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NOTICE OF ADMINISTRATIVE DECISION 
 

January 22, 2016  
 

 
TO: Interested Parties and Parties of Record 
RE: Project Name: Hidden Meadows  

Application:Preliminary Plat Amendment  
  Permit Number: 15 01369   
 

Enclosed is the Administrative Decision issued by the Kitsap County Department of 
Community Development (DCD) for the above referenced application. 

 
THE DECISION OF THE DEPARTMENT IS FINAL, UNLESS APPEALED TO THE 
KITSAP COUNTY HEARING EXAMINER ON OR BEFORE 14 DAYS FROM THE DATE 
OF DECISION PER KITSAP COUNTY CODE 21.04.290.  
 
The written appeal shall be made on, or attached to, an appeal form found on DCD’s 
website: http://www.kitsapgov.com/dcd/forms/DocumentLibrary/applications/Appeals.pdf. 
 
Please note affected property owners may request a change in valuation for property tax 
purposes, notwithstanding any program of revaluation.  Please contact the Assessor’s 
Office at 360-337-5777 to determine if a change in valuation is applicable due to the 
issued Decision. 
 
The complete case file is available for review at the Department of Community 
Development; if you wish to view the case file or have other questions, please contact 
Constance Blackburn at cblackburn@co.kitsap.wa.us or (360) 337-5777. Please note DCD 
is open Monday to Thursday from 8:00am to 4:00pm and on Friday from 9:00am to 
1:00pm except holidays. 

 
 
 
Cc Applicant and/or Rep: 
 Nathans Glen Three, LLC: levi@jwcgroup.com  
 Team4 Engineering: mark@team4eng.com  
 
Cc Interested Parties: 
 Thomas Brobst: tom.brobst@pse.com  

 

http://www.kitsapgov.com/dcd/forms/DocumentLibrary/applications/Appeals.pdf
mailto:cblackburn@co.kitsap.wa.us
mailto:levi@jwcgroup.com
mailto:mark@team4eng.com
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STAFF REPORT 
 

ADMINISTRATIVE DECISION 
 

 
Decision Date: January 22, 2016 

 
Application Date: January 12, 2016 
Complete Date: February 8, 2006 
 

Project: Hidden Meadows PBD Minor Amendment 
This staff report was prepared by Jeff Smith, Steve Heacock, and Candy Mursell, with 
Development Services and Engineering based on information available up until the 
time the report/decision was prepared  

Project Request: 
The request is for approval of a minor amendment to a Performance Based 
Development Plat (PBD) and Conditional Use Permit (CUP) approved by the Hearing 
Examiner on September 8, 2006 (File 05 24671). The original approval was to subdivide 
19.58 acre property into a 25-lot single-family residential development, with attached 
and detached housing. The plat/PBD included a reduction of minimum lot sizes, 
construction of associated public streets, sidewalks, utilities, storm drainage facilities, a 
recreation facility with a tot-lot, street trees, and frontage improvements on Central 
Valley Road NE. The minor amendment includes the following elements: 1) The 
relocation of storm drainage facilities; 2) Revisions to Central Valley Road NE 
improvements; 3) Move the off-street parking area from a remote area to a centrally 
located tract; 4) Increase the open space with the revision to off-street parking; 5) A 
revision to the location of the entry sidewalk; 6) A revision from public to private roads 
and the elimination of the sidewalk on one side in the road section; and 7) Revisions to 
the active recreation area (Tract-F) to replace the tot-lot. 
The application was reviewed for consistency with Kitsap County Code (KCC) Section 
16.40.040 Amendments to approved preliminary subdivisions. The Review Authority is 
the Department of Community Development consistent with Title 21 KCC.   

Type of Application: Type-II Administrative Decision   

Permit #:15 01369
Project Location: The site is located 
at 6988 Central Valley Road NE, 
south of NE Fairgrounds Road and 
north of NE McWilliams Road, in 
Central Kitsap County. 
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Assessor's Account #: 262501-3-003-2007 
 
Applicant: 
Nathan's Glen Three, LLC 
John Johnson 
3599 NW Carlton Str. Suite 201 
Silverdale, WA 98383 
 

Applicant’s Representative:   
Team4 Engineering 
Mark Kuhlman 
5819 NE Minder Rd 
Poulsbo, WA 9837

State Environmental Policy Act (SEPA) Status: 
The Kitsap County Department of Community Development is issuing an addendum to 
the SEPA Determination of Nonsignificance (DNS) for the Hidden Meadows Plat/PBD 
issued March 24, 2007.  Please note that consistent with section WAC 197-11-625 of 
the SEPA, Kitsap County is sending this addendum to recipients of the DNS decision.  
The SEPA comment period for the permit 15 01369 occurred concurrent with the Notice 
of Application, dated September 30, 2015. There is not an appeal period for this SEPA 
addendum.   
 
The addendum has been prepared in compliance with SEPA (RCW 43.21.C), the SEPA 
Rules (WAC 197-11), and Chapter 18.04 Kitsap County Code, implementing SEPA in 
Kitsap County procedures. 
 
The addendum provides additional information about the Hidden Meadows PBD 
alteration proposal.  The modifications and the impacts of these modifications are within 
the range of alternatives and significant adverse environmental impacts previously 
analyzed in the March 24, 2007 DNS, and this addendum does not substantially change 
that analysis (see WAC 197-11-600).  The addendum does the following: 
 
1. Describes modifications to the proposal for residential uses and elimination of duplex 

development.  
  
2. Describes changes in the location of the stormwater detention facility and based on 

review of the revised submittal received on April 24, 2015 and amended on January 
12, 2016, a reduction in traffic is expected. In addition, required wetland buffer 
averaging and associated mitigation will not appreciably change and are within the 
scope of the previous applications.  

 
3. All conditions shall apply to the PBD revisions per the Staff Report and 

Memorandum Summary of Stormwater and Roadway features, as provided from the 
Kitsap County Development Engineering section. 

 
4. All conditions of the Hearing Examiner Decision for the previous Land Use and 

permit actions shall apply. 
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Site Physical Characteristics: 
The subject property parcel is 19.58 acres in size, currently partially developed, 
containing wetlands and forested uplands with vegetation comprised of Red Cedar, 
Douglas-fir, Big Leaf Maple and Alder. Wetlands and their associated 100-foot 
buffers account for 14.51 acres of the gross site acreage, leaving approximately 5 
acres total, fragmented, net developable acres. The configuration of the wetlands on 
the site creates a developable land pattern with three separate parcels of net 
developable area. Only one parcel in the center of the site which is 2.21 acres in 
size, is proposed for housing. The Kitsap County resource maps show critical areas 
on much of the property, which have been identified as Category-II wetlands 
associated with a tributary stream to Mosher Creek, a Salmon bearing stream. The 
applicant submitted a wetland delineation report dated July 6, 2005 (Exhibits 10 and 
20). The parcel generally slopes from north to south with a gradual grade down to 
the wetlands on the southern two thirds of the property. The USDA Soil 
Conservation Service (SCS) classifies the native soil on the site as typically 
Alderwood very gravelly sandy loam with 0 to 6% slopes on the uplands and Shalcar 
muck in the wetland areas. 
 
Comprehensive Plan Designation and Existing Zoning: 
The subject property has an Urban Low Residential comprehensive designation and 
is zoned Urban Restricted (UR). The UR zone is applied to areas within urban 
growth areas that have been identified with a significant concentration of critical 
areas regulated pursuant to Title 19, or are planned as greenbelts, and are therefore 
appropriate for lower-density development. These areas may include significant 
salmon spawning streams, wetlands and/or steep slopes. Actual densities allowed 
will be determined at the time of land use approval, following a site-specific analysis 
and review of potential impacts to the on-site or adjacent critical areas. 
 
The following are requirements for the UR zone per 17.382.060 Urban Residential 
Density and Dimensions Table: 
 
Minimum Density  =1 dwelling unit/acre 
Maximum Density  =5 dwelling units/acre 
 
Minimum Lot Area  =5,800-square feet 
Minimum Lot Width  =60 feet 
Minimum Lot Depth  =60 feet 
Maximum Building Height  =35 feet 
Maximum Impervious  
Surface coverage:  =50% 
Minimum Setbacks  =20 feet front yard 
    =5 feet side yard 
    =5 feet rear yard 
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Lot and Building Data 
 Number of proposed lots:      25 Lots 
 Area of proposed Lots:    96,594 sf. 2.21 acres 
 Area for Recreation Amenity Tract B:  8,291 sf. 0.19 acres 
 Area for Critical Area and buffers:   687,418 sf. 15.78 acres 
 Area of Open Space Tract A, C & D:  2,853 sf. 0.06 acres 
 Area for private Roads Tract E:   58,584 sf. 1.34 acres  
 Total Area:         19.58 acres 
 Average lot size proposed:    3,864 sf. 
 Minimum lot size:     2,904 sf. 
 
Revision to the Hearing Examiner’s Decision and Recommendation  
The Section 16.24.040 KCC Amendment to approved preliminary subdivisions provides 
standards for Major and Minor Approved Preliminary Plat Amendments. The 
Department determined that the request is a minor plat amendment, which is reviewed 
pursuant to KCC 21.040.060 Land Use and Development Procedures as an 
administrative Type-II decision.  
 
Description of Proposal: 
The proposal is a Minor Modification of an approved Preliminary PBD Plat to 
develop a 19.58-acre parcel, into a 25-lot residential development. The applicant 
makes the following statements regarding proposed modifications to the approved 
preliminary plat/PBD: 
1. Stormwater Management: The current approval includes a detention pond in the 

southeast corner of the site near the wetland location. The proposed revision is 
to relocate the detention pond to a location internal to the plat that will improve 
wetland hydrology by discharging nearer to the headwaters of the wetland. The 
interior lots, access roads and structures will be served by a detention facility 
constructed in two locations along the outer perimeter of the southern lots in the 
plat. The frontage improvements along Central Valley Road, consisting of curb, 
gutter, and detached sidewalk will be dispersed to forested open space. This 
approach is intended to improve stormwater to maintain wetland hydrology. (See 
below discussion of repurposing tracts B and C). 

 
2. Central Valley Road Improvements: The current approval requires construction of 

curb, gutter and sidewalk along Central Valley Road with catch basins and 
conveyance to the former detention pond located in the southwest corner of the 
site. The proposed revision is to construct the curb, gutter and sidewalk along the 
existing edge of pavement as in the approved design. However, the catch basins 
will discharge to the existing ditches that flow to the wetland. An existing ditch 
parallel to Central Valley Road NE will be filled. The sidewalk will be constructed 
with a reverse slope of 2% away from the road and include a “dispersion” area 
for stormwater management. 
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3. Remote Parking Area: The current approval includes a remote parking area 

providing 11 parking spaces. The remote parking will be subject to vandalism, 
uncontrollable parking by others and is likely to become an eyesore populated 
with abandoned vehicles and unused boats. We are concerned this will be a 
bad market statement in the future and a continuing enforcement problem. 
The proposed revision is to provide 17 parking spaces centrally located internal 
to the plat where they will be more accessible to the future residents. 

 
4. Open Spaces adjacent to Central Valley Road: The non-wetland buffer areas 

adjacent to Central Valley Road have various uses approved with the current 
project. As discussed above, the remote parking and detention pond are to be 
deleted with the proposed revisions. This entire upland area is proposed to be 
retained as wetland buffer through a buffer averaging proposal to accommodate 
the construction of the detention ponds in the outer half of the wetland buffer. 
The area will be replanted with appropriate native trees as a standard "reprod" 
replanting operation to restore the area to a forest. This approach will provide 
increased and better buffer for the wetland. This proposal increases the amount 
of passive open space within the project boundaries. 

 
5. Relocate Entry Sidewalk: The current SDAP approval includes a sidewalk on the 

south side of Road A. The proposed revision is to relocate the sidewalk to the 
north side of Road A. This alignment will improve safety for children walking to 
school with the direct connection to the existing sidewalk north of the site by 
avoiding a crosswalk at Central Valley Road. 

 
6. Revised Internal Road Section: The current approval includes sidewalks on both 

sides of the internal roads within the plat. As discussed in the Hearing Examiner 
Decision, all roads within the plat will experience less than 250 daily trips. Kitsap 
County Public Road Standards require a sidewalk on one side only for streets 
experiencing traffic volumes less than 400 daily trips. This allows a reduction of 
Road Tract width that will be added to the depth of lots bordering the wetland 
buffer. The current 60-foot typical lot depth is minimal with both front yard 
setback and building setback along the wetland buffer, restricting the allowable 
building footprint. 

 
7. Revise Recreation Amenity and Landscaping: The current approval includes a 

"tot lot" in Tract F, a Recreational Area in Tract C, trails within the wetland buffer, 
a boardwalk crossing of the wetland, with associated landscaping. The proposal 
is to enlarge Tract F to provide a larger, more accessible, and more useful 
Recreation Amenity to replace the current "tot lot". As discussed above, the 
proposed reforestation of the entirety of Tract C is allowed by the deletion of the 
detention pond and the relocation of the remote parking. Tract C will be a 
forested wetland buffer providing habitat, more natural hydrology and complete 
native vegetation buffered views into the site from Central valley Road. The 
current proposal makes the Recreation Amenity larger and improves 
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accessibility. The passive open space area is increased by removal of the remote 
parking and detention pond.  

 
Open Space Management: The Hidden Meadows development will include open 
space tracts containing landscaping and recreational amenities. The Open Space 
tract and recreation amenities as developed will be owned in common by the Home 
Owners Association. The Home Owners Association will provide maintenance of the 
Open Space Tract and Landscaping. The Stormwater Management facilities will be 
owned, operated and maintained by the Home Owners Association. The Stormwater 
Management Tract will be landscaped as shown on the Landscaping Plan. 
 
Minor Plat Amendment Analysis  
The following are staff comments are based on review of the revised site plan for the 
Minor Plat Amendment, dated January 12, 2016. The applicant provided the following 
comments on the criteria specified in KCC 16.24.040 for the minor amendment to the 
preliminary approved plat:  
 
1. General Requirements. Minor amendments are classified as Type-II decision 

under Chapter 21.04 and address those changes to an approved preliminary 
subdivision that fall within the scope of the original approval and/or do not 
significantly increase impacts to surrounding properties. For these purposes, 
"significant" shall mean a greater than 10% increase when the impact is 
quantifiable.  
 

Staff Evaluation of Decision Criteria: 
2. Written Findings. A proposed minor subdivision amendment may be approved if 

the Director makes written findings that all of the following are satisfied. If one or 
more are not satisfied, the application must proceed as a major amendment. 
Criteria which must be met are outlined in Kitsap County Code 16.40.040, Items 
1 & 2a-j; Preliminary Plat Amendment. The following are staff findings are in 
italics address, which the criteria for the minor amendment: 

 
a. The proposal does not result in significant impacts to the subdivision or the 

surrounding property. Impacts may include, but are not limited to, storm 
water, traffic, open space, landscaping, screening, on-street or set-aside 
parking, or noise; 

 
Applicant: The applicant states the number of lots is unchanged from the 
original approval and will not change traffic noise, and the amount of utility 
services required. The original approval included a traditional storm detention 
pond in the southwest corner of the site. The current proposal relocates these 
facilities to a location that will provide better wetland hydrology by providing 
discharge nearby the headwaters of the wetland. This revision to the 
stormwater management methods do not constitute a significant revision. The 
current proposal includes one OpenSpace Tract (recreational space) of 8,291 
square feet in a centralized area. 
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Staff Comment: The number of lots is unchanged from the original approval 
and will not change traffic, noise, and the amount of utility services required. 

 
The original approval included a traditional storm detention pond. This 
revision to the stormwater management methods do not constitute a 
significant revision because of the Hearing Examiner Decision Condition of 
Approval #30 requires "Storm water quantity control, quality treatment, and 
erosion and sedimentation control shall be designed in accordance with 
Kitsap County Code Title 12, or as amended at the time of Site Development 
Activity Permit (SDAP) application." This condition of approval appears to 
require project design to comply with whatever is current code at least until 
the SDAP application is made.  

 
b. The proposal satisfies the applicable general requirements of this title; 

 
Applicant: The original goal of encouraging new residential growth within 
designated urban growth areas at higher densities remains a focus of the 
project. The project remains compatible with surrounding uses and will not be 
detrimental to the health and safety or welfare of persons in the 
neighborhood.  

 
Staff Comment: Staff concurs with the applicant that the project is consistent 
with the comprehensive plan goals and policies, compatible with surrounding 
uses, and will not be detrimental to the health, safety or welfare with the 
neighborhood.  

 
c. The proposal does not result in a change of use; 

 
Applicant: The proposal will remain a single-family residential development. 

 
Staff Comment: The current proposal with detached housing eliminates the 
need for the CUP and is consistent with the original preliminary approved plat 
/PBD.  

 
d. The proposal falls within the scope of the original approval and complies with 

the intent of the conditions originally imposed; 
 

Applicant: All conditions of the September 8, 2006 Hearing Examiners 
Decision are to be included, except for minor revisions as modified through 
this process. 

 
Staff Comment: The minor plat amendment is not proposing significant 
changes to the conditions of approval and is consistent with the intent of the 
Hearing Examiner’s decision, dated September 8, 2006. The minor 
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amendment mainly involves changing the project layout to improve the storm 
drainage operation and improve the wetland buffer. 

 
e. The proposal does not change the perimeter boundary of the original plat, or 

the boundary of any phases within the original plat; 
 

Applicant: The perimeter boundary of the plat remains unchanged from the 
original 2006 approval. 

 
Staff Comment: The applicant is not proposing changes to the boundary of 
the development and project phasing. 

 
f. The proposal does not increase residential density by greater than 10%, 

provided the density requirements of the zone are maintained. 
 

Applicant: The residential development density will not change with this 
modification. 

 
Staff Comment: Staff agrees that the project density will not increase and remain 
unchanged. 

 
g. The proposal does not increase the intensity of housing types; for example, 

from detached single-family to attached one- and two-family dwellings; 
 

Applicant: The proposed development will be all detached single-family 
residential units. The original approval allowed some attached units. 

 
Staff Comment: Amending the project to construct all detached housing will 
decrease the intensity of the project. 

 
h. The proposal does not reduce the designated perimeter buffers, recreation or 

open space areas by more than10%; 
 

Applicant: No perimeter buffers are required for this project. Open space 
areas will be increased with the current proposal. 

 
Staff Comment: There are no reduction of buffers, open space, or recreational 
amenities. Moving the off street parking area will improve the wetland buffer. The 
applicant is proposing to increase the size of the recreation amenity and replace 
the current "tot lot". If the tot-lot is removed, the applicant will be required to 
demonstrate the new design is consistent with KCC Chapter 17.425 for 
recreational amenities.  
 

i. The proposal does not reduce or increase the number of access points or 
significantly alter the location of access points; 
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Applicant: The proposed access point Central Valley Road will not change. 
 
Staff Comment: Staff concurs, the proposed amendments to the plat will not 
change the access. 

 
j. The proposal does not reduce required setbacks; 

 
Applicant: The front yard setbacks for the minor modification should be 
consistent with the Urban Restricted, not Urban Low. 

 
Staff Comment: The applicant’s proposal is consistent with the Urban 
Restricted zone. The Department has approved permits for model homes that 
comply with the setbacks. Staff will require notes for the building setbacks on 
the final plat.  
  

k. The proposal does not reduce any street frontage improvements (e.g., 
sidewalks, curb/gutter, and bicycle lanes). 

 
Applicant: The original approval required curb, gutter and a sidewalk. The 
proposal provides these improvements.  
Staff Comment: The Department supports the change from public to private 
roads. The minor amendment does not reduce frontage improvements on higher 
traveled roads as defined by County road standards. 

Public Comments: 
Pursuant to KCC Title 21, Land Use and Development Procedures, the Department 
gave proper public notice for the proposed preliminary plat amendment. To date, the 
Department has not received public comments. 

Decision: 
The Department has reviewed the request in accordance with the conditions of approval 
for the minor amendment per 16.040.040 Amendment to Approved Preliminary Plats 
and here-by approves the request for the Hidden Meadows Preliminary Plat 
Amendment revised site plan, submitted on January 12, 2016.  
 
1. The Minor Plat Amendment will be subject to all conditions of approval per the 

Hearing Examiner’s decision for the Hidden Meadows Preliminary Plat/PBD, dated, 
September 8, 2006 (File No. 05 24671). If there are any conflicts between these 
conditions and the conditions attached to the PP/PBD approved in 2006, the 
conditions below shall apply. 
 

2. All required permits shall be obtained prior to commencement of land clearing and/or 
construction. 

 
3. The landscaping shall be installed consistent with KCC 17.385 Landscaping. 
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4. On the amended civil site plan, ADA compliant pedestrian walkways are to minimize 

potential conflicts between pedestrians and vehicles. Wheel stops may be required 
in parking areas to prevent vehicles extending over sidewalks, pursuant to KCC 
Section 17.435 020(F) 

 
5. The applicant is required to demonstrate through the SDAP that the new design is 

consistent with KCC Chapter 17.425 for recreational amenities.  
 
6. All Building permits on these lots will be subject to impact fees pursuant to Kitsap 

County Code. 
 
7. Include a note on the face of the plat showing required building setbacks for the 

single-family lots in the Urban Restricted Residential zone. 
 
8. Pursuant to KCC Section 21.04.110 Timeline and Duration of Approval, Kitsap 

County’s land use approval for Hidden Meadows Preliminary Plat/PBD amendment 
is valid for a period of up to five (5) years from the decision date of the Preliminary 
Plat consistent with RCW 58.17.140.  
 

9. Land use approval is limited to the uses proposed by the applicant on the amended 
site plan, dated January 12, 2016 and the Addendum to the SEPA Environmental 
Determination dated January 21, 2016. Unless in conflict with the conditions stated 
and/or any regulations, all terms and specifications of the application shall be 
binding conditions of approval. Any modifications or expansion of the project will be 
subject to further review pursuant to the requirements of the appropriate sections of 
the Kitsap County Code. The following addendum comments apply to the 
amendment: 

 
a. Describes modifications to the proposal for residential uses and elimination of 

duplex development.  
 

b. Describes changes in the location of the stormwater detention facility and 
based on review of the revised submittal received on April 24, 2015 and 
amended on January 12, 2016, a reduction in traffic is expected. In addition, 
required wetland buffer averaging and associated mitigation will not 
appreciably change and are within the scope of the previous applications. 

  
c. All conditions shall apply to the PBD revisions per the Staff Report and 

Memorandum Summary of Stormwater and Roadway features, as provided 
from the Kitsap County Development Engineering section. 

 
d. All conditions of the Hearing Examiner Decision for the previous Land Use 

and permit actions shall apply. 
 
10. The decision set forth herein is based upon representations made and exhibits 

contained in the project application. Any change(s) or deviation(s) in such plans, 
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proposals, or conditions of approval imposed shall be subject to further review and 
approval of the County. 

 
GENERAL 
11. Construction plans and profiles for all roads, storm drainage facilities and 

appurtenances prepared by the developer’s engineer shall be submitted to Kitsap 
County for review and acceptance. No construction shall be started prior to said plan 
acceptance. 

12. Approval of the preliminary plat shall not be construed to mean approval of the total 
number of lots or configuration of the lots and tracts. These parameters may be 
required to be revised for the final design to meet all requirements of KCC Titles 11 
and 12. 

STORMWATER  

13. All references to KCC Title 12 and to the Kitsap County Storm Design Manual 
means that in effect at the time the original Preliminary Plat was determined 
complete, February 8, 2006. 

14. The information provided demonstrates this proposal is a Major Development as 
defined in KCC Title 12, and as such will require a SDAP from Development 
Engineering. 

15. Stormwater quantity control, quality treatment, and erosion and sedimentation 
control shall be designed in accordance with KCC Title 12 effective at the time the 
original Preliminary Plat was determined complete, February 8, 2006. The submittal 
documents shall be prepared by a civil engineer licensed in the State of Washington. 
The fees and submittal requirements shall be in accordance with Kitsap County 
Ordinances in effect at the time of SDAP application. 

16. Any project that includes off site improvements that create additional impervious 
surface such as lane widening, sidewalk or shoulder installation or intersection 
channelization shall provide stormwater mitigation in accordance with KCC Title 12 
effective at the time the original Preliminary Plat was determined complete, February 
8, 2006.  

17. Development of stormwater facilities for this project shall be in compliance with the 
construction plans approved and accepted under SDAP Addendum 14 02081A2 or 
the most recent Addendum, if further addendums are needed. 

18. The owner shall be responsible for maintenance of the storm drainage facilities for 
this development following construction. Before issuance of the SDAP Addendum 
Permit for this development, the person or persons holding title to the subject 
property for which the storm drainage facilities were required shall record a 
Declaration of Covenant that guarantees the County that the system will be properly 
maintained. Wording must be included in the covenant that will allow the County to 
inspect the system and perform the necessary maintenance in the event the system 
is not performing properly. This would be done only after notifying the owner and 
giving him a reasonable time to do the necessary work. Should County forces be 
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required to do the work, the owner will be billed the maximum amount allowed by 
law.  

19. Kitsap County will not be responsible for any damage to any private roads, tracts, 
and/or easement areas that may occur during routine maintenance activities and 
that in Kitsap County’s judgment occur, in whole or in part, because of any 
construction materials or techniques, or any maintenance materials or techniques. 
This includes, but is not limited to, damage to pavement or vegetated areas caused 
by maintenance trucks. 

20. The impervious area per lot accounted for in the overall drainage facilities installed 
shall be indicated on the face of the final plat. Additional impervious surfaces created 
on an individual lot beyond the amount accounted for in the overall drainage facilities 
shall be mitigated in accordance with KCC Title 12. 

21. Areas where stormwater flows offsite in the existing condition but will be directed to 
the onsite system in the developed condition shall not be considered as existing 
onsite flow when determining the allowable release rate for the developed condition. 
These areas shall be included in the analysis of future flows. 

22. Water quality features shall be sized in accordance with and meet all requirements 
of KCSDM. 

23. Pond design shall meet all applicable requirements of KCSDM, unless a Technical 
Deviation is granted. 

24. The outlets from the stormwater detention facilities shall be revised to the locations 
approved by Kitsap County staff. Level spreaders shall be utilized to distribute flow 
across a larger area. Discharge location shall be a minimum of 50 feet from the 
wetland edge. Length of level spreaders shall be approved by Kitsap County upon 
review of analysis. 

25. All existing culverts affected by construction shall be replaced or extended as 
necessary to maintain their function. Revisions to culverts shall be shown on the 
SDAP drawings. Kitsap County Development Services and Engineering shall review 
all proposed revisions to culverts. 

26. The proposed size and elevation of the culvert under Road A to transfer flows from 
the north to the onsite wetlands shall be approved by Kitsap County. The applicant 
shall include a discussion in the storm drainage report outlining how this increased 
flow will affect downstream portions of the wetland system. 

27. Kitsap County classifies all water quality BMPs other than wet ponds/vaults, oil/water 
separators, and bio filters as experimental. Until the Washington State Department 
of Ecology establishes a set of criteria to evaluate emerging technologies, the design 
engineer shall provide the required information, as described in the KCSDM, with the 
SDAP application in order to gain approval from Development Services and 
Engineering to use the experimental BMP. 

28. Stormwater from all disturbed areas shall be directed to the conveyance and 
retention systems or analyzed as bypass. 
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29. The Washington State Department of Fish and Wildlife may require a Hydraulic 

Project Approval for the work proposed. 
30. The project proponent shall be responsible for installing any necessary off-site 

downstream drainage improvement identified as a result of the project. Procurement 
of any permits or easements necessary to install off-site improvements shall be the 
responsibility of the project proponent. 

31. The site plan indicates that greater than 1 acre will be disturbed during construction. 
This threshold requires a National Pollutant Discharge Elimination System (NPDES) 
permit from the State Department of Ecology. More information about this permit can 
be found at: http://www.ecy.wa.gov/programs/wq/stormwater/construction/ or by 
calling Josh Klimek at 360-407-7451, email joshklimek@ecy.wa.gov. This permit is 
required prior to issuance of the SDAP. 

TRAFFIC AND ROADS 

32. Development/construction of on-site plat roads and required road frontage 
improvements for this project shall be in compliance with the construction plans 
approved and accepted under SDAP Addendum 14 02081A2. 
 

33. The following note shall be placed on the face of the final plat: “All interior roads 
shall remain private as proposed by the applicant. Should the applicant or his 
successors or assigns choose to dedicate these roads to Kitsap County, it shall be 
subject to a further review by Kitsap County Development Services and Engineering 
and by Public Works. For roads to be dedicated to Kitsap County, they must meet all 
the requirements of the Kitsap County Code as adopted at the time of dedication. All 
construction necessary to bring said roads to the then current Kitsap County 
standards shall be done at no expense to the County prior to being accepted into the 
Kitsap County road system for maintenance.” 

34. Construction of sidewalk ramps within existing or proposed County rights-of-way, 
and on private roads shall conform to the requirements of the Americans with 
Disabilities Act. 

35. The project proponent shall complete ½ street roadway improvement for the full 
width of the property along Central Valley Road. Frontage improvement shall include 
a 12 foot travel lane for the northbound lane, and curb, gutter and sidewalk built to 
County standards. 

36. The approach to Central Valley Road shall be designed in accordance with Kitsap 
County Road Standards, with minimum return radii of 35 feet. The approach grade 
shall not exceed 5% from the flow line to twenty feet beyond the right-of-way line. 
Note the design vehicle on the final plans. 

37. Provide sidewalk ramps on both sides of the site approach, at street crossing 
throughout the plat. Include on the plan set curb ramp details that meet the 
requirement of the Americans with Disabilities Act, per WSDOT Standard Plan 
cement concrete sidewalk and approach details. 

38. Sidewalks shall be constructed on one side of roadways within the plat prior to 

mailto:jokl461@ecy.wa.gov
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roadway paving. This note shall appear on the face of the final construction plans. 
39. The developer’s engineer shall certify that there is adequate entering sight distance 

at the intersection of Central Valley Road and the site access road. Such certification 
shall note the minimum required sight distance, the actual sight distance provided, 
and a sight distance diagram showing the intersection geometry drawn to scale, 
topographic and landscaping features, and the sight triangle. The sight distance 
shall meet the requirements of the Kitsap County Road Standards. The certification 
shall also note necessary measures to correct and maintain the minimum sight 
triangle. 

40. The property owners within the plat shall be responsible for maintenance of all 
landscaping within the existing and proposed right-of-way including any structures 
other than roadway, storm drainage facilities, and traffic signage. Maintenance shall 
include, but not be limited to, mowing of lawn areas. A note to this effect shall 
appear on the face of the final plat map and the accepted construction plans. In 
addition, Development Services and Engineering reserves the right to require that 
covenants be recorded to address special maintenance requirements depending on 
final design. 

41. Any work within the County right-of-way shall require a Public Works permit and 
possibly a maintenance or performance bond. This application to perform work in the 
right-of-way shall be submitted as part of the SDAP process. The need for and 
scope of bonding will be determined at that time. 

SURVEY 

42. A Final Subdivision Plat shall be prepared by a licensed Land Surveyor in 
compliance with KCC Title 16. 

43. All private roads shall be labeled as tracts and constructed in accordance to Fire 
Code requirements. Ten feet for utility easement shall be provided on each side of 
private road tracts. 

44. All potential park areas, common open space, buffers and stormwater management 
areas shall be labeled as separate tracts. The ownership and maintenance 
responsibility shall be addressed on the face of the final plat, as well as in the CCRs. 

45. Access to all lots shall be from roads within the proposed plat boundaries. A note to 
this effect shall be placed on the Final Plat. 

SOLID WASTE 

46. Prior to SDAP approval, Waste Management (360) 674-3166 shall be contacted for 
information on implementing the solid waste/recycling storage requirements 
influenced by the service provider for the project. Pay particular attention to the 
access requirements of collection trucks. Documentation shall be provided from the 
solid waste/recycling service provider that their requirements for this project have 
been met. 
 

(See Attached Site Plan Below) 
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 Revised Plat Map, dated January 12, 2016 
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Preliminary Approved Plat Map September 8, 2006 Plat Map 
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