Crystal View Neighborhood

Poulsbo, WA

July 04, 2025

City of Poulsbo Building Department
200 NE Moe Street
Poulsbo, WA 98370

RE: Concerns Regarding Proposed Pinnacle at Liberty Bay PRD Adjacent to Crystal View -
Request for Compliance with PMC 18.260.070 (A) and (B).

Dear Building Department Officials,

We, the undersigned residents of the Crystal View neighborhood, respectfully submit this
letter to raise concerns regarding the proposed Pinnacle at Liberty Bay Planned Residential
Development (PRD) directly adjacent to our community. We urge the City to ensure full
compliance with Poulsbo Municipal Code 18.260.070, which establishes specific site
design criteria for PRDs located next to existing single-family neighborhoods like ours.

Section A - Lot Size Compatibility at the Perimeter

Crystal View was developed using traditional subdivision standards, and the three lots
directly bordering the proposed PRD are each greater than 7,500 square feet, with the three
adjacent lots on Crystallia Court measuring between 7,500.8sf to 8,383sf. According to
PMC 18.260.070(A), a PRD "shall be designed and developed so0 as to be consistent with
the single-family residential environment at its adjacent perimeter.” The code empowers
the review authority to require the PRD to match adjacent lot sizes, lot widths, and house
scale as needed to preserve neighborhood character.

However, the PRD proposal for Pinnacle at Liberty Bay shows the adjacent lots at a much
smaller scale, with five lots ranging from 3,781sf t0 4,419sq in size to the adjoining three
Crystal View lots. This stark difference does not meet the compatibility requirement and
undermines the intent of the code to ensure thoughtful transitions between developments.



Crystal View Neighborhood

Poutsbo, WA

We respectfully request that the City require revised perimeter lot designs that reflect
compatible size, scale, and character with Crystal View's existing lots.

Section B - Inadeguate Screening Measures

PMC 18.260.070(B) requires a PRD adjacent to a single-family zone to include screening
provisions such as a six-foot sight-obscuring fence or a minimum 25-foot vegetated buffer.
The proposed development includes only a 15-foot buffer and a six-foot wooden fence,
which does not satisfy the 25-foot minimum buffer requirement. This insufficient screening
further compounds concerns about visual and spatial compatibility.

We request that the City enforce the screening requirement in full and require either the
minimum 25-foot vegetated buffer, or an equivalent alternative that fully meets the intent of
the ordinance.

We appreciate the City's efforts to uphold the standards that protect the character of
existing neighborhoods. Please ensure the proposed Pinnacle at Liberty Bay PRD is revised
to comply with both subsections A and B of PMC 18.260.070. We welcome the opportunity
to engage in further discussion and provide additional input if needed.

Sincerely,
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Sincerely,

Tracie Hannah

Crystal View Neighborhood
1767 NE Crystallia Court
Poulsbo, WA

360-509-0751, thannah47@gmail.com
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From: kathy

To: Tiffany Simmons

Subject: Pinnacle at Liberty Bay

Date: Thursday, August 28, 2025 1:18:26 PM
Attachments: 2025-10-Conserve-Water-and-Reduce-Irrigation.pdf

On July 17, 2025, the residents of Poulsbo received a letter asking us to conserve on water. Letter
attached.

With the addition of households at Pinnacle at Liberty Bay, Sandstone Ridge, Audrey Estates, and
Johnson Ridge, and all the other proposed apartments and homes, the water problems will only
increase. Please don't ignore this issue.

Also the traffic is already terrible on 305 traveling to Hwy 3. With all the proposed new neighborhoods
plus the new apartments on 305, the traffic will be exponentially worse for the current residents. Please
do NOT put in more traffic circles, it just adds to people's commutes.

Planning, please consider the current property tax payers before adding to their burden.

Thank you,

Crystal View resident
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City of Poulsbo

==
(
Public Works Department

FOR IMMEDIATE RELEASE: July 17, 2025
Contact: Ryan Golden, Public Works

(360) 779-4078

rgolden@cityofpoulsbo.com

Water Conservation Advisory

City Encourages Water Conservation and Reduced Irrigation as Temperatures
Exceed 80 Degrees

The City of Poulsbo requests all customers make an effort to conserve water and reduce
consumption during the next two weeks. The peak water usage during the past week has
exceeded 2 million gallons per day. The heavy usage puts a strain on the water system and we

currently have Lincoln Well #1 undergoing maintenance due to heavy use.

The following conservation actions are requested:

> Peak water usage is from 6am to 9am - if you are able to reduce your consumption

during this time period it makes a difference

» Water your plants and lawn after 7pm and avoid irrigation during the morning and
during heat of the day

» If you have an automatic irrigation system, consider setting the time to irrigate during

the night (10pm to midnight or 2am to 4am)

Irrigate every other day instead of daily

Most lawns and plants need approximately 1” of water weekly to survive periods of

heat — please reduce watering times to provide minimum water.

» Turn off the tap — save water.

Every effort to reduce water usage is appreciated. Please call us at (360) 779-4078 if you have

questions.

200 NE Moe Street ¢ Poulsbo, Washington 98370-7347
(360) 779-4078 « fax (360) 697-8269
www.cityofpoulsbo.com
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From: Nikole CH. Coleman

To: Ann Holt

Cc: Holt David; Tiffany Simmons
Subject: RE: Pinnacle Development

Date: Friday, August 29, 2025 8:34:00 AM

Thank you for your comment regarding the Pinnacle at Liberty Bay proposal. Your input has been received and will
be added to the official public record for this project.

Your comment will also be forwarded to the project applicant for their review and response as part of the City’s
development review process.

You have been added to the public notice email list for this project and will receive future notifications as the project
moves through the review process. You can also follow project updates, view submitted materials, and access public

notices on the project website here: https://cityofpoulsbo.com/pinnacleatlibertybay/

Please don’t hesitate to reach out if you have any further questions or would like additional information.
Best,

Nikole Coleman, AICP (she/her/hers)

Planning Manager

City of Poulsho | 200 Moe Street | Poulsho, WA 98370
PED General Line: (360) 394-9748

Planning and Economic Development | City of Poulsbo
Click here to sign up for our monthly newsletter

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: Ann Holt <annholt99@comcast.net>

Sent: Thursday, August 28, 2025 4:55 PM

To: Nikole CH. Coleman <ncoleman@cityofpoulsbo.com>
Cc: Holt David <davidholt12615@comcast.net>

Subject: Pinnacle Development

Ms. Coleman,

My husband and | attended the public meeting on 4/21 regarding the proposed Pinnacle Development adjacent to
Bay Watch and Highway 305. Then yesterday we received a Notice of Land Use Development postcard in the mail.
Our concerns are primarily about the increased traffic that will be entering the highway due to this proposed
development. We and 6 other houses are across the highway from Baywatch and the access for our driveways is
directly onto the highway. It can be very challenging to get out onto the highway now, and this development would
make it much harder. If this goes forward, we would like to have a proper two way turn lane added to the highway
so that we can legally and safely wait there until traffic is clear. We currently have to cross a double yellow line to
turn into our driveway when heading north. Our driveway was here before Bay Watch was built and access for
these driveways should have been accommodated at that time. We would appreciate the consideration now.

Thank you,

Ann & David Holt

17617 State Highway 305 NE
Poulsbo, WA

206-979-2533
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From: Nikole CH. Coleman

To: Terrie Lumsden

Cc: Tiffany Simmons

Subject: RE: Pinnacle at Liberty Bay

Date: Friday, August 29, 2025 3:58:21 PM

Thank you for your comment regarding the Pinnacle at Liberty Bay proposal. Your input has been
received and will be added to the official public record for this project.

Your comment will also be forwarded to the project applicant for their review and response as part
of the City’s development review process.

You have been added to the public notice email list for this project and will receive future
notifications as the project moves through the review process. You can also follow project updates,
view submitted materials, and access public notices on the project website here:

https://cityofpoulsbo.com/pinnacleatlibertybay/

| will be addressing the lot sizes proposed adjacent to Crystal View as part of my request for
revisions, which | intend to send to the applicant on September 8.

Please don’t hesitate to reach out if you have any further questions or would like additional
information.

Best,

Nikole Coleman, AICP (she/her/hers)

Planning Manager

City of Poulsbo | 200 Moe Street | Poulsbo, WA 98370
PED General Line: (360) 394-9748

Planning and Economic Development | City of Poulsbo

Click here to sign up for our monthly newsletter

NOTICE OF PUBLIC DISCLOSURE: This e-mail accountis 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: Terrie Lumsden <terrie_lumsden@hotmail.com>
Sent: Friday, August 29, 2025 3:49 PM

To: Nikole CH. Coleman <ncoleman@cityofpoulsbo.com>
Subject: Pinnacle at Liberty Bay

Hi,
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In that location, the applicant proposes a 12-foot retaining wall! The applicant fails to provide
any details or drawings for such vertical face cuts and proposed retaining walls. No engineering
plans have been provided. The geotechnical report submitted by the applicant does not address
the implications and requirements for the vertical face cuts and retaining walls. The applicant
does not explain how the retaining walls, the solid wood fence and the replanted 15-foot buffer
would work together. The applicant provides no information, engineering or drawings on how
the proposed grading and retaining walls for the ten homesites on the north side of Phase One
would possibly work with the downhill grade and curves of the unfinished segment of Sunrise
Ridge Ave.

5. Based on the applicant’s SEPA and the Ref. (1) plan drawings, development of the project
properties would entail clear cutting approximately twenty-nine acres, extending right to the
property lines separating the project from Crystal View. There are many mature trees on the
project property that are on or very close to the property lines. Any trees on the property lines
constitute “boundary trees” for purposes of applicable Washington state and City of Poulsbo
laws and codes. While the trees might be felled, any attempt to remove the stumps and root
systems would inevitably damage the adjacent Crystal View properties. That damage would
likely be exacerbated by the substantial amount of grading described in the applicants
submittals, especially the vertical face cuts at the property lines suggested by the applicant’s
proposed 8-foot and 12-foot retaining walls. Any damage to Crystal View properties caused by
tree removal during development of the Pinnacle parcels would violate the provisions of RCW
64.12.030 and PMC 15.35.130. The affected Crystal View property owners do not consent to any
damage being done to their properties in connection with tree cutting and development of the
project parcels.

6. We are very concerned about the added burden on the utility resources of Poulsbo that would
result from building the proposed Pinnacle project homes. Last month we received a Water
Conservation Advisory letter from the City of Poulsbo advising that heavy usage was putting a
strain on the city’s water system. That heavy usage had contributed to the Lincoln Well #1
needing maintenance. Other information from the city has pointed to concerns about the state
and future of the city’s utility resources. It is reasonable for existing residents of Poulsbo to be
apprehensive that new housing developments will put added stress on the city’s aging utility
infrastructure. If approving and adding new homes to Poulsbo can reasonably be anticipated to
put undue strain on that infrastructure, any such residential projects should be deferred by the
PED until any necessary utility improvements can be planned, approved, installed and made
operational. Of course, city residents would have the opportunity to be adequately informed of
and comment on any such utility projects. It does not appear that the applicant has provided
any meaningful information as to the adequacy of city utility services for the proposed project.
In the absence of the applicant addressing this vital subject, the PED should provide the public
with sufficient information for the public to form opinions on this subject.

September 1, 2025 3 Crystal View Residents



7. We have not been able to discern from the materials submitted by the Pinnacle PRD applicant
what company or companies will be the actual builders of the homes in the subdivision. The
applicant should disclose the identity of the builder(s). The public needs to be able to research
and consider the reputation, time-in-business, experience, complaint history and other pertinent
attributes of those builder(s) when forming a judgement whether or not those builder(s) should
be trusted to build homes worthy of a place in our city.

Unless and until the applicant for the proposed Pinnacle at Liberty Bay PRD makes full and adequate
disclosure regarding all matters and issues pertaining to the proposed project, the public is unable to
make informed judgements whether to support or oppose the project. As of this writing, the
undersigned have many unanswered questions and concerns regarding the project. We are opposed to
the project being approved.

Respectfully,

Powselt L. (aon

Rowell L Matt

y J Casey

1981 NE Eastmont Ct.
Lot #31

September 1, 2025 4 Crystal View Residents



From: Nikole CH. Coleman

To: Rowell"s Gmail

Cc: Gary Casey

Subject: RE: Pinnacle Project

Date: Thursday, September 4, 2025 2:30:06 PM

Thank you for your comment regarding the Pinnacle at Liberty Bay proposal. Your input has been
received and will be added to the official public record for this project.

Your comment will also be forwarded to the project applicant for their review and response as part
of the City’s development review process.

You have been added to the public notice email list for this project and will receive future
notifications as the project moves through the review process. You can also follow project updates,
view submitted materials, and access public notices on the project website here:

https://cityofpoulsbo.com/pinnacleatlibertybay/

Please don’t hesitate to reach out if you have any further questions or would like additional
information.

Best,

Nikole Coleman, AICP (she/her/hers)

Planning Manager

City of Poulsbo | 200 Moe Street | Poulsbo, WA 98370
PED General Line: (360) 394-9748

Planning and Economic Development | City of Poulsbo

Click here to sign up for our monthly newsletter

NOTICE OF PUBLIC DISCLOSURE: This e-mail accountis 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: Rowell's Gmail <rowellmatt@gmail.com>

Sent: Thursday, September 4, 2025 1:17 PM

To: Nikole CH. Coleman <ncoleman@cityofpoulsbo.com>
Cc: Gary Casey <scorpgc@gmail.com>

Subject: Pinnacle Project

Dear MS. Coleman,

My husband and | are writing to you to share our concerns with the Pinnacle at Liberty Bay
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project. As residents of the Crystal View neighborhood we are very concerned about the

increased traffic (an additional 115 cars per day on Sunrise Ridge), adverse

impact to our property values, pressure on our schools, water supply and waste water management systems as well as environmental
consequences. The density of this project in terms of number of units is outrageous in our opinion. Please see the attached letter that
specifically outlines our biggest concerns.

Sincerely,
Rowell Matt and Gary Casey



From: Nikole CH. Coleman

To: kathy
Subject: RE: Pinnacle at Liberty Bay - Comments
Date: Thursday, September 4, 2025 2:31:11 PM

Thank you for your comment regarding the Pinnacle at Liberty Bay proposal. Your input has been
received and will be added to the official public record for this project.

Your comment will also be forwarded to the project applicant for their review and response as part
of the City’s development review process.

You have been added to the public notice email list for this project and will receive future
notifications as the project moves through the review process. You can also follow project updates,
view submitted materials, and access public notices on the project website here:

https://cityofpoulsbo.com/pinnacleatlibertybay/

Please don’t hesitate to reach out if you have any further questions or would like additional
information.

Best,

Nikole Coleman, AICP (she/her/hers)

Planning Manager

City of Poulsbo | 200 Moe Street | Poulsbo, WA 98370
PED General Line: (360) 394-9748

Planning and Economic Development | City of Poulsbo

Click here to sign up for our monthly newsletter

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: kathy <kathy6702@yahoo.com>

Sent: Thursday, September 4, 2025 11:01 AM

To: Nikole CH. Coleman <ncoleman@cityofpoulsbo.com>
Subject: Pinnacle at Liberty Bay - Comments

1. Tract Q. There are 5 (five) houses behind the current 3 (Three) residents on NE Crystallia Ct.

A. Please require at least a 20 foot tree buffer between Crystal View and Pinnacle at Liberty Bay.

B. Please require that ALL lots in Pinnacle at Liberty Bay be the same size as the adjoining
communities. Meredith Heights, Crystal Bay, and Bayview.

C. Please require that ALL houses in Pinnacle at Liberty Bay be the same sizes as the adjoining
communities. Meredith Heights, Crystal Bay, and Bayview.
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2. Please require that ALL construction vehicles enter and exit on Road C down to the circle on hwy
305

3. Please resolve All water issues before any building of any new houses. Letter from the City of
Poulsbo attached asking all the residents to not use water between a certain time. Multiply that by
hundreds of more homes in the permit stage. Audrey, Liberty Bay Vista, and now potentially Pinnacle at
Liberty Bay. Also the 100s of new apartments going in.

4. My main issue is not that another neighborhood is going in, but that it has been condensed to about
1/2 the size lots and homes as adjoining one. Please don't let this builder cram so many homes together
in this area.

5. Please consider the home owners who paid a premium for a view and privacy, and pay property taxes
on those views. It would be great to move a park to lots 34-43.

Thank you for listening and considering my comments

Resident of Crystal view who will be directly affected by Pinnacle at Liberty Bay. (Traffic, views, and
probably property value if allow to build small houses, crammed together, on very small lots.



City of Poulsbo
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(
Public Works Department

FOR IMMEDIATE RELEASE: July 17, 2025
Contact: Ryan Golden, Public Works

(360) 779-4078

rgolden@cityofpoulsbo.com

Water Conservation Advisory

City Encourages Water Conservation and Reduced Irrigation as Temperatures
Exceed 80 Degrees

The City of Poulsbo requests all customers make an effort to conserve water and reduce
consumption during the next two weeks. The peak water usage during the past week has
exceeded 2 million gallons per day. The heavy usage puts a strain on the water system and we

currently have Lincoln Well #1 undergoing maintenance due to heavy use.

The following conservation actions are requested:

> Peak water usage is from 6am to 9am - if you are able to reduce your consumption

during this time period it makes a difference

» Water your plants and lawn after 7pm and avoid irrigation during the morning and
during heat of the day

» If you have an automatic irrigation system, consider setting the time to irrigate during

the night (10pm to midnight or 2am to 4am)

Irrigate every other day instead of daily

Most lawns and plants need approximately 1” of water weekly to survive periods of

heat — please reduce watering times to provide minimum water.

» Turn off the tap — save water.

Every effort to reduce water usage is appreciated. Please call us at (360) 779-4078 if you have

questions.

200 NE Moe Street ¢ Poulsbo, Washington 98370-7347
(360) 779-4078 « fax (360) 697-8269
www.cityofpoulsbo.com
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John Warwood
17796 Sunrise Ridge Ave NE
Poulsbo, WA 98370

September 5, 2025

Ms. Nicole Coleman

Planning Manager - Planning and Economic Development Dept.
City of Poulsbo, WA

200 NE Moe Street

Poulsbo, WA 98370

Subject: Response to Proposed Pinnacle at Liberty Bay PRD

Attachment: Letter dated September 1, 2025 from concerned Crystal View Subdivision
Homeowners

Dear Ms. Coleman,

| am a homeowner in the Crystal View Subdivision. I, along with many others in Crystal
View, do not support the approval of the Pinnacle at Liberty Bay PRD project! | will highlight
my personal concerns in this letter. | wish to note that | am fully aligned with the concerns
as described in the attached letter to you from my neighbors and me.

My primary concerns are as follows:

1. There will be a negative impact on our quality of life due to increased traffic and
ambient noise during construction and beyond. Instinctively, | believe the traffic
study performed in support of this project underestimates the incremental traffic on
Sunrise Ridge Ave NE. Assuming it is accurate, traffic will be more than 10x the
current traffic moving past my driveway daily. Moreover, when Sunrise Ridge Avenue
NE is connected to the Johnson Traffic Circle on Hwy 305, drivers other than
residents of the proposed development will see it as a shortcut to avoid 305 traffic:
further increasing traffic count on Sunrise Ridge Ave NE.

2. Adding 151 single family homes will increase the burden on City of Poulsbo and
Kitsap County infrastructure. | routinely receive requests from Puget Sound to
reduce electricity consumption during hot and cold weather events. | also recently
received a request from the City of Poulsbo to reduce water consumption. What
plans are in place to address current utilities shortfalls? Has residential growth
been factored into these plans? If there are no concrete plans to address
infrastructure shortfalls of this nature, why would you consider exacerbating the
existing problems?



3. The pleasant aesthetics of our little corner of Poulsbo will be significantly harmed.
We moved into this neighborhood because of the surrounding views and trees. If
this projectis approved, the view will largely consist of rooftops and the mature
trees to the south and west of my property will be gone in favor of houses, fences,
retaining walls and immature landscaping.

4. The increased traffic, congestion and degradation of aesthetics will negatively
impact the value of my property!

5. The homes and lots in the proposed subdivision appear to be smaller and more
densely situated than the surrounding subdivisions. Based on a quick review of the
documents provided regarding Pinnacle at Liberty Bay PRD and requirements laid
out in PMC 18.260.070, PMC18.180, RCW 64.12.030 and PMC 15.35.130 it seems
clear that the proposal as submitted is not compliant or is only loosely compliant
with the requirements laid down in these statutes (see attached letter).

6. The proposal as submitted is very thin on engineering and construction plan details.
As you know, Washington is a seismically active region. We also are prone to
landslides during wet weather events. There are several retaining walls and areas
requiring buildup using “fill” to enable this project. Will the latest engineering
requirements be met to ensure the safety of the surrounding residents?

7. |believe that | was misled by representatives of Lundgren Homes and the City of
Poulsbo Planning Department. In August of 2022, | inquired with both entities as to
the likelihood and type of extension to Crystallia Ct NE that could be planned in the
future. Simply stated, both in essence told me that nothing was planned at that
time and due to the challenges presented by the adjacent topography and wetlands,
any future development would be likely be minimal. | do not consider the addition
of 151 single family homes to be “minimal.”

In closing, | do not support the approval of this project. | hope in its quest to increase
their tax base; the City of Poulsbo is not willing to sacrifice the quality of life that we all
currently enjoy. Additionally, | expect city management to do all necessary due
diligence and to hold all developers/builders accountable as it pertains to applicable
state, county and city ordinances.

Sincerely,

M U]

John Warwood
Lot 13, Crystal View Subdivision



September 1, 2025

Ms. Nikole Coleman

Planning Manager

Planning and Economic Development Department
City of Poulsbo

200 NE Moe Street

Poulsbo, WA 98370

RE: Proposed Pinnacle at Liberty Bay PRD

Refs:

(1) 2_Pinnacle@LB Preliminary PRD Civil Plans (file submitted with Permit 06-20-25-03 application)
(2) 7_Pinnacle@LB SEPA Checklist (file submitted with Permit 06-20-25-03 application)

Dear Ms. Coleman,

The undersigned live in the Crystal View subdivision, which is situated immediately adjacent to and to
the northeast of the proposed Pinnacle at Liberty Bay PRD. Our properties lie closest to the property
lines separating Crystal View from the proposed project, and therefore our properties are most directly
and adversely impacted by the project. We oppose the project. The following are, without timitation,

some of our objections.

1.

As proposed, the Pinnacle PRD fails to adhere to the letter and spirit of PMC 18.260.070. There
can be no better example of the circumstances contemplated by that section of the PMC than
the prospect of the high-density Pinnacle PRD being built in the space between the traditional
and well-established Crystal View and Baywatch subdivisions. The average lot size for the 46-lot
Crystal View subdivision is approximately 8,200 square feet. For the ten Crystal View iots that
are closest to the property lines between Crystal View and the proposed Pinnacle PRD, the
average lot size is 8,500 square feet, with the smallest being 7,500 and the largest being about
10,500. From the details of the applicant’s submitted preliminary civil plans, (Ref. (1)} it appears
that the twenty-four project lots that lie closest to those property lines have an average size of
around 4,600 square feet, with the smallest being around 3,800. Only two of those project lots
are shown as being larger than 7,000 square feet, and those sizes appear to be forced more by
the geometry of laying out the plat than by a sincere intent to comply with the PMC. The
Pinnacle applicant has not met the requirements of PMC 18.260.070, paragraph A. That section
of the PMC states that “the PRD shall (emphasis added) be designed and developed so as to be
consistent with the single-family residential environment at its adjacent perimeter”, and the
section goes on to give examples for the lots in the proposed project to match the size, lot
widths, scale and so forth of the lots in Crystal View, the existing subdivision.
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2. The preliminary civil plans (Ref 1) for Pinnacle shows that the applicant proposes to run a full-
sized street (“Road B”) along the property line between the established Crystal View homes and
the proposed high-density project. If “Road B” is built, the result would be that the affected
Crystal View homes would be sandwiched between two streets. Road B would expose the
Crystal View homes to an unacceptable added burden of traffic, noise and pollution. It may be
that the applicant wants the PED and the review authority to ignore the letter and spirit of the
PMC and to consider the proposed street (“Road B”) as somehow being a buffer and that the
proposed homes on the West side of that street as not being “located adjacent to the existing
subdivision”. To allow such a “word game” interpretation to guide decision making would not
respect the intent of PMC 18.260.070 and would produce an unreasonable and unfair outcome
for Crystal View.

3. Of further concern, the proposed Pinnacle PRD offers only a token response to the broad intent
of PMC 18.260.070, paragraph B. The applicant proposes a 15-foot (replanted) vegetative buffer
and a 6-foot wooden fence, in satisfaction of that section of the Code. Astonishingly, the
applicant appears to propose for the ten (10) project homesites along the northern side of Phase
One of the project that the entire back yard of each would become the applicant’s proposed 15-
foot buffer (with a solid fence). Is such a thing even allowed by the PMC? How does the seller of
those homes explain to buyers that they have no back yard? Incredibly, the applicant also
proposes major excavation and 12-foot retaining walls in the same space as it proposes 15-foot,
replanted, buffer easements (see item 4 below).

The recently approved Sandstone Ridge subdivision lying two miles northeast of the proposed
Pinnacle subdivision offers an example of reasonable application of PMC 18.260.070, paragraph
B. Three sides of the Sandstone Ridge subdivision are bordered by roads. However, for the
homesites along the northern edge of the subdivision, the developer of that project has
committed to retain native trees for a 35-foot buffer, and to include a further ten-foot grading
easement, and to install a 6-foot solid wood fence along the northern property line of each of
the homesites. This nearby example of a developer providing a compliant implementation of
the PMC should serve as a guide for the proposed Pinnacle project. The PED and review
authority should require the proposed Pinnacle PRD to provide a vegetative buffer of no less
than 25 feet and that native trees should be retained wherever possible, in accordance with
PMC 18.180. In addition to retaining native trees in the buffer zone, applicant should be
required to plant additional trees to cover any gaps.

4. To compound the applicant’s disregard for meeting the intent of PMC 18.260.070, paragraph B,
the applicant proposes to excavate and lower the elevation of Road B and the homesites along
that road such that an 8-foot retaining wall would be required to protect what must be
presumed to be a vertical face cut along about 300 feet of the property line separating the
proposed Pinnacle PRD from Crystal View (see Ref. (1), page 10 of 26). Furthermore, the
applicant proposes substantial excavation and another vertical face cut the full length of the ten
project homesites on the northern edge of Phase One of the project (see Ref. (1), page 12 of 26).
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In that location, the applicant proposes a 12-foot retaining wall! The applicant fails to provide
any details or drawings for such vertical face cuts and proposed retaining walls. No engineering
plans have been provided. The geotechnical report submitted by the applicant does not address
the implications and requirements for the vertical face cuts and retaining walls. The applicant
does not explain how the retaining walls, the solid wood fence and the replanted 15-foot buffer
would work together. The applicant provides no information, engineering or drawings on how
the proposed grading and retaining walls for the ten homesites on the north side of Phase One
would possibly work with the downhill grade and curves of the unfinished segment of Sunrise
Ridge Ave.

5. Based on the applicant’s SEPA and the Ref. (1) plan drawings, development of the project
properties would entail clear cutting approximately twenty-nine acres, extending right to the
property lines separating the project from Crystal View. There are many mature trees on the
project property that are on or very close to the property lines. Any trees on the property lines
constitute “boundary trees” for purposes of applicable Washington state and City of Poulsbo
laws and codes. While the trees might be felled, any attempt to remove the stumps and root
systems would inevitably damage the adjacent Crystal View properties. That damage would
likely be exacerbated by the substantial amount of grading described in the applicants
submittals, especially the vertical face cuts at the property lines suggested by the applicant’s
proposed 8-foot and 12-foot retaining walls. Any damage to Crystal View properties caused by
tree removal during development of the Pinnacle parcels would violate the provisions of RCW
64.12.030 and PMC 15.35.130. The affected Crystal View property owners do not consent to any
damage being done to their properties in connection with tree cutting and development of the
project parcels.

6. We are very concerned about the added burden on the utility resources of Poulshe that would
result from building the proposed Pinnacle project homes. Last month we received a Water
Conservation Advisory letter from the City of Poulsbo advising that heavy usage was putting a
strain on the city’s water system. That heavy usage had contributed to the Lincoin Well #1
needing maintenance. Other information from the city has pointed to concerns about the state
and future of the city’s utility resources. It is reasonable for existing residents of Poulsbho to be
apprehensive that new housing developments will put added stress on the city’s aging utility
infrastructure. If approving and adding new homes to Poulsbo can reasonably be anticipated to
put undue strain on that infrastructure, any such residential projects should be deferred by the
PED until any necessary utility improvements can be planned, approved, installed and made
operational. Of course, city residents would have the opportunity to be adequately informed of
and comment on any such utility projects. it does not appear that the applicant has provided
any meaningful information as to the adequacy of city utility services for the proposed project.
in the absence of the applicant addressing this vital subject, the PED should provide the public
with sufficient information for the public to form opinions on this subject.
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7. We have not been able to discern from the materials submitted by the Pinnacle PRD applicant
what company or companies will be the actual builders of the homes in the subdivision. The
applicant should disclose the identity of the builder(s). The public needs to be able to research
and consider the reputation, time-in-business, experience, complaint history and other pertinent
attributes of those builder(s) when forming a judgement whether or not those builder(s} should
be trusted to build homes worthy of a place in our city.

Unless and until the applicant for the proposed Pinnacle at Liberty Bay PRD makes full and adequate
disclosure regarding all matters and issues pertaining to the proposed project, the public is unable to
make informed judgements whether to support or oppose the project. As of this writing, the
undersigned have many unanswered questions and concerns regarding the project. We are opposed to
the project being approved.

Respectfully,/<(k1

[Signature pages follow]
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From: SC

To: Nikole CH. Coleman
Subject: Concerns on Proposed Pinnacle at Liberty Bay PRD
Date: Sunday, September 7, 2025 8:43:29 PM

Dear Ms. Coleman,

As a homeowner in the Crystal View subdivision, | am writing to express my concerns and
objections regarding the proposed Pinnacle at Liberty Bay Planned Residential Development
(PRD), currently under review by the City of Poulsbo Planning and Economic Development
Department. After reviewing the project details available on
https://cityofpoulsbo.com/pinnacleatlibertybay/ and the applicable Poulsbo Municipal Code
(PMC), I believe the proposal raises several significant issues that warrant reconsideration and
revision.

1. Inconsistent Lot Density with Adjacent Development

The proposed PRD includes 151 single-family lots with an average lot size of approximately
4,962 square feet, with some as small as 3,398 square feet. This density is markedly
inconsistent with the existing homes in the Crystal View subdivision, which were developed
under traditional city subdivision standards with lot sizes of 7,500 square feet or larger.

According to PMC 18.260.070(A), when a PRD is proposed adjacent to an existing single-
family residential zone developed with traditional standards, the PRD must be “designed and
developed so as to be consistent with the single-family residential environment at its adjacent
perimeter.” This includes matching lot sizes, lot widths, and house scale. The current proposal
fails to meet this requirement, especially along the shared boundary with Crystal View, where
smaller lots are directly adjacent to larger, traditionally zoned lots. This inconsistency
undermines the character and integrity of our neighborhood and violates the intent of the
municipal code.

2. Traffic Noise and Pollution from Proposed Roadway

The proposed development includes a new internal road that runs directly along the property
line between the Pinnacle PRD and Crystal View. This design places several Crystal View
homes between two roads—our existing neighborhood street and the new PRD road—
effectively sandwiching these homes and exposing them to increased traffic noise, vehicle
emissions, and reduced privacy.

This configuration raises serious concerns about livability and environmental impact. The City
should consider alternative road alignments that do not disproportionately burden existing
residents or compromise their quality of life.

3. Lack of Required Vegetated Buffer

PMC 18.260.070(B) requires that when a PRD is adjacent to a single-family residential zone,
the perimeter must include screening provisions such as “a six-foot sight-obscuring fence or a
minimum twenty-five-foot vegetated buffer (designated as an open space tract).” The current
Pinnacle proposal does not include any vegetated buffer or adequate screening along the
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shared boundary with Crystal View.

This omission is a clear violation of the municipal code and fails to provide the necessary
visual and environmental separation between the two neighborhoods. A vegetated buffer is
essential not only for privacy but also for mitigating noise, preserving habitat, and maintaining
the aesthetic continuity of the area.

In light of these concerns, | respectfully urge the Planning Department to require the applicant
to revise the Pinnacle at Liberty Bay PRD to:

e Increase lot sizes and adjust home scale along the shared boundary to match Crystal
View standards.

 Reroute or redesign the proposed internal road to avoid placing Crystal View homes
between two traffic corridors.

e Include a minimum 25-foot vegetated buffer along the property line with Crystal View,
as mandated by PMC 18.260.070(B).

Thank you for your attention to this matter and for your continued commitment to responsible
and community-sensitive development in Poulsbo. | appreciate the opportunity to provide

input and look forward to seeing a revised proposal that better aligns with the City’s planning
principles and the interests of its residents.

Sincerely,
Suwei Chen

Crystal View Subdivision Homeowner



From: Leigh Hwa

To: Nikole CH. Coleman
Subject: Comment on the proposed Pinnacle at Liberty Bay project
Date: Saturday, September 6, 2025 4:11:22 PM

Dear Ms. Coleman,

I am writing to express my concerns regarding the proposed Pinnacle at
Liberty Bay project. I attended the project's neighborhood meeting at the
Poulsbo Fire Station in April, where many questions and concerns were
raised. The development applicant company and city representatives
promised to revise the project plan and add a treeline buffer between the
proposed development and the existing Crystal View property line.
However, upon reviewing the recently updated information, I was
disappointed to see that no significant changes were made, particularly
near Road B's border with the Crystal View neighborhood.

As a resident whose property is directly adjacent to the proposed project's
property line, I am deeply concerned about the impact this project will
have on our daily lives and our property. The proposed full-sized street
("Road B") behind our backyard, with minimal tree buffer, will expose our
property to direct construction dust, dirt, and increased car traffic and
noise going forward. Our once peaceful and tree-filled backyard will be
significantly affected, impacting the quality of our family life living at the
property.

I strongly believe that preserving the existing mature trees and tree lines
behind our backyard is crucial. These trees, some of which are hundreds of
years old, serve as a natural buffer between the two neighborhoods. With
the project's proposal of cutting them down and replanting new trees, it
would require decades for new trees to grow and recover. I respectfully
request that our city consider retaining these native trees with a 35-foot
buffer between the two properties. This would help mitigate construction
and road noise for the existing neighborhood.

Therefore, I oppose the Pinnacle at Liberty Bay project in its current form
and urge significant revisions to address the tree line buffer and mitigate
construction and road traffic issues. I would appreciate it if our city
representatives could take our concerns and pass our comments to the
development company to address these issues.

Sincerely,
Lee
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From: Cool Whip

To: Nikole CH. Coleman
Subject: Comments on Pinnacle at Liberty Bay proposal
Date: Monday, September 8, 2025 10:01:40 AM

Comments on Land use Application for the Pinnacle at Liberty Bay
Development

| have several comments regarding the subject project. |1 am a nearby
landowner/homeowner and will be very negatively affected by this
development.

| attended the April public meeting and expressed my concerns, along with
many others. | don’t recall any positive comments from the public. | am sure
all comments were ignored, and the developers and city employees all went
away satisfied that they had gone through the necessary step of holding a
mandatory meeting. | do see the project has changed — now it is 151 single
family detached homes, with no townhomes. This seems significant; shouldn’t
this require another public meeting?

| live on Highway 305, directly across the highway from this project. The
traffic this development will bring to Highway 305 will only make the
congestion on the highway in this area worse than it already is. There are seven
homes (one is mine) that are directly across 305 from the proposed project, all
served by only 3 driveways coming off the west side of 305. As it is now,
access to 305, especially turning north, is difficult and unsafe most of the time
during the day. Much of the traffic will probably enter and leave this project by
moving through the Baywatch subdivision, accessing Highway 305. We were
told at the April meeting that the State would not allow another traffic light in
this area. Even if they did, it would still be difficult access for us since our
driveways don’t align with Baywatch.

In the traffic study I see some items which make me question it’s conclusions.
Table 1: Roadway Network erroneously states the speed limit on highway 305
is 40 MPH, it’s 50 MPH. It also has only 2 lanes, no sidewalks, and no bike
facilities_in the area near the project. They need to clarify their description of
305 is totally different in the area of the project (near Baywatch) than at
Hostmark or the round-about. Also, the report makes no mention of how our
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access to 305 will be affected; or mitigated.

The Geotechnical Engineering Report identifies high and moderate landslide
hazards (section 5.1) and implies they are of no concern. | find it concerning
they do not address how the property will be affected by the removal of 60% of
the healthy trees needed for development, as stated the Tree Protection Plan. 1,
and my neighbors, are directly in the Critical Area below this project.

| did not find any information about the effect of the water runoff from this
development. My understanding from the April meeting was that runoff would
be collected in a “storm pond” directly across 305 from my property, and the
overflow would be directed to the existing steam next to the pond. This stream
borders my property and empties into Liberty Bay. Do you really allow a
project of this size to channel road runoff to Liberty Bay?

As you can glean from my comments, | would very much like this property to
not be developed with the density of housing proposed. Fewer units would be
more tolerated. | am very concerned by the big push recently for dense housing
to come to the Poulsbo area. You are promoting the loss of the appeal of this
region. There is plenty of land away from Poulsbo that could be developed
with much less impact to the quality of life in our existing community.

Bruce Brockett
17373 State Highway 305 NE
Ph: 907-250-1248
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