
Exhibit R



Summary of Public Comment at Planning Commission Meeting 
Issue Response   

Staff suggested revisions are in bold underline / strikeout text. 

Page 1 of 3 

1. Request interrupted
buffer be
implemented.

Interrupted buffer is addressed in the staff report on page 26.  COA Planning 
25 identifies recording of document identifying where critical area, buffer, 
and buffer setback fall within the project development area.  Planning does 
not object to a new COA being added to address applicants concern.   

New COA Planning 33:   Tallagson Lane is legally established permanent 
feature of the land and creates a stream buffer interruption along the east 
property boundary.  

2. Request COA
[Engineering] 28
regarding
improvement on Noll
Road occur prior to
site construction.

Order of construction is not addressed in the staff report or COA and is 
typically discussed with construction drawing review.  The Engineering 
Department provided further explanation in attached Memorandum and is 
not opposed to modifying COA Engineering 28 to require identified 
improvements be constructed prior to site construction.   

Revised COA Engineering 28:   The intersection of Road A and Noll Road NE 
shall be improved to meet City/AASHTO standards.  Detailed intersection 
improvement drawings shall be submitted with construction drawings for 
review.  The improvements shall include the sight distance improvement to 
the corner of Noll Road NE adjacent to the project entrance if it is not already 
completed by the Mesford PRD project, as well as any adjustments necessary 
to the intersection of Tallagson Lane with Noll Road NE.  Work in Kitsap 
County right of way will require permitting through Kitsap County.  The sight 
distance improvement to the corner of Noll Road NE shall be completed prior 
to commencement of site construction.  

3. Two routes ingress and
egress

Street connections and ingress-egress are addressed in the staff report on 
pages 27-28 and 31, and Engineering Memorandum (Exhibit L) on pages 4-5.  
The Engineering Department provided further explanation in attached 
Memorandum.   

4. Request barrier at
road end.

COA Engineering 37 addresses signage and barriers at road extensions.  The 
Engineering Department recommends the condition be edited to address 
concerns.   

Revised COA Engineering 37:   Street end of proposed Road A provide future 
access to adjacent properties. The street end shall be marked following either 
MUTCD Section 3C.04 (OM4 series signs) or MUTCD Section 3F.01 (Type III 
Barricade). Incorporated into the MUTCD installations shall be physical 
barriers such as bollards and an information sign with white background and 
black lettering that reads; “FUTURE STREET EXTENSION”. All the above 
elements shall appear as details on the site construction plans subject to 
Public Works Department approval.   

5. Groundwater recharge
change and impact
existing well use.

Aquifer recharge is addressed in the staff report: pg. 24, and 26-27.  

The Engineering Department provided stormwater/aquifer recharge and well 
protection discussion in the attached Memorandum.  The geotechnical report 
submitted with the stormwater report indicates that the site soils are not 
suitable for aquifer recharge and the Engineering Department accepts the 
conclusions of the report regarding suitability of the site for aquifer recharge.  
Well locations and protection circles are to be shown on project application 
and construction drawings.  No information has been received identifying 
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location information for wells not shown on the drawing and requiring 
protection.  The Engineering department identifies an additional condition 
may be added regarding protection of existing wells.   

New COA Engineering 50:   All known existing wells and the associated well 
protection circles on neighboring properties shall be shown on the 
construction drawings and any required well protection shall be addressed 
prior to construction drawing approval.   

The staff report draws a conclusion without explaining how Aquifer Recharge 
Area of Concern (ARAC) Development Regulations section is implemented.  
Imagine the site is an ARAC, what would the requirement be?  Development 
standards are reviewed in PMC 16.20.515.B.  “Applicants proposing 
operations that pose a potential threat to groundwater as listed in Table 
16.20.515 in aquifer recharge areas of concern may be required to submit a 
hydrogeological report. …”  Table 16.20.515 Operations with Potential Threat 
to Groundwater is attached.  Single-family residential is not identified in Table 
16.20.515.  No additional report is required.  Notices have been provided.   

6. Request COA [Public 
Works] 14 include 
utility stubs be 
provided for the 
Williams/Lau property. 

COA Public Works 14 is a general requirement for all plats to provide sewer 
main extensions to neighboring properties and thereby ensuring future 
extension of the City main network.  The project, as designed, completes the 
City sewer main network as required.  Service stubs for the Williams/Lau 
property can be required as requested through a new Engineering condition.   

New COA Engineering 49:   Sewer and water service stubs shall be provided 
to neighboring property tax id 242601-1-014-2009 (Williams/Lau).  Location 
of service stubs shall be coordinated with property owner and shown on 
construction drawings for Public Works Department approval.    

7. Private property sign 
requested at utility 
easement. 

Tract E offsite utility connection is discussed in the staff report on pages 28-
29 and Engineering Memorandum (Exhibit L) on pages 6-7.  The Engineering 
Department has reviewed the request for additional measures to protect 
private property and recommends COA Engineering 26 be revised.   

Revised COA Engineering 26:   The offsite utility work to connect to the 
existing utilities in the Mountain Aire development will require a separate 
Public Property Construction Permit.  Private property signage and a 
removable barrier meeting Public Works Department requirements shall be 
installed to prevent pedestrian access to the easement area.  The above 
elements shall appear as details on the site construction drawings subject to 
Public Works Department approval.   

8. Request CCRs include 
use of toxic substance 
is prohibited when 
cleaning roofs as roof 
runoff is directed to 
creek.   

CAO identifies substances used in Fish and Wildlife Habitat Conservation 
Areas or their buffers are those approved by the EPA and Ecology.  Fish and 
Wildlife Habitat Conservation Areas and buffer are not located on the project 
area.  Concern may be included as new COA Planning 34.   

New COA Planning 34:  CCRs shall include a statement indicating application 
of hazardous or toxic substances on Lot 1-11 roofs should be avoided since 
roof runoff is directed to Lemolo Creek and further identifying preferred 
substances are those approved by the EPA and (Washington Department of) 
Ecology.  
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9. Perimeter screening 
fence.  

Request no fence 
along common 
property line between 
Williams/Lau and 
project.  

Request that no fence be required at the common property line is addressed 
in the staff report beginning on page 15, PRD Site Design Criteria sections a. 
and b., and COA Planning 21.   

PMC 18.80.070.2 states “When a PRD is proposed adjacent to a single-family 
residential zone (developed or un/underdeveloped), the perimeter of the PRD 
shall be subject to screening provisions, (this is in addition to 18.80.060.1 
above as applicable).  The Review Authority may require the PRD to make 
such provisions as providing a 6' sight obscuring fence or a minimum 25' 
vegetated buffer (as an open space tract), or other provisions as deemed 
appropriate to provide adequate screening between the two parcels.”   

All adjacent properties are single family residential in both the City and 
County.  The Director determined the appropriate screen between single 
family properties is a 6 feet high solid fence at the project boundary, except 
for utility access easement areas in Tracts E and G.  Mountain Aire PRD lots 
adjacent to County properties are screened with 6 feet high sight obscuring 
fence.  Safety and trespass issues are addressed by the fence screen.  

Subsequently, a request that no perimeter fence be required at the 
Williams/Lau property south of Tracts E and F, and Road A.  The request is 
reflected in COA Planning 21.   

This topic has again been discussed with the Director with the conclusion that 
appropriate screening has been applied between single-family residential 
properties.  Staff recommendation is unchanged.   

10. Letter to Hearing 
Examiner from Ms. 
Meier. 

Drawings and storm drainage report has been revised as typically occurs 
during project review.  Most concerns noted in the comment letter are 
addressed through design and report revisions.  Many concerns are 
addressed in the staff report, and conditions.   

For example:   

• CAO Planning 17 addresses pre/post development flow to creek.  Storm 
drainage report may require minor revision prior to approval of 
construction drawings.   

• No wetland identified onsite.   
• Utility easements between project and Mountain Aire are resolved.   
• COA Engineering 44 addresses use of site between screening fence and 

properties east.   
• COA Planning 31 addresses potential wetland east of Mountain Aire utility 

connection.  2007 and current County and City CAOs identify 
requirements for utility installation in wetlands and wetland and stream 
buffers.   

• Poulsbo does not have a 50 year annexation plan. 

Staff Conclusion: All concerns are addressed in City codes and standards, SEPA Determination 
and project conditions, and staff report.  Staff recommends new or modified 
COA identified be incorporated at the Hearing Examiner discretion.   
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City of Poulsbo 
 Engineering Division-Memorandum 
 
To:   Edie Berghoff, Associate Planner  
From: Michael Bateman, PE, Development Review Engineer 
Subject: Poulsbo Meadows Preliminary Plat – Planning Commission Public 

Comment 
Date:  January 17, 2019 
 
 
 
The Engineering Department has reviewed the public comments delivered during 
the Planning Commission meeting for the Poulsbo Meadows Preliminary Plat 
application and provides the following technical information. 
 
 
Transportation - Ingress-Egress 
 
In response to public comment regarding plat compliance with two standard points 
of ingress-egress: 
 
Street connections and ingress-egress are discussed in the staff report pages 27-28 
& 31 and Engineering memo pages 4-5. 
 
PMC 17.20.120(F) states: 
 
“A preliminary plat shall provide for at least two different standard routes for 
ingress and egress unless the City Engineer finds this requirement to be 
unnecessary or impractical.  A standard route is a road which is dedicated to the 
city and has a minimum paved width of twenty-four feet.”  
 
This requirement serves the purpose of requiring both neighborhood connectivity 
and emergency access. 
 
International Fire Code Appendix D as adopted by the City further requires that 
plats over 30 homes must have two points of emergency access unless the homes are 
equipped with sprinklers. 
 
One entrance to the plat qualifying as a standard route is provided via Noll Road 
NE at the North entrance of the plat; additionally, the plat provides a stub for a 
future connection to the South with the cul-de-sac termination of Road A, which will 
also qualify as a standard route.  Road A will connect to NE Sunnymede Street in 
the Mountain Aire development in the future when the parcel(s) between the 
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Poulsbo Meadows and Mountain Aire plats further develop. Road A fulfills the 
portion of New Road, identified on the City’s 2025 New Roadway Segments Map 
that is on the applicant’s property.  As the properties between the Poulsbo Meadows 
plat and the Mountain Aire plat are under separate private ownership and are not 
under development currently, it is impractical to complete the connection at this 
time.   
 
The plat also provides a second emergency access connecting the Road B cul-de-sac 
to Noll Road NE to the West through the Morrow Manor development.  With the 
main public entrance to the plat to the North, second emergency access to the West, 
and future road connection the City Engineer finds the Poulsbo Meadows Plat 
meets the intent of PMC 17.20.120.    Further, the City Engineer finds that with the 
connections provided the plat complies with the access requirements of PMC 
17.20.120(B) for neighboring properties. 
 
 
Transportation – Required improvements to Noll Road 
 
In response to public comment received regarding timing of sight distance and curve 
correction improvements to Noll Road: 
 
The required improvements to Noll Road are discussed in the staff report pages 27-
28 and Engineering memo page 6, and conditioned to be constructed with 
Engineering Condition of Approval #28.  Note that these improvements are also a 
condition of approval of the approved Mesford PRD plat.  Whichever plat moves 
forward to construction first must complete these improvements to Noll Road.  
 
The Engineering Department has reviewed the public comment requesting that 
these improvements be made prior to commencement of site construction.  It should 
be noted that these improvements will require permitting through both the City of 
Poulsbo (Public Property Construction Permit) and Kitsap County (Right of Way 
Permit), as will the construction of the project site construction entrance.  These 
permits require the submission of Traffic Control Plans for review and approval in 
addition to construction drawings to ensure traffic safety during construction.  This 
process and the associated requirements should ensure that traffic safety is assured 
during project construction. 
 
The Engineering Department recommends that Engineering Department condition 
of approval #28 be edited as follows: 
 
“28. The intersection of Road A and Noll Road NE shall be improved to meet 
City/AASHTO standards. Detailed intersection improvement drawings shall be 
submitted with construction drawings for review. The improvements shall include 

http://www.cityofpoulsbo.com/
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the sight distance improvement to the corner of Noll Road NE adjacent to the 
project entrance if it is not already completed by the Mesford PRD project, as well 
as any adjustments necessary to the intersection of Tallagson Lane with Noll Road 
NE. Work in Kitsap County right of way will require permitting through Kitsap 
County.  The sight distance improvement to the corner of Noll Road NE shall 
be completed prior to the commencement of site construction.” 
 
 
Transportation – Road Extension 
 
In response to public comment regarding barriers at end of Road A: 
 
Engineering Department condition of approval #37 addresses signage and barriers 
at road extensions: 
 
“37. Street end of proposed Road A provide future access to adjacent properties. 
The street end shall be marked following either MUTCD Section 3C.04 (OM4 series 
signs) or MUTCD Section 3F.01 (Type III Barricade). Incorporated into the MUTCD 
installations shall be an information sign with white background and black 
lettering that reads; “FUTURE STREET EXTENSION”. All of the above elements 
shall appear as details on the site construction plans subject to Public Works 
Department approval.” 
 
The Engineering Department has reviewed this condition in light of the public 
comment and finds that an additional requirement for physical barrier (bollards) is 
appropriate. 
 
The Engineering Department recommends that Engineering condition of approval 
#37 be edited as follows: 
 
“37. Street end of proposed Road A provide future access to adjacent properties. 
The street end shall be marked following either MUTCD Section 3C.04 (OM4 series 
signs) or MUTCD Section 3F.01 (Type III Barricade). Incorporated into the MUTCD 
installations shall be physical barriers such as bollards and an information 
sign with white background and black lettering that reads; “FUTURE STREET 
EXTENSION”. All of the above elements shall appear as details on the site 
construction plans subject to Public Works Department approval.” 
 
 
Utilities – offsite utility easement 
 
In response to public comment regarding protection of private property in the 
vicinity of the offsite utility easement connection to the Mountain Aire plat: 

http://www.cityofpoulsbo.com/
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The offsite utility connection is discussed in the staff report pages 28-29 and 
Engineering memo pages 6-7. 
 
The Engineering Department has reviewed the request for additional measures to 
protect private property associated with the offsite utility easement connection, and 
finds it to be appropriate. 
 
The Engineering Department recommends that Engineering Department condition 
of approval #26 be edited as follows: 
 
“26. The offsite utility work to connect to the existing utilities in the Mountain Aire 
development will require a separate Public Property Construction Permit.  Private 
property signage and a removable barrier meeting Public Works 
Department requirements shall be installed to prevent pedestrian access to 
the easement area.  The above elements shall appear as details on the site 
construction drawings subject to Public Works Department approval.” 
 
 
Utilities – sewer/water stub extension 
 
In response to public comment regarding Public Works condition of approval #14 
(sewer stubs) and sewer service stubs provided to adjoining property (Lau): 
 
This condition of approval is a general requirement for all plats to ensure that 
sewer main extensions are provided to neighboring properties to ensure the 
eventual completion of the City sewer main network as the neighboring properties 
develop.  In the case of the Poulsbo Meadows plat the sewer main will be stubbed to 
the North to Noll Road for future extension to serve neighboring properties via Road 
C and an easement extended to the site property line.  The sewer main to the 
Northwest will be stubbed to the neighboring Morrow Manor short plat project.  The 
sewer main will be completed to the South via the offsite utility easement to the 
existing sewer main in the Mountain Aire plat.  As the sewer system to the South 
will be completed through to the existing gravity sewer in the Mountain Aire plat 
with this project, no further stub for future sewer main extension South is required 
from Road A.  As designed, the project completes the City sewer main network as 
required. 
 
However, service stubs for this property for both sewer and water can be required 
as requested by the property owner. 
 
The Engineering Department recommends the addition of Engineering Department 
condition of approval #49 as follows: 

http://www.cityofpoulsbo.com/
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“49. Sewer and water service stubs shall be provided to neighboring property tax 
ID 242601-1-014-2009 (Lau/Williams).  Location of service stubs shall be 
coordinated with property owner and shown on construction drawings for Public 
Works Department approval.” 
 
 
Stormwater – Aquifer area of Recharge 
 
In response to public comment regarding aquifer area of recharge concerns: 
 
Aquifer area of recharge determination/requirements are discussed in the staff 
report pages 24, 26 & 27 and Engineering memo pages 5-6.  
 
The geotechnical report submitted with the stormwater report indicates that the 
site soils are not suitable for aquifer recharge.  This report was prepared and 
stamped by a licensed geologist, and the conclusions are based on physical sampling 
of the site soils.  This report was reviewed along with the stormwater report for the 
project, and the findings were found to be consistent with typical known conditions 
in much of the Poulsbo area (glacial till deposits).  No additional information to 
dispute the conclusions in this report has been received by the Engineering 
Department, and no comment by outside agencies has been received by the 
Engineering Department regarding these conclusions.  The Engineering 
Department accepts the conclusions of the report regarding suitability of the site for 
aquifer recharge. 
 
 
 
Well Protection 
 
In response to public comment regarding wells on adjoining properties: 
 
The applicant is responsible to show adjoining properties well locations and well 
protection circles, and address well protection for any wells with protection circles 
impacted by the project.  To date the Engineering Department has not received 
location information on any wells not shown on the drawings that would require 
protection. 
 
The Engineering Department requires that all known wells and well protection 
circles be shown on construction drawings and any required well protection be 
addressed prior to construction drawing approval.   
 
The Engineering Department recommends the addition of Engineering Department 

http://www.cityofpoulsbo.com/
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condition of approval #50 as follows: 
 
“50. All known existing wells and the associated well protection circles on 
neighboring properties shall be shown on the construction drawings and 
any required well protection shall be addressed prior to construction 
drawing approval.” 
 
 
 
 

http://www.cityofpoulsbo.com/
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