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2019 COMPREHENSIVE PLAN AMENDMENTS – HAWKS LANDING APPLICATION 

STAFF REPORT AND RECOMMENDATION 

TO:  Poulsbo Planning Commission 

FROM:  Nikole Coleman, Associate Planner  

SUBJECT: 2019 Comprehensive Plan Amendments – Hawks Landing Application | P-11-15-18-05 

DATE:  March 19, 2019 

 
Staff respectfully recommends approval of the proposed site-specific request to re-designate and rezone eight 

properties located north of McDonalds on Viking Ave NW from Residential Medium (RM) to Residential High (RH). 

RECOMMENDED ACTION: 

MOVE to recommend (approval) (approval with modifications) (denial) to the City Council - 

Application No. P-11-15-18-05 is a request to re-designate eight properties located north of McDonalds on 

Viking Ave NW from Residential Medium (RM) to Residential High (RH). 

AND direct the Planning and Economic Development Director to prepare findings of fact in support of this decision 

for the Planning Commission Chairman’s signature.   
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STAFF REPORT 
2019 Comprehensive Plan Amendments – Hawks Landing Application 

I. GENERAL INFORMATION 

A. Applicant: Brandon Wieschhaus | 20239 Hogue Pl NE | Poulsbo, WA 98370 

B.  Parcel Numbers: 102601-4-036-2003, 152601-1-013-2001, 152601-1-014-2000, 152601-1-015-2009, 

152601-1-016-2008, 152601-1-109-2006, 152601-1-018-2006, 152601-1-017-2007 

C. Property Owners:  

John and Teri Waag | PO Box 1364 | Poulsbo, WA 98370 

William Waag | Po Box 146 | Toledo, WA 98591 

Joshua Phillips | PO Box 2625 | Poulsbo, WA 98370 

Paul Deits | 16118 Tukwila Rd NE | Poulsbo, WA 98370 

Steven and Cora Smaaladen | 17601 Division Ave NW | Suquamish, WA 98392  

Hawks Landing Poulsbo | 20239 Hogue Pl NE | Poulsbo, WA 98370 

Mark and Yvette Musick | 23483 Guinness Pl NW | Poulsbo, WA 98370 

D. Description of Proposal: This application includes a site-specific amendment to the City’s Land Use                      

(Figure LU-1) and City’s Zoning Map. The request is to re-designate and rezone eight properties located north 

of McDonalds on Viking Ave NW from Residential Medium (RM) to Residential High (RH). 

 E. Type of Amendment: Comprehensive Plan and Zoning Map Amendment (Site-Specific) 

F. Background: This application is submitted by Brandon Wieschhaus on behalf of the seven owners for 

properties located on Viking Ave NW.  The proposed amendment from Residential Medium to Residential 

High would allow an additional 4 units to a maximum of 14 units per acre to be allowed on the properties.  

The Zoning Ordinance’s Table 18.70.030 sets forth the allowed uses in the Residential Zoning Districts.  A 

comparison of the RM and RH zoning districts allowed uses finds that all uses allowed the RM zoning district 

are also allowed in the RH zoning district.  Therefore, the main change that would be afforded with the land 

use designation/zone change would be the increase in density of 4 units/acre. 

 G. Planning Commission Hearing: March 26, 2019 at 7pm 

 H. Staff Contact:  Planning and Economic Development Department  

200 NE Moe Street, Poulsbo, WA 98370 

Phone: (360) 394-9882 | E-mail: plan&econ@cityofpoulsbo.com 

 

II. CRITERIA FOR APPROVAL 

A. Per PMC 18.210.020 (B), to grant a comp plan text or map amendment, one of the following must apply: 

1. The amendment is warranted due to an error in the initial adoption of the Comprehensive Plan.  

2. The amendment is based on a change of conditions or circumstances from the initial adoption of the 

Comprehensive Plan.  

3. The amendment is based on new information which was not available at the time of the initial adoption 

of the Comprehensive Plan.  

4. The amendment is based on a change in the population allocation assigned to the City by Kitsap Co.  

The proposed amendment will be reviewed below with the applicable criteria identified.   

III. PROPOSED AMENDMENT 

P-11-15-18-05 includes a site-specific amendment to the City’s Land Use (Figure LU-1) and City’s Zoning Map. 

The request is to re-designate and rezone eight properties located north of McDonalds on Viking Ave NW from 

Residential Medium (RM) to Residential High (RH). 

mailto:plan&econ@cityofpoulsbo.com
http://www.codepublishing.com/WA/Poulsbo/#!/Poulsbo18/Poulsbo18210.html
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• Applicable Criteria:  The amendment is based on a change of conditions or circumstances from the initial 

adoption of the city comprehensive plan. 

• Staff Analysis:   

− If approved, there could be a gross increase of 36 units across the eight properties. However, 

unless all eight properties are consolidated and developed as one, the likelihood of achieving 

the additional 36 units is limited. The calculations shown below are based on a gross square 

footage without consideration for required parking, setbacks, landscaping, amenity/recreational 

areas, driveways, utilities, etc.   

 

− The current RM and RH zoned properties have been zoned as such since 1995. However, since 

1995 a number of ordinances have been either created and/or amended, which have impacted 

the development viability of these properties.  

▪ The Critical Areas Ordinance (PMC 16.20) was updated in 2007 and 2017.  

▪ Land Division (Title 17) was updated in 2017.  

▪ Floodplain Management (PMC 15.24) was updated in 2017.  

▪ The Shoreline Master Program (PMC 16.08) was updated in 2012.  

▪ Stormwater Management (PMC 13.17) was updated in 2016.  

▪ The Zoning Ordinance was comprehensively updated in 2013.  

− The housing vacancy rate in Poulsbo is estimated to be around 4.3% which is well below the 

national vacancy rate of 12.2%. The average rent is estimated at $1,973, which is $580 above 

the national average.  

− There has not been development on an RM zoned property in the last 10 years. Although there 

have been inquiries about some of these properties, an actual development has not gone 

through the permitting process. There has, however, been recent development of RH zoned 

properties, including Arendal (Viking Ave NW), Viking Landings (Viking Ave NW), and Peninsula 

Glen/Woodcreek (NE Homstmark St). These developments have reduced the supply of 

developable RH properties and indicate that the additional units (4) per acre assist in making 

multi-family projects more viable. 

− The eight properties share in many of the elements which have made Arendal and Vikings 

Landing attractive to developers and/or renters. Primarily its location adjacent to a transit line, 

proximity to Fish Park and Downtown Poulsbo, and access to needed goods and services 

(walkable).  

− Western Washington University intends to grow their degree program offerings in Poulsbo, which 

will likely attract more student population and a need for additional multi-family housing. The 

WWU campus is located within walking distance to Viking Ave NW and these eight properties.  

− If approved the amendment would facilitate infill housing, consistent with Comprehensive Plan 

Goal HS - 1 and policies HS - 1.3 and HS - 3.1. The increase of density by 4 units/acre would 

allow for a more economically viable project, meeting the intent and purpose of Comprehensive 

Plan Policy LU - 2.4 which encourages infilling and redevelopment of underutilized properties. 
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− At the Planning Commission 3/12/19 workshop on the comprehensive plan amendment docket, 

the Planning Commission requested additional information regarding the RM and RH 

development and density capacity on a citywide basis.  The Planning and Economic Development 

Department used the current reduction factors and methodology as established in the 2015 

Kitsap County Buildable Lands Report (BLR), where vacant gross acreage by zone is reduced by 

a series of factors, resulting in ‘net developable acreage’ and then the maximum density per 

zone is applied.  The end product is a number of total units per zone that may achievable.  {The 

RM zoned properties that are vacant but under a master plan were deducted from the gross 

vacant land total.}   

 

The following table depicts the citywide likely unit capacity in the RM and RH zones on current 

vacant property and at the maximum density per zone: 

Current Vacant Land  RM 

Zone 10 

DU/AC 

RH 

Zone 

14 

DU/AC 

 

Gross Acreage 

Olhava Master Plan (-) 

Edward Rose Master Plan 

(-) 

Subtotal 

123.5 

-20.8 

-46.7 

56.00 

58.6 

 

 

58.6  

Reduction Factors 

Critical Areas 26.5% (-) 

Roads/ROW  20% (-) 

Public 

Facilities/Stormwater 

15% (-) 

Unavailable (Market 

Factor) 5% (-) 

 

 

 

 

26.589 

 

 

 

 

27.824 

Net Dwelling Unit 

Capacity at maximum 

density allowed in zone 

 

266 

units 

 

390 

units 

 

− The PED Staff then looked specifically at the eight parcels subject to the comprehensive plan 

amendment request, and applied the methodology, but deleted the critical areas and market 

factor reduction factors.  Staff reviewed available LIDAR mapping and determined the slopes on 

the western edge on some of the properties does not rise to critical area ordinance protection 

requirements.  The market factor was not applied due to the likelihood that these properties will 

be developed within the 20-year planning period. 

 

Staff added new reduction factors of Landscaping and Recreation/Open Space that would apply 

to multi-family development (not currently included in the Kitsap Countywide BLR methodology) 

and took the average of the three most recent RH developments – Arendal Apartments, 

Peninsula Glen/Woodcreek and Vikings Landing. Staff also checked roads, ROW, and added 

driveways to that specific reduction factor. 

The following table illustrates the results of this analysis. 
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Parcels subject to Comprehensive 

Plan Amendment Request 

RM Zone 

(Current) 

10 du/acre 

RH Zone 

(Requested) 

14 du/acre 

Gross Acreage 9.3 9.3 

Reduction Factors 

Roads/ROW/Driveways 21% (-) 

Public Facilities/Stormwater 15% (-) 

Landscaping 20% (-) 

Recreation/Open Space 5% (-) 

 

 

 

 

5.584 

 

 

 

 

5.584 

Net Dwelling Unit Capacity at 

maximum density allowed in zone 

56 78 

 

 

• Recommendation: Staff agrees that allowing the amendment will provide a needed housing type 

consistent with:  

− Comprehensive Plan Policy LU - 2.2. Encourage higher density and more intense development in 

areas that are more conducive to be served by urban facilities and services, such as public 

transportation, employment, commercial services, recreational opportunities, and other 

supporting amenities; and 

− Comprehensive Plan Policy LU - 2.9. Support transit-oriented development by promoting 

residential land uses and development which are within walking distances of transit facilities. 

 

IV. ATTORNEY GENERAL’S UNCONSTITUTIONAL TAKINGS MEMO 

Pursuant to Comprehensive Plan, City staff members are familiar with Washington State Attorney General’s 

“warning signals” for unconstitutional takings of private property. Staff has reviewed the Attorney General's 

Advisory Memorandum: Avoiding Unconstitutional Takings in the context of the 2019 Comprehensive Plan 

Amendments and has consulted with the City Attorney regarding the warning signals. Staff and the City Attorney 

are comfortable that the amendment does not result in any unconstitutional taking. 

V. STATE ENVIRONMENTAL POLICY ACT (SEPA) 

A SEPA/environmental checklist was prepared for the comprehensive plan amendment.  The amendment was 

reviewed for probable adverse environmental impacts through an optional DNS process, as authorized by WAC 

197-11-355 and PMC 16.04.115.   A combined Notice of Application with Optional DNS was issued on January 

25, 2019, with the comment period for environmental comments ending February 8, 2019.  The City received 

one comment letter in response to the Notice of Application with Optional DNS (see Exhibit E).  The SEPA 

Determination of Non-Significance was issued on February 11, 2019 (see Exhibit C).  

VI. PLANNING COMMISSION PUBLIC HEARING MARCH 26, 2019 

A public hearing has been scheduled for 7:00 pm on March 26, 2019 for the Planning Commission to receive 

public comments on the 2019 Comprehensive Plan Amendments.  

Proposed Motion:  

MOVE to recommend (approval) to the City Council Application No. P-11-15-18-05 is a request to re-designate 

eight properties located north of McDonalds on Viking Ave NW from Residential Medium (RM) to Residential 

High (RH). 

 

http://www.codepublishing.com/WA/Poulsbo/#!/Poulsbo16/Poulsbo1604.html
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VII. STAFF CONCLUSION AND RECOMMENDATION 

Staff has concluded that the site-specific amendment application to the Comprehensive Plan and Zoning 

Ordinance map is based upon new information and a change in circumstances since the initial adoption of the 

Comprehensive Plan; is internally consistent with the Comprehensive Plan; and is not detrimental to the public 

health, safety, or welfare of the City. Therefore, staff respectfully recommends approval of application no. P-11-

15-18-05, and amendment to the Comprehensive Plan Land Use Map (LU-1) and the Zoning Ordinance map.  

VII. EXHIBITS 

A. Amendment Application 

B. Notice of Application and Optional DNS, including affidavits of mailing  

C. SEPA Threshold Determination DNS with commented checklist 

D. Notice of Planning Commission Public Hearing, including affidavits of mailing 

E.  Public Comment Received to date 

 

 



EXHIBIT A













EXHIBIT B



NOTICE OF APPLICATION 

and Optional DNS 
Planning and Economic Development Department 

200 NE Moe Street | Poulsbo, Washington 98370 

 (360) 394-9748 | fax (360) 697-8269 

www.cityofpoulsbo.com | plan&econ@cityofpoulsbo.com  

 

 

2019 Comprehensive Plan Amendment, Type IV Application 

COMMENTS DUE BY: FEBRUARY 8, 2019 

The Growth Management Act (GMA), Chapter 36.70A RCW, requires that the city include within its development regulations 

a procedure for any interested person to suggest comprehensive plan amendments. Amendments to the comprehensive 

plan are how the city may modify its 20-year plan for land use, development or growth policies in response to changing 

City needs or circumstances. All plan amendments are reviewed in accordance with the GMA, and other applicable state 

laws, countywide planning policies, the adopted City of Poulsbo Comprehensive Plan, and any other applicable plans.  

If you are receiving this notice in the mail, it is because Kitsap County Assessor’s records indicate you own property within 

300’ of application number P-11-15-18-05. The public has the right to review contents of the official file for the proposal, 

provide written comments, participate in any public hearings, and request a copy of the final decision. 

File No.: P-11-15-18-05 

Setting the Docket: January 16, 2019 Notice of Application January 25, 2019 

Address: 
Eight Properties on Viking Ave NW (north of McDonalds), including 20625, 20615, 20819, 

20853, 21115, 21133 Viking Ave NW 

Parcel Numbers:  
102601-4-036-2003, 152601-1-013-2001, 152601-1-014-2000, 152601-1-015-2009, 

152601-1-016-2008, 152601-1-109-2006, 152601-1-018-2006, 152601-1-017-2007 

Applicant: Brandon Wieschhaus | 20239 Hogue Pl NE | Poulsbo, WA 98370 

Property Owners: 

John and Teri Waag | PO Box 1364 | Poulsbo, WA 98370 

William Waag | Po Box 146 | Toledo, WA 98591 

Joshua Phillips | PO Box 2625 | Poulsbo, WA 98370 

Paul Deits | 16118 Tukwila Rd NE | Poulsbo, WA 98370 

Steven and Cora Smaaladen | 17601 Division Ave NW | Suquamish, WA 98392  

Hawks Landing Poulsbo | 20239 Hogue Pl NE | Poulsbo, WA 98370 

Mark and Yvette Musick | 23483 Guinness Pl NW | Poulsbo, WA 98370 

Proposed Application: This application includes a site-specific amendment to the City’s Land Use (Figure LU-1) and 

City’s Zoning Map. The request is to re-designate and rezone eight properties located north 

of McDonalds on Viking Ave NW from Residential Medium (RM) to Residential High (RH).  

Environmental Review: The City of Poulsbo has reviewed the proposed amendments for probable adverse 

environmental impacts and expects to issue a determination of nonsignificance (DNS) for 

this project.  The Optional DNS process in WAC 197-11-355 is being used. This may be the 

only opportunity to comment on the environmental impacts of the proposed amendments. 

The proposal may include mitigation measures under applicable codes, and the project 

review process may incorporate or require mitigation measures regardless of whether an EIS 

is prepared.  A copy of the subsequent threshold determination for the proposal may be 

obtained upon request. Agencies, tribes, and the public are encouraged to review and 

comment on the proposed amendments. Comments related to environmental review must 

be submitted by the date noted below. 

Environmental Review 

Comment Period: 

The public may comment on the environmental related aspects of the applications until 

February 8, 2019. The public may request a copy of the decision once made.  

http://www.cityofpoulsbo.com/


 

Public Comment 

Methods: 
Comments may be provided to the City at any time during the comprehensive plan 

amendment process.  Please provide environmental related comments by February 8, 2019 

for the City’s consideration in developing the environmental determination.  Written 

comments received by the City will be forwarded to the recommendation and decision-

making bodies for consideration and made part of the record.   

Send written comments to City of Poulsbo Planning and Economic Development (PED) 

Department, 200 NE Moe Street, Poulsbo, Washington 98370, or fax them to (360) 697-

8269.  In addition to receiving comments through regular postal mailing and fax, comments 

may be sent to plan&econ@cityofpoulsbo.com.  To ensure consideration, all written 

comments must be received by the City prior to close of the comprehensive plan amendment 

public hearings.  Verbal comments will be taken at the Planning Commission and City Council 

public hearings. 

Source for Information: 
Information regarding the 2019 Comprehensive Plan Amendments is available here: 

https://cityofpoulsbo.com/planning-economic-comprehensive-plan-amendments/  

Public Participation Plan: 
A Public Participation Plan has been developed and is available here: 

https://cityofpoulsbo.com/planning-economic-comprehensive-plan-amendments/ 

Public Hearing Date: This notice is intended to inform potentially interested parties about the comprehensive plan 

amendment process and hearings and to invite interested parties to appear orally or by 

written statement at the hearing. The Planning Commission public hearing on the 

applications is tentatively scheduled for March 12, 2019. A City Council public hearing is 

tentatively scheduled for April 10, 2019.  Hearings are in the City Council Chambers at City 

Hall and are tentatively scheduled to start at 7:00 pm. Further information on the time and 

date will be provided in Notices of Hearings, issued at least 14 days prior to the hearing. The 

Planning Commission will make a recommendation to the City Council.  The City Council is 

the review and decision-making authority for the amendment. Hearing procedures are 

available from the PED Department and City Clerk’s office and are conducted based on 

Roberts Rules of Order.  

Further Information: The staff report and environmental determination will be available for inspection at no cost 

at least seven (7) calendar days before the Planning Commission hearing. Copies of the staff 

report are available for the cost of reproduction from the PED Department, and will be 

provided at a reasonable cost. The application files may be examined at the PED Department 

between 8:30 a.m. and 4:30 p.m. at the Poulsbo City Hall. Please contact the PED 

Development Department to arrange a time to view the file or for further information at (360) 

394-9882 or plan&econ@cityofpoulsbo.com.   

Staff Contact:  Nikole Coleman, Associate Planner; ncoleman@cityofpoulsbo.com; (360) 394 -9730. 

 

mailto:plan&econ@cityofpoulsbo.com
https://cityofpoulsbo.com/planning-economic-comprehensive-plan-amendments/
https://cityofpoulsbo.com/planning-economic-comprehensive-plan-amendments/
mailto:plan&econ@cityofpoulsbo.com
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REVISED - NOTICE OF PUBLIC HEARING 
Planning and Economic Development Department 

200 NE Moe Street | Poulsbo, Washington 98370 
 (360) 394-9748 | fax (360) 697-8269 

www.cityofpoulsbo.com | plan&econ@cityofpoulsbo.com  
 

2019 Comprehensive Plan Amendments, Type IV Application 
Planning Commission Public Hearing:  March 26, 2019 

The Growth Management Act (GMA), Chapter 36.70A RCW, requires that the city include within its 
development regulations a procedure for any interested person to suggest comprehensive plan amendments. 
Amendments to the comprehensive plan are how the city may modify its 20-year plan for land use, 
development or growth policies in response to changing City needs or circumstances. All plan amendments 
are reviewed in accordance with the GMA, and other applicable state laws, countywide planning policies, the 
adopted City of Poulsbo Comprehensive Plan, and any other applicable plans.  

If you are receiving this notice in the mail, it is because Kitsap County Assessor’s records indicate you own 
property within 300’ of a site-specific amendment request. The public has the right to review contents of the 
official file for the proposal, provide written comments, participate in any public hearings, and request a copy 
of the final decision. 

Hearing Date: March 26, 2019 Hearing Time: 7 pm 

Hearing Location: Poulsbo City Hall, Council Chambers, 200 NE Moe Street, Poulsbo, WA 

Project File No.  P-11-15-18-02 

Address: Eight Properties on Viking Ave NW (north of McDonalds), including 20625, 20615, 
20819, 20853, 21115, 21133 Viking Ave NW 

Applicant:  Brandon Wieschhaus | 20239 Hogue Pl NE | Poulsbo, WA 98370 

Project Description: 

This application includes a site-specific amendment to the City’s Land Use (Figure LU-
1) and City’s Zoning Map. The request is to re-designate and rezone eight properties 
located north of McDonalds on Viking Ave NW from Residential Medium to 
Residential High.  

Public Participation 
Plan: 

A Public Participation Plan has been developed and is available here: 
https://cityofpoulsbo.com/planning-economic-comprehensive-plan-amendments/ 

Hearing Information: 

The Planning Commission public hearing is scheduled for March 26, 2019 @ 7pm.  
The Planning Commission will make recommendations to the City Council.                            
City Council is the review and decision-making authority for the Comprehensive Plan 
Amendments.  Hearing procedures are available from the PED Department and                 
City Clerk’s office and are conducted based on Roberts Rules of Order. 

Public Comment 
Methods: 

Written comments may be mailed, faxed, or e-mailed to the PED staff contact 
indicated below.  To ensure consideration, all written comments must be received by 
the City prior to close of the public hearing. At the hearing, the public will have an 
opportunity to provide written and verbal testimony to the Planning Commission 
regarding the proposed project. 

Staff Report:  The staff report will be available for review at no cost at least 7 calendar days before 
the hearing and a copy will be provided at a reasonable cost. 

http://www.cityofpoulsbo.com/
https://cityofpoulsbo.com/planning-economic-comprehensive-plan-amendments/


 

Source for 
Information: 

Information regarding the 2019 Comprehensive Plan Amendments is available here: 
https://cityofpoulsbo.com/planning-economic-comprehensive-plan-amendments/  

Staff Contact:  Nikole Coleman, Associate Planner; ncoleman@cityofpoulsbo.com; (360) 394 -9730. 

Site Map: See attached.   

All interested people are invited to attend the hearing. If you are unable to attend, your written comments, 
received no later than the date and time scheduled for the hearing, will be given careful consideration by the 
Planning Commission and made a part of the record. Testimony will be allowed on the proposal and related 
environmental issues and SEPA documents.  

The following procedural rules have been established for public hearings to allow a fair and orderly hearing:  

1. The length of time given to individuals speaking for or against a proposal may be determined by the 
Planning Commission prior to the application being considered;  

2. A speaker representing each side of the issue is encouraged.  

THE CITY OF POULSBO STRIVES TO PROVIDE ACCESSIBLE MEETINGS FOR PEOPLE WITH DISABILITIES. PLEASE 
CONTACT THE POULSBO PED DEPARTMENT AT 360-394-9748 AT LEAST 48 HOURS PRIOR TO THE MEETING 
IF ACCOMMODATIONS ARE NEEDED FOR THIS MEETING.  

https://cityofpoulsbo.com/planning-economic-comprehensive-plan-amendments/
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