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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 

MITIGATED DETERMINATION OF NONSIGNFICANCE (DNS) 
Project Name: Noll Pointe Planned Residential Development & Preliminary Subdivision 

Site Location: Noll Road NE and NE Lincoln Road 

File No.: P-09-10-25-01

Description of Proposal: Residential neighborhood includes 69 single family detached homes, new public 
streets, sidewalks, utilities, open space, recreational amenities, and tree retention. 

Applicant: Entitle Fund Five, LLC – Geoff Sherwin, PE | 612 Harrison Street, Suite 100 | 
Sumner, WA 98390 

Tax Parcel: 132601-1-018-2008 

Lead Agency: City of Poulsbo 

The City of Poulsbo has determined that the above-described proposal does not have a probable significant adverse 
impact on the environment.  An environmental impact statement (EIS) is not required under RCW 43.21C.030(2)(c). 
This decision was made after review of a completed environmental checklist and other information on file with the 
lead agency.  This information is available to the public on request. The terms of the mitigation are established in 
Exhibit A, attached to this decision. 

This MDNS is issued under WAC 197-11-340; the lead agency will not act on this proposal for 14 days from the 
date below. Written comments concerning the MDNS may be submitted to the Poulsbo Planning and Economic 
Development Department, located at 200 NE Moe Street, Poulsbo, WA 98370, from Wednesday, June 24, 2026 
until Wednesday, July 8, 2026 at 4:30 pm. Comment should discuss specific environmental issues associate with 
this proposal and identify how the MDNS does or does not address those issues.  

Responsible Official: Heather Wright, AICP 

Position/Title:  Planning and Economic Development Department Director 
200 NE Moe Street 
Poulsbo, WA 98370 
(360) 394-9748

Date: _______________ Signature: __________________________________________________________ 

APPEAL: Any agency or person may appeal this SEPA determination by filing a written appeal and paying a fee to the PED 
department no later than 4:30 p.m. on Wednesday, July 8, 2026, in accordance with the procedures set forth in PMC 
Chapter 19.70. 

This is a DRAFT document.
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EXHIBIT A 

NOLL POINTE PLANED RESIDENTIAL DEVELOPMENT (PRD) & PRELIMINARY PLAT (PP) 
PLANNING FILE P-09-10-25-01 

SEPA MITIGATION 

Animals 

S1. It shall be the responsibility of the applicant to take all necessary steps to prevent the incidental taking 
of protected species under the Endangered Species Act through habitat modification or degradation 
during the life of the project or development authorized by this permit or approval. The applicant shall 
notify the City through its Public Works Superintendent and the Federal agencies with responsibility for 
enforcement of the Endangered Species Act immediately, in the event of any damage or degradation to 
salmon habitat by or from the project or the development subject to this permit or approval. In any such 
case, the applicant shall, at its sole cost and expense, take all actions necessary to prevent the 
furtherance of the damage or degradation and to restore the salmon habitat as required by the Federal, 
State, and local agencies with jurisdiction. 

Transportation 

S2. Frontage improvements per City and Kitsap County standards shall be constructed along the project’s 
Eastern property line.  These improvements shall continue South off-site to connect with the existing 
nonmotorized improvements constructed by the adjacent Avondale Glen (Noll Valley Loop) subdivision. 
Frontage improvements shall include curb, gutter & sidewalks, city required landscaping adjacent to the 
right-of-way, and bike lane, these improvements shall be coordinated with and permitted through Kitsap 
County. 

S3. The driveway approach North of the north property line shall be permitted and constructed as an Urban 
Driveway Approach (Type 1) per Kitsap County requirement.  

S4. Frontage and driveway improvements shall be shown on grading permit drawings submitted to the city. 
Permits necessary for improvements and work in County right-of-way shall be received from Kitsap 
County prior to city Grading Permit issuance. Improvements must be inspected and accepted by Kitsap 
County prior to final plat application submittal. 

This is a DRAFT document.



Entitle Fund Five, LLC

kitsap County transportation email  
Traffic Impact Report
EB 11/6/25

Tree Cutting and Clearing Permit (Poulsbo) EB 11/6/25

Frontage and driveway improvements in Kitsap County are east and north 
of project site. EB 11/6/25
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Soil types generally 
consistent with USDA 
NRCS soils mapped 
on site. EB 11/6/25







Pacific blackberry is a 
native species in 
western Washington.
EB 11/6/25



Stormwater flowpath from  site flows under Lincoln Road eventually joins  tributary to Dogfish 
Creek which has salmonids as does Liberty Bay the receiving water for Dogfish Creek. EB 
11/6/25



PMC 15.32 regulates 
construction hours in 
city. Kitsap County 
construction hours 7 
am to 10 pm. EB 
11/6/25



Old foundation of 
unknown age is 
located on site. EB 
11/6/25

See comment at 
bottom of page.

8 h. 2009 critical area review identified one of three criteria required for a wetland were present on site and 
at entry to a culvert crossing Lincoln Road. Current project review identifies no critical area on site or at 
culvert crossing. 2009 review also identified a stream with no flowpath on site connecting the non wetland to 
Lincoln Road culvert. Current project review indicates criteria to determine stream were not identified in 
2009 and are not located on site currently. EB 11/6/25  City peer review concurs that no wetland or stream 
or their buffers are found on site. Additional applicant review provided in response to public comment 
concludes no wetland or stream are located on site. EB 6/1/26

Lot area, depth and 
width similar to 
adjacent properties. 
EB 11/6/25





City developed multi-use path located along Lincoln Road and under construction on new road 
west. An informal walking path along PSE easement will be formalized as a public path. EB 11/6/25

A 1920s stick built home and accessory structure are identified west of the site. Two manufactured homes 
located north of the site exceed 45 years of age. A 1978 and 1977 homes are east of the site. All older 
homes are on larger lots. It is not known if noted structures are eligible for listing. EB 11/6/25

State requires notification when evidence of Indian or historic use or occupation is 
discovered. Poulsbo includes condition of approval P10 as requested by The 
Suquamish Tribe. EB 11/6/25



See note at bottom of page. 
EB 6/1/26

14 d. Kitsap County requests Noll Road improvements between Noll Valley Loop and new driveway in right-of-way 
north of project. A private property agreement moving onsite driveway offsite to north right-of way is also identified 
by Kitsap County as necessary improvement within County rights-of-way. County permits required. EB 6/1/26

A minimum of 35 on 
street public parking 
spaces are required. 
EB 11/6/25

Traffic impact fees per 
PMC 3.86. EB 11/6/25



Park impact fees per 
PMC 3.84. 
EB 11/6/25



Reviewed  11/6/25 with additional 
comments 6/1/26 by Edie Berghoff, 
Senior Planner, City of Poulsbo
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City of Poulsbo 
 Engineering Division-Pre-Con Memorandum 

To: Heather Wright, SEPA Responsible Official 
From: Sherman Leddon, Engineering Technician    
Subject: SEPA Determination Noll Pointe Planned Residential Development (PRD) 

P-12-11-24-01
Date: 05/26/26

The Engineering and Public Works departments have reviewed the project known as Sandstone 
Ridge PRD, SEPA checklist and associated project application materials in accordance with codes 
and regulations under the department’s purview.  The departments offer the following analysis of the 
project proposal, staff recommended SEPA determination and associated mitigation for the project. 

Applicant: Trumark Homes 

Location:  
The project parcel is vacant (no address, tax parcel 132601-1-018-2008) and is located adjacent NE 
Lincoln Rd. and Noll Road NE. The project lies to the east of Langaunet Lane and to the west of Noll 
Road. Noll Road NE to the East of the project is in unincorporated Urban Growth Area (UGA).  The site 
is located in the NE ¼ of Section 13, Township 26N, Range 1E, W.M. in the city limits of Poulsbo, 
Kitsap County.  

Legal Description:  
PARCEL A: BEGINNING AT A POINT ON THE NORTH LINE OF SAID SOUTHWEST QUARTER OF THE 
NORTHEAST QUARTER, 111.9 FEET WESTERLY FROM THE NORTHEAST CORNER OF SAID 
SOUTHWEST QUARTER OF THE NORTHEAST QUARTER; THENCE NORTH 89*02'48 WEST 811.51 
FEET, MORE OR LESS, TO THE SOUTHEASTERLY MARGIN OF LINCOLN ROAD; THENCE SOUTH 
33*55'1 WEST ALONG SAID SOUTHEASTERLY MARGIN 717.45 FEET; THENCE LEAVING SAID 
SOUTHEASTERLY MARGIN AND RUNNING SOUTH 1*20'12 WEST 92.45 FEET; THENCE SOUTH 
89*03'48 EAST 1,253.74 FEET, MORE OR LESS, TO A POINT THAT IS SOUTH 3*16' EAST 695.88 
FEET, MORE OR LESS, FROM THE POINT OF BEGINNING; THENCE NORTH 3*16'00 WEST 695.88 
FEET MORE OR LESS, TO THE POINT OF BEGINNING; EXCEPT THE NORTH 50 FEET MORE OR LESS, 
TO THE POINT OF BEGINNING; EXCEPT THE MOST WESTERLY 50 FEET AS MEASURED ALONG THE 
SOUTH LINE THEREOF. FREE OF ENCUMBRANCES EXCEPT EASEMENT FOR ELECTRIC 
TRANSMISSION AND DISTRIBUTION LINE GRANTED TO PUGET SOUTH POWER & LIGHT COMPANY 
UNDER AUDITOR'S FILE NO. 265558. 

Project Properties  

Address | Kitsap County Assessor Parcel 

Numbers 

No Address | 132601-1-018-2008 

Exhibit P5
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Project Description:  
The proposed Noll Pointe Planned Residential Development is a subdivision comprised of sixty-nine 
(69) single-family lots averaging 5,141 square feet each with open spaces throughout. The project 
site encompasses 15.12 acres located within the City of Poulsbo (tax parcel 132601-1-018-2008). 
Approximately ~12.1 acres of the 15.12-acre site are proposed for development. The project will 
access from NE Lincoln Rd. and Noll Rd. NE. New public rights-of-way internal to the project include 
three residential collector roads (Roads A, C, and B), and one stubbed residential collector 
connection to serve properties to the north (Road C). Stormwater management infrastructure, sewer 
and water utilities, tree retention, landscaping and recreational opportunities are also proposed 
onsite as part of the preliminary plat. 
 

Environmental Record/Exhibits:  
The environmental review consisted of analysis based upon the documents in the project record. For 
a complete record please refer to the Planning Department Staff Report and Exhibit list.  

 
Poulsbo Codes, Standards and Plans 

− Poulsbo Municipal Code 3.86 Transportation Impact Fees 
− Poulsbo Municipal Code 12.02 Construction and Development Standards 

Poulsbo Municipal Code 14.04 Concurrency 
− Transportation Impact Fees Technical Document dated March 2019, attached to PMC 3.86 
− Poulsbo Municipal Code 16.04 Environmental Policy Guidelines 
− Poulsbo Municipal Code 16.20 Critical Areas 
− Poulsbo Municipal Code 17.80 Land Division Standards 
− Poulsbo Municipal Code 18.180 Tree Retention 
− City of Poulsbo Comprehensive Plan and associated functional plans 
− City of Poulsbo Construction Standards 

 
Poulsbo Sub-Area Plan 

− Inter-Local Agreement for the City of Poulsbo Urban Growth Area, June 5, 2002 (“ILA with 
Kitsap County”) 

− Poulsbo Sub-Area Plan, December 17, 2001 
 

Staff Amendments to the Environmental Checklist:  

The following sections correspond with related categories of the environmental checklist submitted 
for the proposal, and clarify, amend, or add to that document.   

Environmental Checklist Elements:  

1. Earth 
Geotechnical Engineering Study prepared by Earth Solutions NW (ESNW) (Exhibit XX).  
ESNW explored subsurface conditions December 12, 2024, excavating test pits 
throughout the site at strategic locations. Based on the explorations and subsequent 
analysis, ESNW offers the following conclusions and recommendations:  
 

  Based on our findings, the proposed single-family residences can be 
constructed on conventional continuous and spread footing foundations that bear 
upon competent native soil, recompacted native soil, or new structural fill that is 
placed and compacted directly on competent native soil. Based on our observations, 
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competent native soil considered suitable for support of the proposed structures will 
likely be encountered beginning at a depth of about two to three feet bgs. Where 
loose or unsuitable soil conditions are exposed at foundation subgrade elevations, 
compaction of the soil to the specifications of structural fill or overexcavation and 
replacement with suitable structural fill will be necessary. 

 
From a geotechnical standpoint, large-scale or full-scale infiltration is considered 
infeasible for the project due to the widespread presence of consolidated glacial till 
soils. Conventional stormwater management techniques (i.e., detention) will likely 
prove most feasible for this project. 

 
Geologically hazardous areas are discussed and analyzed, with the conclusion that the 
project is feasible as designed using appropriate BMPs and typical construction practices 
in association with the local standard of care without the need for buffers or setbacks.   
 
Recommendations for temporary erosion control, stripping, in-situ and imported soils, 
structural fill, excavations and slopes, subgrade preparation, foundations, retaining walls, 
seismic design, slab-on-grade floors, utility support and trench backfill, preliminary 
pavement sections, drainage, and preliminary stormwater detention pond considerations 
are discussed thoroughly in the report with the recommendations stated for each 
section.   
 
Staff have reviewed the geotechnical report, concur with the conclusions and 
recommendations of those submittals and concur that the project appears feasible as 
designed and complies with applicable City standards and requirements. 
 
Critical Areas Report 
Wetland Resources, Inc. (WRI) conducted a site visit on December 4, 2024, and again on 
March 11, 2025. The conclusion of the report was there are no wetlands, streams, or 
FWHCA’s on the subject property or nearby critical areas that would require a buffer. It is 
in the opinion if Wetland Resources Inc., that the development will not impact any 
wetlands, streams, fish, and wildlife habitat conservation areas. 
 
A peer review was conducted by Grette Associates Environmental Consultants and came 
to the following conclusions: 
“The Report provided historical information that documented a Category III wetland 
within the central portion of the subject property and an offsite wetland (classification 
unknown)1 that were identified during a 2009 assessment. WRI’s determinations 
conclude that these areas do not meet current wetland criteria as defined in the U.S. 
Army Corps of Engineers (USACE) Federal Wetland Delineation Manual2 and the 
USACE’s Regional Supplement to the Corps of Engineers Wetland Delineation 
Manual: Western Mountains, Valleys, and Coast Region (Version 2.0).3 Grette 
concurs with these findings.  
The 2009 assessment was performed using previous delineation guidance, not 
current guidance (i.e., USACE’s 2010 Regional Supplement) as required per PMC 
16.20.225. Delineation data provided in the Report show these areas do not meet 
wetland criteria. Grette observed similar conditions during the site review. More 
specifically, while hydrophytic vegetation was observed in several areas, these areas 
did not meet the hydric soils and hydrology criteria defined in the USACE’s Regional 
Supplement.  
One probable offsite wetland was observed by Grette during the site review which is 

Michael Bateman
I assume Planning had this peer reviewed?   We should reference the peer review conclusions here.
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not addressed in the Report. This feature is located across NE Lincoln Rd., west of 
where the 2009 assessment identified an offsite wetland feature. Per PMC 
16.20.120, NE Lincoln Rd. serves as a buffer interruption. As such, no associated 
buffer extends into the subject property.” 
 

2. Air 
 

3. Water 
a. Surface  
b. Ground 
c. Water Runoff 
 
Noll Pointe PRD Drainage Report dated September/2025 prepared by KPFF (Exhibit C-3)) 
A preliminary stormwater drainage report was prepared by KPFF to address required 
mitigation of site development per the requirements of the Washington State 
Department of Ecology 2019 Stormwater Management Manual for Western Washington 
(SWMMWW).  An executive summary is in Section 1 and stormwater manual minimum 
requirements are discussed in stormwater report Section 2.  
 
On site stormwater mitigation will be provided through installation of a detention pond. 
The project includes sizing calculations and analysis for a detention pond providing flow 
control and a water quality treatment vault providing treatment to the enhanced water 
quality standard before being discharged into a dispersion trench where preexisting 
development flows in the northwest corner of the parcel. Pollution generating impervious 
surfaces are all routed to the stormwater detention pond via a piped conveyance. 
Compliance with the 2019 SWMMWW is documented in Section 6 and Appendix B.  
 
The stormwater drainage report has been peer reviewed by the City’s third-party 
consultant BHC. Staff have consulted with the City’s peer reviewer and determined that 
the applicant has adequately addressed all peer review comments and the project 
drainage report submitted complies with the requirements of the Department of 
Ecology’s 2019 Stormwater Management Manual for Western Washington. 
 
Staff concurs that as proposed, the project has demonstrated project feasibility and 
compliance with the 2019 DOE Stormwater Management Manual for Western 
Washington as required by PMC 12.02.030 and PMC 13.17.  
 

4. Plants 
5. Animals 
6. Energy and Natural Resources 
7. Environmental Health 
8. Land and Shoreline Use 

The project includes no work or impacts within the shoreline buffer or 100-year 
regulatory flood plain. 
 

9. Housing 
10. Aesthetics 
11. Light and Glare 
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12. Recreation 
13. Historic and Cultural Preservation 

No known potential cultural resource impacts have been identified for this project.  
During project construction the project’s contractor will be required to have an 
Inadvertent Discovery Plan on-site documenting procedures to be followed in the case of 
an inadvertent cultural resource discovery. 
 

14. Transportation 
 
The proposed plat will connect to existing City right-of-way via NE Lincoln Rd. and Noll 
Road NE. 
      
The project’s internal roadway network has been designed to meet City standards and 
consists of residential collector standard streets that connects to the existing roadway 
network.   
 
The project’s Eastern property frontage abuts unincorporated Urban Growth Area (UGA). 
As such the permitting authority for the project’s Eastern connection to Noll Road NE and 
the project’s frontage improvements along the Eastern property frontage is Kitsap 
County.  Per Section 3.4.1 of the ILA with Kitsap County, “The County retains ultimate 
decision-making authority and responsibility for the construction of public improvements 
within the unincorporated portion of the UGA, including but not limited to transportation 
and utilities that are provided by the County or by other purveyors other than the City…“  
Per Section 3.4.1.3 of the ILA with Kitsap County, “The parties agree to cooperate and 
coordinate their capital improvement planning and construction for the UGA so that such 
improvements are constructed in an orderly manner and consistent with the Subarea 
plan and development regulations…”  City staff has coordinated with Kitsap County staff 
to coordinate the frontage improvement requirements along the property’s Eastern 
border that is within unincorporated UGA in accordance with the ILA. 
 
Poulsbo Municipal Code 17.80.050 Street Standards and 17.80.060 Street Connectivity 
PMC 17.80.050(C) requires that preliminary plats shall provide for at least two different 
standard routes for ingress and egress, noting that the future street connection 
requirements contained in PMC 17.80.060 shall contribute to meeting this requirement.   
 
PMC 17.80.060(B) Street Connectivity referenced above also requires the provision for 
future roadway connections to adjacent properties.   
PMC 17.80.060(B)(5) Pedestrian and Bicycle connection to adjacent subdivisions or 
property shall be provided as feasible and as consistent with the city’s comprehensive 
plan’s identified sidewalk and path connections. PMC 12.04.010 also contains 
requirements for new development to provide frontage improvements and offsite 
pedestrian connections.  In order to mitigate the project’s direct pedestrian and 
nonmotorized impacts along Noll Road and provide safe nonmotorized connectivity to the 
City’s sidewalk network, the project’s frontage improvements will be required to extend 
off-site to connect with the existing improvements constructed with the adjacent 
subdivision to the South (Avondale Glen), approximately 110-feet.    
 
City and County staff have cooperated and coordinated the project’s frontage 
improvement requirements per the ILA with Kitsap County as noted above and in 
accordance with Kitsap County Code (KCC) Chapter 16.04.080, City of Poulsbo codes 
and construction standards, City of Poulsbo Transportation Plan and City of Poulsbo 
Complete Streets Plan.  The resultant frontage improvement requirements as requested 
by Kitsap County are attached as Exhibit 1E.   Required frontage improvements will 
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include curb & gutter, sidewalks, city required landscaping adjacent to the right-of-way, 
and bike lane from the driveway approach north of the property line, along the property 
frontage, connecting off-site to the existing improvements constructed by the 
development to the south, Avondale Glen, at the development’s egress/ingress at NE 
Noll Valley Loop.   These frontage improvement requirements are included as 
Engineering SEPA condition E1. 
 The driveway approach North of the north property line will require an Urban Driveway 
Approach (Type 1) as requested by Kitsap County as this private access is being altered 
due to the development. This requirement is included as Engineering SEPA condition E2. 
 
The noted above improvements will be permitted, reviewed and implemented through 
Kitsap County SDAP and right-of-way permits in accordance with the ILA with Kitsap 
County.  
 
This project’s primary roadway network within the site as proposed complies with City 
standards for roadway classification, grade and alignment. Road D provides one point of 
ingress-egress to NE Lincoln Rd. and Road A provides a second point of ingress-egress 
from Noll Rd. NE. The future roadway stub (Road C) to parcel 132601-1-011-2005 and 
parcel 132601-1-030-2002 to the north meets the requirement of PMC 17.80.060(B) 
for future roadway connections to adjacent properties.   
 
Poulsbo Municipal Code 14.04 Transportation Concurrency 
Poulsbo Municipal Code 14.04 requires that adequate transportation facilities or 
strategies needed to maintain the City’s adopted level of service standards on any 
roadway or at any intersection are available when the impacts of development occur, or 
that a financial commitment is in place to complete the facilities or strategies within six 
years.  This code section includes requirements for determining and demonstrating 
concurrency.  
 
Staff have reviewed the project application materials including the Project Narrative, Civil 
Drawings and the Traffic Impact Analysis referenced below and determined that as 
proposed and conditioned the project has satisfactorily demonstrated compliance with 
the requirements of this code section. 
 
 
 
Traffic Impact Analysis dated December 2024 prepared by Heath & Associates (Exhibit C-
3) 
A Traffic Impact Analysis (TIA) was prepared by Heath & Associates to assess the 
proposed project, associated motorized and nonmotorized transportation impacts, 
compliance with City codes and standards, and determine appropriate mitigation.  The 
TIA was prepared to meet the City’s Transportation Impact Analysis minimum 
requirements, address the project’s transportation impacts and mitigation requirements 
and address the requirements of PMC Chapter 14.04 Transportation Concurrency as 
noted above.   
 
The plat of Noll Pointe proposes the construction of 69 single family units in the City of 
Poulsbo. The site includes approximately 15.12 acres east of NE Lincoln Rd. and west of 
Noll Road NE. The project includes one primary access point to NE Lincoln Rd. and one 
primary access point to Noll Rd. NE. The proposed project connection points are shown 
on Figure 1 of page 6 of the TIA. 
 
The existing roadway, nonmotorized and transit network in the vicinity of the project is 

Michael Bateman
We should also mention in here somewhere that the offsite nonmotorized connection from their property line to the existing Avondale Glen improvements will be required under SEPA
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described and analyzed in the Existing Conditions Section of the TIA.  Existing peak hour 
volume counts were taken in May 2024. The intersections chosen for counts and 
analysis methods are consistent with City TIA requirements.  As shown in Table 2 on page 
16 of the TIA, all intersections currently exceed the City’s adopted level of service 
standard of LOS E. 
 
The TIA also includes a safety analysis, on-site circulation discussion and multimodal 
access and circulation discussion to further inform potential mitigation requirements. 
 
The Forecast Traffic Demand & Analysis section of the TIA analyzes the proposed 
project’s forecast traffic demand.  Per City requirements, the Institute of Transportation 
Engineers (ITE) Trip Generation Manual 11th Edition was used to forecast project trip 
generation, using Land Use Code (LUC) 210, Single-Family Detached Housing for project 
trip generation.  The proposed development’s 69 single family units will generate 651 
average weekday trips (AWDT) per the land use code trip generation data.  The trip 
generation and forecast distribution are described and summarized starting on page 21 
of the TIA. Figures 9, 10, 11, 12,13, 14, 15, and 16 demonstrate the “with” and 
“without” project future impacts at intersection. As shown in Table 6 on page 31, the 
“with” project condition demonstrate all intersections meet or exceed City Level of 
Service standards.  
 
The project is subject to Traffic Impact Fees (TIF) per PMC Section 3.86.  At the time of 
this memo, TIF is assessed in the amount of $564 per average weekday daily trip 
(AWDT).  The project will generate 651 new AWDT. At the time of this memo, total traffic 
impact fees to be collected for this project are estimated to be 69 * 9.09 * $564 = 
$353,764.44. Traffic Impact Fees are collected at the time of building permit application 
for each home and will be assessed at the current rate in place at the time of building 
permit application.   
 
Conclusions and Mitigations are presented on Page 35 of the TIA: 

 
Conclusions and Mitigations 
Based on the above analysis, the following mitigation measures are identified:   
  
1. Design of on-site, intersections, and frontage improvements should be 
coordinated with the City of Poulsbo   
  
2. The proposed development would be subject to Traffic Impact Fees (TIF) as  
imposed by the City of Poulsbo (PMC 3.86). Fees are based on new average  
daily project trips, assessed at $564.00 per net new trip. Therefore, an  
estimated fee calculation is as follows:  
  
627.21 daily trips x $564.00 per daily trip = $353,764.44  
  
Actual traffic impact fees will be calculated and determined by the City at the  
time of building permit issuance. Frontage improvements may be credit  
eligible for completion of a portion of the planned Noll Road Improvements  
and should be discussed with the City.  
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• No other mitigation is identified at this time.   
 

A sight distance analysis has been completed and is included in the TIA for the 
intersection of NE Lincoln Road and Road D. Also, for the intersection of Noll Road NE 
and Road A. Refer to Figure 17 on page 33 of the TIA. 
 
Staff have reviewed the project materials, project civil drawings, proposed roadway 
network and the Traffic Impact Analysis (TIA) and the associated recommendations and 
conclusions.  Staff have determined that the TIA prepared by Heath & Associates 
adequately analyzes the project demands per City codes, standards and requirements 
with two exceptions.  The project’s TIA did not address the need to mitigate the project’s 
direct pedestrian and nonmotorized impacts by connecting the project’s frontage 
improvements offsite to the existing adjacent sidewalk network.  This will be properly 
mitigated by the City and County SEPA requirement for the project’s frontage 
improvements to connect offsite to the existing sidewalk network.  The project’s TIA also 
indicates that impact fee credit may be available for improvements associated with the 
City’s Noll Road Improvements project.  There are no City projects along this section of 
Noll Road that are eligible for impact fee credit under PMC 3.86.110. With the mitigation 
proposed and as conditioned, including payment of Traffic Impact Fees per PMC Section 
3.86, the project’s transportation impacts are adequately mitigated, and satisfy the City’s 
Traffic Impact Analysis minimum requirements and PMC 14.04 Transportation 
Concurrency requirements.  
 

15. Public Services 
The proposed project will increase the city population by approximately 173 residents 
(69 new homes x 2.51 residents/SF home), resulting in an increased need for public 
services, including Public Schools, Police services, Fire and emergency response 
services, City administration/general services, Transportation and City Utilities.   
 
 
Section 14 above addresses impacts to the city transportation system and associated 
mitigation.   
 
Impacts to City administration/general services and Police are anticipated to be 
mitigated by increased tax revenue.  Fire impact fees are currently under consideration 
by City Council and anticipated to be adopted, summer of 2026.  Fire/Emergency 
Response services are therefore anticipated to be mitigated by a combination of impact 
fees and increased tax revenue. 
 
Section 16 below addresses impacts to City utilities. 
 
Staff have reviewed the project’s impacts to public utilities and associated mitigation and 
have concluded that the project is adequately mitigating the project’s impacts to public 
utilities. 
 

16. Utilities 
Water service to the plat will be via an existing 8-inch water main in NE Lincoln Rd to the 
west of the project and through the site to an existing 8-inch water main on Noll Rd NE 
stubbed out from the Noll Valley Park development to the south to provide a loop. An 8-
inch water main stub will be provided to the northeast corner of the plat as well as a 
second stub provided with the extension of Road C, also to the north. Stubs for future 
connection to adjacent properties are a requirement of the City’s construction standards 
and comprehensive water system plan, as well as providing future redundancy and flow 

Joshua M. Ranes
I don’t think this is accurate?

Michael Bateman
Good catch - the Noll Road Improvements project does not include improvements to this section in a project that is TIF credit available

Michael Bateman
It sounds like they didn’t adequately address the need for offsite nonmotorized improvements connecting to Avondale Glen.  We should indicate that here, and indicate that it will be a SEPA mitigation requirement to address the project’s direct impacts.

Michael Bateman
have
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capacity to meet fire protection requirements.  Water capacity analysis for this service 
area is analyzed as a part of the City’s Comprehensive Water System functional plan, and 
system capacity has been determined to be adequate to serve this project. 
 
Sewer service to the plat will be provided by connecting 8-inch plat sanitary sewer system 
to the sewer stub at the southeast corner of the property on Noll Road NE.  This existing 
sewer system flows to the City’s Noll Road basin gravity sewer system, and then to Kitsap 
County conveyance to the County’s Brownsville Treatment Plant. This existing system and 
lift station capacity were analyzed as a part of the most recent update to the City’s 
Comprehensive Sewer System functional plan, and system capacity was determined to 
be adequate to serve this project. 
 
Storm drainage accommodation and mitigation will be provided by a detention pond and 
water quality treatment vault system. The project’s storm drainage system has been 
designed by the applicant’s consultant KPFF, peer reviewed by the City’s stormwater peer 
review consultant BHC as noted in the Water section above and has been determined to 
satisfy City and Department of Ecology requirements.  The project’s pond system will 
discharge to a 50ft. dispersion trench system adjacent to the 50ft. PSE access road on 
the west side of the plat, maintaining the site’s natural discharge location as required by 
the DOE stormwater manual.  
 
Solid Waste collection will be provided by the City of Poulsbo via individual can service 
collected curbside. 
 
Impacts to City Utilities are mitigated by the payment of a combination of one time 
General Facility Charges and payment of ongoing utility rates per PMC Title 13. 
 
Staff have reviewed the project’s proposed utility designs and determined them to meet 
City codes and standards and provide adequate capacity to serve the proposed project.  
Impacts to City Utilities will be adequately mitigated through payment of general facility 
charges and ongoing utility rates. 

 
Public Comments Received to Date and Related to Environmental Elements:   

See Planning Department Memo 

 
Conclusions and Recommendations:  

The Engineering and Public Works departments environmental review indicates that there are no 
significant adverse environmental impacts from the project proposal associated with codes and 
regulations under the department’s purview that cannot be mitigated through existing adopted 
Poulsbo land use regulations, or through the authority of SEPA.  Therefore, a determination of non-
significance is appropriate. 

 
Recommended SEPA Mitigations, if appropriate:  

E1. Frontage improvements per City and Kitsap County standards shall be constructed along the 
project’s Eastern property line.  These improvements shall continue South off-site to connect 
with the existing nonmotorized improvements constructed by the adjacent Avondale Glen 
(Noll Valley Loop) subdivision. Frontage improvements shall include curb, gutter & sidewalks, 
city required landscaping adjacent to the right-of-way, and bike lane, these improvements 
shall be coordinated with and permitted through Kitsap County. 

Michael Bateman
Is this really newly constructed?  Aren’t they connecting to a stub in Noll that was constructed by Avondale Glen?  
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E2. The driveway approach North of the north property line shall be permitted and constructed as 
an Urban Driveway Approach (Type 1) per Kitsap County requirement.  

 

Name:     Sherman Leddon,  

Position/Title:    Engineering Technician 

Address:    200 NE Moe Street 
     Poulsbo, WA 98370 
     (360) 394 - 9745 
 
 
Date: _______________  Signature: _________________________________________ 
 
 
Reviewed and approved: 
 
City Engineer  
Joshua Ranes, PE  
 
Initial______  Date____________  
 




