
EXHIBIT N 
Public Comment 

1. Lockhart  
2. Float  

3. The Suquamish Tribe  
4. Applicant Response to Comment 1 and 2 

5. Applicant Response to Comment 3 
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SEPTEMBER 12, 2025

CHD. APPR.BYDATENO.

DESIGNED BY

APPROVED BY

J O B  No. :REVISION

DRAWN BY

CHECKED BY

DATE

S C A L E:

POULSBO, WASHINGTON
NOLL POINTE PLANNED RESIDENTIAL DEVELOPMENT SHEET

1601 5th Avenue, Suite 1600
Seattle, WA 98101
206.622.5822
www.kpff.com

CALL TWO BUSINESS
DAYS BEFORE YOU DIG

1-800-424-5555

SW1/4, SEC. 13, TWP. 26 N., RGE. 1 E., W.M.

PRELIMINARY PLAT PLAN C1.00

PRD LOT CALCULATIONS TABLE
PMC SECTION 18.260

CODE REFERENCE ALLOWED PROVIDED

MINIMUM LOT SIZE 3,750 SF 3,985 SF

MINIMUM AVERAGE LOT SIZE 3,750 SF 5,141 SF

MAX GROSS DENSITY
(5 UNITS PER GROSS ACRE) 76 LOTS 69 LOTS

MINIMUM NET DENSITY
(4 UNITS PER NET ACRE) 42 LOTS 69 LOTS

NOTES:
1. SEE SHEET C1.10 FOR PRELIMINARY STRIPING, SIGNAGE, AND PROPOSED

ON-STREET PARKING STALLS.

2 PROPOSED UTILITY EASEMENT FOR WATER, SEWER, STORMWATER, AND
FRANCHISE UTILITIES SHALL ALL BE 10' (TYP) UNLESS OTHERWISE NOTED.

LEGEND

PROPOSED PROPERTY LINE

PROPERTY LINE

EASEMENT

CENTERLINE

0

1 inch = 60 feet

30 60 120

PRD RECREATION TRACT EXPANDED DESCRIPTION
TRACT USE TYPE OF RECREATION USE

B & H NATURE TRAIL THROUGH TREE
RETENTION AREA GROUP 1 PASSIVE

C NATURE TRAIL THROUGH TREE
RETENTION AREA GROUP 1 PASSIVE

F PARK WITH PLAY TOY, SLIDES, AND
PICNIC AREA GROUP 1 ACTIVE

G BENCHES GROUP 2 PASSIVE

TRACT SUMMARY TABLE
TRACT AREA (SF) % OF TOTAL USE

A 75,613 11.48 STORMWATER POND

B 21,867 3.32 PRD RECREATION TRACT

C 48,530 7.37 PRD RECREATION TRACT

D 2,476 0.38 OPEN SPACE, PLAT MONUMENT

E 6,262 0.95 TREE RETENTION, OPEN SPACE

F 4,482 0.68 PRD RECREATION TRACT

G 1,953 0.30 PRD RECREATION TRACT

H 3,000 0.46 UTILITY EASEMENT, OPEN SPACE

J 7,004 1.06 OPEN SPACE, PLAT MONUMENT

K 3,417 0.52 OPEN SPACE

2

NOLL ROAD PERMITTING AND
CONSTRUCTION SHALL BE THROUGH

A KITSAP COUTY SDAP PERMIT.

PROPERTY INFORMATION SUMMARY TABLE
TOTAL SITE AREA 15.12 AC / 658,627 SF

ZONING RES LOW (RL)

TYPICAL LOT SIZE 4,000 SF
SMALLEST LOT SIZE 3,985 SF
AVERAGE LOT SIZE 5,141 SF
LARGEST LOT SIZE 9,976 SF

DEVELOPMENT SUMMARY TABLE
REQUIRED PROVIDED

OPEN SPACE (MIN 15%) 98,794 SF 98,996 SF
FRONT SETBACK 20 / 25 FT 20 / 25 FT

SIDE SETBACK 5 FT 5 FT
REAR SETBACK 10 FT 10 FT

MAX BLDG HEIGHT 35 FT 35 FT

10/30/2025

djloc
Oval
RL)

djloc
Oval
RL)

djloc
Oval
RL)



↑

11

49

10

9

8

7

6

5

4

3

2

1

1819202122232425 17

28

69

161514

13

12

2627

3938373635343332 40
3130

29

5051 48 47 46 45 44 43 42 41

53

54

55

56

59

60

61

62

63

64

65

66

67

68

58

52

57

TRACT
G

TRACT
F

TRACT
E

TRACT C

TRACT B

TR
AC

T 
H

TRACT A
(STORMWATER TRACT)

TR
AC

T 
K

TRACT D

TRACT J

ROAD D

ROAD B

ROAD C

ROAD A

ROAD D

NE L
INCOLN

 RD

NOLL RD NE

50.0' PSE

EASEMENT

50.0' PSE

EASEMENT

30.0' 30.0'

ROW
50.0'

RO
W

50
.0'

RO
W

50
.0'

ROW50.0'

ROW
50

.0'

EKCRAG

EKC JSF

2400760 AS NOTED

EKC JSFRAG09/20251 INITIAL PRELIMINARY PLAT SUBMITTAL

SEPTEMBER 12, 2025

CHD. APPR.BYDATENO.

DESIGNED BY

APPROVED BY

J O B  No. :REVISION

DRAWN BY

CHECKED BY

DATE

S C A L E:

POULSBO, WASHINGTON
NOLL POINTE PLANNED RESIDENTIAL DEVELOPMENT SHEET

1601 5th Avenue, Suite 1600
Seattle, WA 98101
206.622.5822
www.kpff.com

CALL TWO BUSINESS
DAYS BEFORE YOU DIG

1-800-424-5555

SW1/4, SEC. 13, TWP. 26 N., RGE. 1 E., W.M.

OPEN SPACE PLAN C1.10

0

1 inch = 60 feet

30 60 120

NOTES:

1. OPEN SPACE IDENTIFIED IN THE TRACT OPEN SPACE SUMMARY
TABLE IS HIGHLIGHTED IN BLUE/CYAN ON THIS PLAN.

LEGEND

PROPOSED PROPERTY LINE

PROPERTY LINE

EASEMENT (GRADING AND UTILITY)

CENTERLINE

LOT WITH DIRECT VISIBILITY TO OPEN SPACE

OPEN SPACE

PRD OPEN SPACE CALCULATIONS TABLE
PMC SECTION 18.260

CODE REFERENCE ALLOWED/ REQUIRED PROVIDED

TOTAL SITE AREA --- 15.12 AC

ROW AREA --- 2.97 AC

UNENCUMBERED OPEN SPACE1 2.27 AC 2.27 AC
1 15% OPEN SPACE IS REQUIRED FOR AVERAGE LOT SIZE OF BETWEEN 4,500 SF AND 5,499 SF

#

1

1

TRACT SUMMARY TABLE
TRACT TOTAL AREA (SF) UNEMCUMBERED AREA (SF) USE

A 75,613 0 STORMWATER POND

B 21,867 21,867 TREE RETENTION, OPEN SPACE, RECREATION

C 48,530 48,530 TREE RETENTION, OPEN SPACE, RECREATION

D 2,476 2,476 OPEN SPACE

E 6,262 6,262 TREE RETENTION, OPEN SPACE

F 4,482 4,482 RECREATION, OPEN SPACE

G 1,953 1,953 RECREATION, OPEN SPACE

H 3,000 3,000 UTILITY EASEMENT, OPEN SPACE

J 7,009 7,009 OPEN SPACE

K 3,417 3,417 OPEN SPACE

NOLL ROAD PERMITTING AND
CONSTRUCTION SHALL BE THROUGH

A KITSAP COUTY SDAP PERMIT.

09/10/2025



Sandstone Ridge – Tree Protection Plan 
 

Washington Forestry Consultants, Inc. Page 10 
 

Attachment 2.  Sandstone Ridge Site Plan 
 

 
 
Tree Protection Fence Location  

136 trees saved 

238 trees saved 

512 trees 
saved 
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Noll Pointe PPlat Response to public comments: 

Float Leᵹ er 12/1/2025 

1. Concerns over the tree reten�on plan and the removal of the trees and the possible short fall.
a. The applicant has requested the project forester to conduct a more thorough tree

inventory for the proposed tree reten�on areas.  The tree reten�on and landscape plans
will be revised based upon the results of the tree inventory.

2. Concerns over the noise levels during construc�on of the project and the individual single-
family residences.

a. The project will comply will all local rules and regula�ons for construc�on hours and
noise during the construc�on of the project, in accordance with Poulsbo Municipal Code
15.32.

3. Concerns over the “Views in the vicinity will be altered” from the SEPA checklist.
a. The intent of the SPEA ques�on is in regard to the immediate vicinity of the project.

They are correct in the fact, that the view of the project from the neighboring proper�es
will change as it will become a single-family development.  The statement in the SEPA
checklist is in regard to the project not obscuring or significantly impac�ng views of
substan�al geographic features such as mountains, lakes, or other landmarks.

4. Concerns over the perimeter landscape buffer planned for the project, in rela�on to the
common boundary line between the project and the abu4 ng homes of the Noll Valley Loop
single-family development.

a. The City code for Planned residen�al Developments Sec�on 18.260.070 provides
op�ons.  Per Sec�on 18.260.070(A), the project has matched the square footage and
widths of the lots adjacent to the Noll Valley Loop plat.

b. Per Sec�on 18.260.070(B), there is an op�on to either provide a 25 foot vegetated buffer
or a six-foot site obscuring fence.  The applicant has chosen to u�lize the 6 foot site
obscuring fence.  The applicant has concerns not only for the residences that will reside
in the proposed project but those that abut the southern boundary of the project.  It is
our experience that a 25 foot vegeta�ve buffer with exis�ng trees can be suscep�ble to
wind throw as the remaining trees will now be exposed to winds they have not
previously been exposed to.  With that, they can very easily be blown over on to fences
and residences.  We value the safety of our customers and neighbors and have chosen
the fencing op�on as allowed by code.
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Lockhart Leᵹ er 11/26/2025 
 

1. Concerns over the perimeter landscape buffer planned for the project, in rela�on to the 
common boundary line between the project and the abu4 ng homes of the Noll Valley Loop 
single-family development. 

a. The City code for Planned residen�al Developments Sec�on 18.260.070 provides 
op�ons.  Per Sec�on 18.260.070(A), the project has matched the square footage and 
widths of the lots adjacent to the Noll Valley Loop plat. 

b. Per Sec�on 18.260.070(B), there is an op�on to either provide a 25 foot vegetated buffer 
or a six-foot site obscuring fence.  The applicant has chosen to u�lize the 6 foot site 
obscuring fence.  The applicant has concerns not only for the residences that will reside 
in the proposed project but those that abut the southern boundary of the project.  It is 
our experience that a 25 foot vegeta�ve buffer with exis�ng trees can be suscep�ble to 
wind throw as they are exposed to winds they have not previously been exposed to.  
With that, they can very easily be blown over on to fences and residences.  We value the 
safety of our clients and neighbors and have chosen the fencing op�on as allowed by 
code. 
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May 26, 2026 

Edie Berghoff 
Senior Planner 
City of Poulsbo 
200 NE Moe Street 
Poulsbo WA, 98370 

RE: Noll Pointe Planned Residential Development & Preliminary Plat Comment 
Response 

Wetland Resources, Inc. (WRI) has reviewed the emailed comments dated May 13, 2026, from 
the Suquamish Tribe fisheries department, regarding the Wetland and Stream Determination Report for 
the Noll Pointe Planned Residential Development and Preliminary Plat project. The comments 
from the Suquamish Tribe are below in italics, with responses following in normal text. 

Comment Letter Concern #1 
The locations of streams are often incorrectly mapped and, at times, there can be move stream crossings of a road than 
shown on a map. A field visit that looks for evidence of a stream in the location shown on a map, can overlook the 
presence of a stream or a road crossing in another location. It should be clarified if the site visits mentioned in the 
report traversed the property looking for evidence of a stream or only looked at the location shown on maps. It should 
be clarified if the during the site visit if only the location of the mapped stream/culvert was looked at. 

During the December 2024 site visit, the entire property was traversed to assess site conditions and 
identify any wetlands or FWHCAs that may not be mapped by other sources. Due to the 
identification of an onsite stream and wetland by online resources, extra attention was given to 
areas with mapped features and to topographical depressions. Additionally, WRI staff walked the 
ROW of Lincoln Road adjacent to the parcel to review downslope areas abutting the parcel and 
to identify any culverts that might convey water into or out of the site. Due to differing conclusions 
from previous studies and online resources, WRI returned to the site in March 2025 towards the 
end of the wet season. The second evaluation of the site confirmed the initial conclusions from the 
December 2024 investigation. 
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 Comment Letter Concern #2 
The Wild Fish Conservancy apparently surveyed the stream in 2019 and shows deviations from the mapped location 
as well as the stream extending into the property (Fig 1). The narrative part of the map includes the following. 
 
‘Structure Notes: 
This is a 1.6ft. ABS pipe crossing NE Lincoln Rd. The channel upstream is not well defined. The channel 
downstream may be Type F (need more data). There is a 0.33ft. overflow pipe at the site also. Road fill is 8.0ft. 
 
Additional Notes:   
 The survey was conducted in the road right-of-way during a lower than normal flow year. The channel downstream 
meets Type F physicals, however, more data is needed. The riparian corridor downstream is composed of big-leaf 
maple, salmonberry, and nettle.’ 
 
The WFC survey indicates there was a channel upstream of the culvert crossing on NE Lincoln Rd, with the channel 
downstream being clearly defined. This differs from the “Wetland and Stream Determination” which states:  
 
‘…Kitsap County maps a culvert under NE Lincoln Road, approximately 185 feet north of the subject property. No 
flowing or standing water, sorted stream bed material, or defined channel were observed adjacent to the right-of-way.’ 
 
Additionally, the ‘Wetland and Stream Determination’ report gives emphasis to a lack of defined channel. In 2026, 
there have been updates to water typing. Though in the past, off-channel habitats of Type F streams could be 
categorized as Type F, field assessments often fixated upon a need for a defined channel. Updates to the WACs have 
expanded the definition to include nonchannelized streams. Also, areas of undefined channel that are fish passable are 
often used by juvenile fish to move between areas of defined channel. 
 
Due to lack of access, areas offsite and outside of publicly accessible areas (rights-of-way) were not 
evaluated. Additionally, PMC 16.20.150.K.2 states that when a legally established, preexisting use 
(such as a paved road) interrupts a buffer, the buffer will end at the edge of pavement, adjacent to 
the critical area. As WRI did not locate any streams or wetlands extending onto the property, the 
RMZ/buffer of any offsite streams or wetlands would terminate at NE Lincoln Road or Noll Road 
NE and would not extend onsite.   
 
Onsite areas upstream of the culvert (as well as the rest of the site) were assessed for any evidence 
of streams or wetlands. The WFC survey states that the channel upstream of the culvert (the 
segment that is mapped on the subject parcel) was not well defined and appears to be a Type N, 
but that the survey was conducted during a drought year, which indicates that the survey was not 
conclusive. WRI visited the site twice during the wet season, with the March 2025 site visit 
occurring when precipitation levels were considered normal. During the site visits, no evidence of 
flowing or standing water were observed anywhere on the parcel or in the ROW of NE Lincoln 
Road adjacent to the parcel. As such, there is no flow path or stream, channelized or 
nonchannelized, connecting the site to off-site streams or wetlands.  
 
Photographs were taken during the March 2025 site visit at the lowest points on the site to show 
existing conditions in the area most likely to exhibit stream or wetland conditions. These photos 
were included in the report, and copies are enclosed with this letter. A map showing the photo 
points, data points, and two-foot contours is also enclosed with this response. Photo Point One 
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shows the lowest area of the site and it contains a dense upland plant community. Photo Point Two 
is within the lower elevations of the property and shows a layer of intact leaf litter. If the site 
contained flowing or ponded water, even periodically, an even layer of leaves on the ground and 
dense upland plants would not be present. 
 
WRI has concluded that there are no wetlands, streams, or FWHCAs onsite. No flow path or other 
aquatic connection is present between the project site and the offsite stream. 
 
Please feel free to contact us at 425-337-3174 or emily@wetlandresources.com if you have any 
questions.  
 
 
Sincerely, 
Wetland Resources, Inc. 
 

 
Emily Prosser 
Associate Ecologist/Wildlife Biologist 
 
Attachments: Site Map and Photographs 



SITE PHOTOS
JKM HOLDINGS - NOLL ROAD NE

PORTION OF SECTION 13, TOWNSHIP 26N, RANGE 01E, W.M.

PHOTO POINT 1: LOOKING TOWARDS THE LOWEST POINT OF 
THE SITE, SHOWING A DENSE UPLAND PLANT COMMUNITY.

PHOTO POINT 2: LOCATED WITHIN THE LOWER ELEVATIONS 
OF THE PROPERTY, SHOWING A LAYER OF INTACT LEAF 
LITTER.



SITE MAP
JKM HOLDINGS - NOLL ROAD NE

PORTION OF SECTION 13, TOWNSHIP 26N, RANGE 01E, W.M.

Delineation / Mitigation / Restoration / Habitat Creation / Permit Assistance

9505 19th Avenue S.E. Suite 106 Everett,Washington 98208 
Phone: (425) 337-3174
Fax: (425) 337-3045 
Email: mailbox@wetlandresources.com

JKM HOLDINGS - NOLL ROAD NE

JKM Holdings, LLC
Attn: Geoffrey P. Sherwin
 PO Box 188
Puyallup, WA 98371

Poulsbo, WA

Site Map

Scale 1" = 200'
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