed-use projects with empty retail 
space and they are seeing that utilizing the retail spaces in the short term as flexible spaces 
that allow residential for overnight and short term or long term use can accommodate the 
current market realities and provide more living choices while still allowing redevelopment over 
time as demand increases and it will. The interim residential spaces would be constructed so as 
to meet the building codes required at the time of a change in use and also would meet the 
parking requirement for future conversion to non residential uses. 
 

From the early development of cities until World War II all cities began as shops with 
apartments on the upper floor since infrastructure was not affordable for outlying 
development. After WW II the housing boom aided by the automobile created a mass 
exodus to the suburbs and retail followed leaving many towns with a significant amount 
of their buildings vacant or significantly reduced rents. Seldom do buildings get torn 
down when a new one is built and that has led to a significant over capacity of existing 
commercial buildings throughout the United States. In addition the new dynamics of 
shopping has eroded the demand and need for brick and mortar stores as well as the 
growing prospects to work remotely. These dynamics appear to be expanding. 

 
Poulsbo has not experienced the vacancy many urban areas have in large part due to its quaint, 
historic and compact downtown commercial district, being Front Street. It has been subject to 
reduced rents. These reduced rents are approximately half of the required rent necessary to 
support new construction costs and requirements. This affects the ability to build new buildings 
which cannot command, in most instances, rental rates to break even. 
 
 



I have attached a concept picture of a project I am proposing on Jensen Way which includes 4 
townhouses with 500 s.f. of office/retail on the street level. I am pricing out the development 
and construction cost and I am certain the commercial spaces will not come close to breakeven 
especially since the location on Jensen misses out on nearly all of the Front Street shopping 
traffic. 
 
These units will be built on individual lots and would be available to individual home buyers. It 
will be challenging for them to have a lender understand that a portion of the building needs to 
be rented to a business once an appraisal addresses comparable rents. 
This, I believe, is a good example of where flex spaces could work. This project is designed to 
meet live/work/commercial codes and parking to commercial requirements. 
 
I have attached a compilation of conversations by those involved in mixed-use development 
which carries a common tone by many.  
 
I would appreciate your consideration of allowing flexibility for mixed-used development that 
provides for future conversion in a thoughtful way. 
 
 
Respectfully,  
 
Gary Lindsey 
360-509-7649 
glindseyinc@gmail.com 
 
 



A Discussion of Mixed-Use 
Challenges 

 
These are excerpts taken from an article 
written by a forum called Strong Communities: 
 

.....but	perhaps	you	live	in	a	really	exceptional	city:	
you	have	a	developer	with	expertise	plus	a	busy	
urban	retail	corridor.	You	still	need	market	rents	
on	retail	that	are	high	enough	not	only	to	cover	
construction	costs,	but	also	the	additional	
operating	expenses	unique	to	retail,	including	new	
management	costs,	marketing,	and	leasing	
commissions,	as	well	as	new	costs	like	tenant	
improvements.	If	you	have	been	paying	any	
attention	to	commercial	real	estate	markets	lately,	
you	know	that	this	is	not	the	case,	even	in	most	
highly	desirable	urban	retail	clusters,	let	alone	in	
smaller	towns	and	less	desirable	retail	submarkets.	
This	means	two	things:	First,	it	means	that	rents	
are	low.	Second,	since	it’s	a	renter’s	market,	
landlords	won’t	be	able	to	defray	costs	by	off-
loading	things	like	property	taxes	and	tenant	
improvements	onto	retail	tenants.	For	these	
reasons,	mandated	ground-floor	retail	acts	as	a	
huge	negative	drain	on	a	project,	diverting	
valuable	space		from	productive	uses	(e.g.,	
residential	and	office	spaces)	toward	unproductive	
uses	(retail).	

	

If	margins	are	already	thin,	this	forced	set-aside	
can	and	does	kill	projects.	But	if	margins	are	a	little	
larger	and	developers	are	clever,	they	will	build	
the	retail	and	let	it	sit	vacant.	Why?	Because	they	
must	build	it	to	build	the	associated	profitable	
use—housing—but	the	costs	of	operating	and	
marketing	retail	(tenant	improvements,	in	
particular)	and	the	risk	of	signing	an	unprofitable	
lease	in	a	bad	market	make	keeping	the	space	
occupied	a	bad	deal.	Thus,	the	brand	new	retail	
space	sits	vacant.	

In	the	end,	nobody	is	happy:	developers	are	
forced	to	lose	money	on	retail	space	that	shouldn’t	
be	built,	while	residents	have	to	suffer	a	new	drain	
on	the	streets.	

Ground-floor retail is great, but it shouldn't be 
everywhere. Even in the most urban of cities like 
Paris there are long stretches of street with no 
ground-floor retail. To magnify the issue, the US 
is horribly over-retailed already, even in urban 
areas. Anybody familiar with these recent 
mixed-use buildings knows that the ground 
floor retail areas are almost never fully 
occupied and are often empty wastelands. 

Better than *required* ground-floor retail would 
be a requirement for direct sidewalk access from 
exterior ground units. Then they could also be 
used for offices or housing for people with 
mobility limitations, offering flexibility, while still 
permitting use as ground floor retail if it becomes 
economically viable. So require the efficiency of 
direct sidewalk access, but allow the residents 
to find the best use. 
 
Great	point,	I	often	think	how	much	more	engaging	
street-friendly	residential	(e.g.	porches,	windows,	
etc.)	would	be	than	vacant	(and	sometimes	even	
occupied!)	GFR.	
	
   
 
The	primary	issue	is	to	get	away	from	regulating	
*uses*	and	instead	focusing	on	design	and	form,	
which	is	what	form-based	codes	are	intended	to	
do.	Well-designed	and	simple	frontages	can	flip	
uses	through	all	different	kinds	of	market	
conditions,	from	residential	to	retail	to	office,	and	
all	still	contribute	to	urban	life.	This	is	part	of	the	
culture	of	shifting	to	thinking	about	design	first.	
	
	
   
...........Does your town actually need more 
retail space in the first place? It seems 
ludicrous to me that we're mandating building 
retail space when we already have twice as 
much per-capita retail space than any other 
country and almost any city in the country has a 
glut of retail space. 
 



 
Your	point	about	Seattle	is	true	and	significant.	
Seattle	mandated	ground	floor	commercial	in	
commercial	zones	in	the	1990s.	The	experience	of	
high	commercial	vacancy	led	the	city	to	soften	
the	rules	to	require	tall	ground	floor	ceilings	
but	add	flexibility	in	use,	so	that	the	ground	
floor	units	could	be	used	as	residential	until	
there	is	sufficient	demand	for	commercial.	

Seattle	still	has	low-density	neighborhoods.	Where	
you	have	40'	zoning	on	a	minor	arterial	backed	by	
single	family,	5000-SF	lots,	you	are	not	going	to	
have	enough	effective	demand	for	extensive	retail.	
You	need	higher	density	on	the	arterial	plus	higher	
density	on	surrounding	blocks	to	make	it	work.	
There	is	also	the	narrowing	of	retail	categories	
since	the	1990s.	The	neighborhood	bookstore,	pet	
shop,	office	supply	store,	etc.	are	all	gone.	The	only	
categories	left	are	those	that	can't	be	outsourced:	
fitness,	restaurant,	nail/hair	salon,	and	the	like.	
And	a	lot	of	those	business	can't	afford	$25	rent.	

Nevertheless,	Vancouver	BC	does	ground	floor	
retail	about	as	well	as	anywhere,	with	few	
vacancies	that	I	could	see	on	a	recent	trip.	They	
have	long,	uninterrupted	pedestrian-oriented	retail	
street	fronts,	with	few	interruptions	for	driveways	
or	surface	parking	along	the	frontage.	Also	they	
permit	taller	buildings	and	seem	to	have	smaller	
residential	lots	plus	widespread	accessory	
dwelling	units,	providing	more	effective	demand.	
	
 
.......Well, space is still space, and we have far 
more retail space than we need. Insisting 
developers build more when there's already a 
glut is just top-down idiocy of the first degree. 

Plus, Retail left the urban neighborhoods for the 
exurban fringe, leaving a lot of vacant GFR to 
begin with. Simply building more GFR in new 
buildings isn't likely to bring it back if nothing 
else has changed. 

Finally, why does retail have such a magic hold 
over people's thinking? Retail, retail, retail. How 
many shoe stores and coffee shops does a town 
need? What do the residents in that town do to 
earn the money to buy the shoes and coffee? 
Where do they do that activity that brings money 
into the community? 
 







City of Poulsbo Planning Commission 

April 20, 2018 

 

Re: C-1 Mixed-Use Requirements 

 

Members of the Commission, 

We are part of the design team working on the Front Street/Sound West Properties project in Old Town 
Poulsbo. We are submitting these comments in response to the last workshop related to the zoning 
code update. Our comments are directed at the mixed-use requirement in the C-1 zone.  

In general we support the changes as proposed and believe they will result in setting a more appropriate 
residential character for Third. The 35’ building height will allow for residential uses, while reducing 
impacts to views from the neighborhood above.  The ability to place residential uses at grade along 
Third Avenue will provide an effective transition from the residential neighborhood along 4th to more 
intense commercial uses along Front Street.  

Our concerns are related to the portion of our site which fronts both Third Avenue and Moe Street. We 
are now caught between two different code objectives: the more residential nature proposed for Third 
Ave and the existing mixed-use C-1 zoning along Moe. This corner site is currently required to comply 
with C-1 zoning. The C-1 code requires retail below residential. Forcing the corner site to have retail is 
problematic since, like Third Ave, this location is too far from the desirable retail corridor. Secondly, the 
steep grade along Moe make retail frontage impractical.  Our proposed project will still comply with the 
horizontal mixed concept which allows residential to occur behind the historic building along Front 
Street. We have attached a rendering showing the condition with commercial along Moe and what it 
would look like if it was residential along the sidewalk.  

Here is what we recommend the zoning code allow: 

1) Allow projects which have at least one frontage along Third Avenue to have ground floor 
residential.  

2) Allow projects which have through lots (after aggregation) between Front and Third to have 
horizontal mixed use.  

Thank you for your consideration. We look forward to collaborating with you and the planning staff to 
realize the vision for this project and support the goals of these planning codes.  

Charles Wenzlau, Architect  

Mike Brown, Sound West Group 
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From: Nikole CH. Coleman
To: Nikole CH. Coleman
Subject: FW: Commercial District Ordinance Update
Date: Friday, June 15, 2018 2:58:46 PM

From: Ed Stern 
Sent: Tuesday, June 12, 2018 3:45 PM
To: Karla Boughton <kboughton@cityofpoulsbo.com>; Helen M. Wytko
<hwytko@cityofpoulsbo.com>
Subject: Fwd: Commercial District Ordinance Update
 
Just received the below.

thanks,
Ed
 
Sent from my iPhone SE
(please excuse dictation errors)

Begin forwarded message:

From: Jim Absher <jlabsher@gmail.com>
Date: June 12, 2018 at 3:20:26 PM PDT
To: estern@cityofpoulsbo.com
Subject: Commercial District Ordinance Update

Councilman Stern,

I saw the June 6 council meeting where you discussed changes to the downtown
commercial district, specifically the 3rd street apartments and the storefront overlay.
 
One thing that strikes me as important, if the 3rd street apartments are approved, they
should have a westward facing facade that blends with the current theme of
Norwegian architecture that the council is proposing for all buildings downtown.
 
In many of the photographs one sees of downtown, especially from the west side of
Liberty Bay, a viewer sees the water, downtown, and church. If 3 story apartments
were to go in above downtown that had a modern look they could ruin that view,
which is one seen by many online, those on cruise ships, and also in tourism booklets. 
 
By incorporating rules into the downtown ordinance that specify any buildings visible
from downtown, or in the downtown area that are visible from across the water
conform to the Scandinavian waterfront architectural standard you would preserve
what makes this community a place tourists love to visit and spend their money in, and
a great place for people like myself and my family to call home.
 
Thank you.
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FYI, I am an absentee homeowner, moving in shortly, my address is 18455 8th Ave,
NW. 
 
 




