Royal Valley / Gluds Pond
State of Development and Next Steps
7-22-25

Notes to the reader: This document will review land division and development FAQs
and provide status of Royal Valley and Gluds Pond applications as of 7-22-25. To find
Kitsap County code, referenced throughout the below discussion, Google ‘Kitsap
County Code’. Exhibits for applications are shown at the end of the document.

FREQUENTLY ASKED QUESTIONS

What is the Preliminary Plat (P-Plat) process?

A P-Plat project applies to 10 lots or greater and allows land to be divided in a manner consistent
with several KCC Titles, with Title 16 Land Division and Development being the primary
development code (see KCC 16.04-16.40) and Title 21 Land Use and Development Procedures
guiding the process of review (from Notice of Application through Notice of Decision). P-Plat apps
require a public hearing and if approved are considered the ‘parent approval’. Subsequent
associated permits do not need to be noticed (under logic that once a P-Plat is approved, it is
reasonable and normal to expect follow-on permit apps, like clearing/grading and building
permits). The application must demonstrate a 60% level of feasibility of the proposed project and
proposed infrastructure. During a P-Plat, the State Environmental Policy Act (SEPA) (see KCC 18.04)
requires a review of environmental impact and often requires mitigating conditions. This typically
takes 2 forms—a Determination of Non-significance (DNS) where adequate conditions have been
proposed by the applicant, or a Mitigated Determination of Non-significance (MDNS) where
adequate conditions have been added by DCD. Notice occurs to parties 800’ from the exterior of
the property with some provisions to notice further.

What is the Site Development Activity Permit (SDAP) process?

The SDAP is the permit allowing the site to be contoured and graded, and for utilities and
infrastructure to be placed (see KCC Title 12 Stormwater Drainage). The SDAP proves the 60%
concept in the P-Plat is feasible and valid. The SDAP is also reviewed against the P-Plat approval to
make sure there is consistency with the Hearing Examiner’s decision. One of the primary
objectives of SDAPs is to manage stormwater during the development process with final
stormwater facilities to be dedicated to the County for future maintenance. Once the SDAP is
approved, the Final Plat (F-Plat) becomes eligible to be recorded. Upon recordation with the
Auditors Office and the receipt of tax lot numbers, the property becomes eligible for building
permits and home development.




Why is tree removal occurring?

Tree removal occurs for a number of reasons. Most often it is to ‘clear and grade’ the site for
suitable lot creation (trees are a type of vegetation in KCC Title 12 Stormwater Drainage; see also
KCC 17.500). Tree removal at or in buffers is often necessary due to diseased trees (eg, laminar
root rot) and to prevent the spread of disease (which may mean pulling stumps). Ideally, tree
removal results in creating tree snags (ie, dropping a tree and leaving it for habitat). At other
times, DCD and applicants alike have experienced over-zealous loggers who will ‘poach’ a tree
beyond the clearing limits. If tree removal results in more visibility through the trees, DCD often
requires replantings. DCD Development Engineering Inspectors visit sites frequently, often daily, to
ensure the applicant and their contractors are mindful of clearing limits.

How are transportation impacts addressed?

The 2020 Kitsap County Road Standards, prepared by Public Works (shown on their home page
under Plan Your Project), informs on required local transportation requirements and design
standards. Traffic impacts are analyzed through a Traffic Impact Assessment (TIA) provided by a
consultant to the applicant. The TIA is reviewed by Kitsap County, which informs on what traffic
infrastructure improvements may be needed, such as turn pockets, round-a-bouts, or stop lights.
Often the TIA will recommend improvements to a state highway. In those instances the State Dept
of Transportation is the lead authority for reviewing the TIA, accepting the TIA, and requiring
improvement projects. Those improvements must be constructed as part of the appropriate SDAP.

How are buffers modified?

There are a few ways to modify buffer widths. Wetlands buffers are discussed at KCC 19.200 and

are the subject of this discussion; stream buffers are shown at KCC 19.300.

1) Buffer widths may be modified via buffer averaging—a process where a buffer may be reduced
in one area in exchange for at least a like-sized increase in another area. Several criteria must
be met, and key criteria include: the change is the minimum needed to accommodate a need
(eg, to provide for access to a site), a study to show no adverse impact to the feature being
protected (eg, wetlands), and width reductions may not exceed 50 to 75% of the original buffer
depending on the importance of the feature being protected.

2) Where buffer averaging is not feasible, an applicant may apply for an Administrative Buffer
Reduction. In this instance, the applicant must demonstrate the reduction is the minimal
needed to accommodate the proposed use and the reduction must provide as great or greater
functions and values as would be provided under the standard buffer requirement. This may be
accomplished through enhancement of a degraded buffer. There are review standards and
limits to Administrative Buffer Reductions, some of which require buffer enhancement of
degraded buffer areas, retention of native vegetation on other portions of the site to maintain
habitat or offset habitat loss, or minimizing impacts from the built environment.

3) A buffer reduction Variance may be applied for if the prior approaches cannot be implemented.
KCC 19.100.135 allows for a variance when all of several criteria are met, and key criteria
include: the strict application of the code would deny a reasonable use of the property, the
request is a function of special circumstances (eg, size, shape, topography), the variance will




not result in substantial detrimental impacts to the critical area, the request is the minimum
necessary, no other practicable or reasonable alternative exists, and, when required, a
mitigation plan has been submitted which meets the mitigation requirements of KCC
19.200.230.

Are existing landscaped vegetative buffers required to remain?

KCC 17.500 stipulates native vegetation is preferred, while non-native vegetation may be removed
and replace with native vegetation. In the instance of residential subdivision, a ‘buffer of twenty-
five to fifty feet of sight-obscuring, screening vegetation shall be provided.” (KCC 17.500.027.B.2)
However, the Director of DCD has codified authority to modify this requirement when considering
safety concerns (eg, wind-throw). Additionally, if the native buffer has high branches which allow
visibility through the screening, additional plantings of evergreen trees, planted 10’ on center, may
be required. It has been observed in areas around the County that even wider vegetated areas
allow some visibility ‘through the forest’, and the Director will exercise reasonable requirements to
comply with buffer code. Site assessment of existing vegetation shall be performed in
conformance with the Kitsap County Stormwater Design Manual.

What is the requirement to replace vegetation and when is that accomplished?

Any tree that is removed inside the buffer (through grading or natural means, such as windthrow)
is required to be replaced at a 3-1 ratio (3 trees replaced for every 1 removed). However, these
won'’t be replaced immediately. Just like when you build a home, landscaping is the last thing you
do. Otherwise, a lot of what you plant will be killed as anyone working on the house continues to
walk across and trample all these beautiful things that were newly planted. Same goes here. The
replacement of trees and all other buffering (a combination of natural tree planting, natural
ground cover, and fencing) won’t be completed until the lots are developed. And certificates of
occupancy won't be issued until DCD inspectors verify the replacement trees and ground cover
have been planted and meet sight obscuration requirements.

What is the Final Plat (F-Plat) process?

The F-Plat is the final recorded plat map with all appropriate agency and KC department signatures.
The F-Plat is compared against the SDAP to make sure all conditions are carried forward. At this
point, the application is a perfunctory process and F-Plat review and approval typically occurs
under 30 days. F-Plats are regulated by KCC 16.40.050.

What is the construction Process?

Once a F-Plat is recorded and tax ID numbers have been issued for lots, the applicant will apply for
building permits. These are considered ministerial (ie, Type 1) and no notice is given for building
permit applications. The construction cycle has several inspection stages before a final Certificate
of Occupancy is issued. KCC Title 14 Building and Construction references the International
Residential Code Requirements and local amendments thereto and also references International
Building Code and amendments thereto. These are prescriptive requirements.




PROJECT STATUS

20-05572 Preliminary Plat — Approved 11-25-20
Scope: Application to subdivide 46 acres into 159 single-family, detached lots. Narrative provided
with original application by Rush:
A. Project Summary and Background
Rush Development Company, Inc. (Rush) proposes to subdivide 46.09 acres of Urban
Cluster Residential (UCR) zoned property located along NE Waaga Way/SR 303 into 159
single-family, detached lots (Figure 1). The 46.09--acre Royal Valley Preliminary Plat site is
comprised of resultant Parcels 1 and 2 of a segregation survey recorded on June 23, 2020
(AFN 202007230105, Appendix A) which segregated parent parcel 122501-3-030-2008
(116.5 acres) into five resultant parcels:
142501-3-034-2004 - Parcel 1
142501-3-035-2003 - Parcel 2
142501-3-036-2002 - Parcel 3
142501-3-037-2001 - Parcel 4
142501-4-050-2001 - Parcel 5
Resultant Parcels 3 through 5 are not part of the proposed Plat boundary. However, access
and utilities to the Plat will be through Parcels 3 through 5, project export is proposed to be
placed on Parcels 3 through 5, Plat residents will be provided pedestrian access to Nadean
Park on Parcel 5. and provisions for future interconnectivity of access and utilities from
Parcel 5 to the adjacent UCR parcel (142501-4-013-2007) is contemplated.

Other than grading and access and utilities to be constructed for serving the Plat, Rush
anticipates further development of Parcels 3 through 5 to be under one or more future
development review and approval processes. While project details are currently unknown,
preliminary planning is underway to ensure future development plans are consistent with
the requirements of the UCR zone and result in a unified development pattern between the
Royal Valley Plat and these parcels. Future projects are anticipated to be residential in
nature with potential commercial uses commensurate with residential neighborhoods.
Future projects will be interconnected with the proposed Plat by roadways, pedestrian
linkages, open spaces, and park areas to be maintained by a common property owners
association.

SEPA: The County acted as lead agency and analyzed the environmental impacts of the proposed
preliminary plat, as required by the State Environmental Policy Act (SEPA), Chapter 43.21C Revised
Code of Washington (RCW). The County reviewed the Applicant’s environmental checklist and
other information on file and determined, with mitigation measures, the proposal would not have
a probable significant adverse impact on the environment. Accordingly, the County issued a
Mitigated Determination of Nonsignificance (MDNS) on August 26, 2021. The County sent its
determination to reviewing government agencies the same day and, on August 27, 2021, published
its determination in the Kitsap Sun, with a comment and appeal deadline of September 10, 2021.



The plat approval authorizes the applicant to proceed with the following permits and applications.

21-05597 SDAP — Re-issued 5-27-22

Scope: Mass grading and clearing of land approved with P-Plat and in coordination with approval
conditions of the P-Plat. The last inspections by a DCD Development Engineering Inspector was in
late April. Grading is proceeding.

22-01031 SDAP-LSUB — Issued 10-29-24

Scope: Parcel-specific grading and infrastructure development for lots approved with P-Plat and in
coordination with approval conditions of the P-Plat. The last inspection by a DCD Development
Engineering Inspector was in late mid-April. Development is proceeding.

22-06204 SDAP-COMM — Issued 4-28-25

Scope: This is an SDAP for grading and infrastructure work for the Royal Valley Connector Road and
Gluds Pond Apartments. See attached narrative. The apartments are permitted outright as a use in
KCC 17.410. The last inspections by a DCD Development Engineering Inspector were on July 9,
2025. Development is proceeding.

23-00822 P-Plat Amendment-Minor — Issued 6-25-24; Approved Pending Inspection

Scope: The amendment reduced the lot count in the SW part of the plat from 159 lots to 140 lots.
Per KCC 21.04.265, the change is considered minor and was processed as an Administrative change
(aka, Type Il application).

23-04238 P-Plat —In Review

Scope: The application was declared complete 9-21-23. The last response to a DCD Information
Request was received 6-25-25. The applicant’s response includes a change in the mix of housing
unit, adding more multi-family buildings in the central portion of the P-Plat where there will be a
combination of attached and detached single-family units. The proposed uses are consistent with
the Urban Cluster Reserve. This application is tied directly to, and will be processed with, the PBD
noted immediately below. Once this application and the PBD are determined Technically
Complete, a joint SEPA Determination will be sent out to the neighbors and interested parties.

23-03870 Performance Based Development — In Review; Returned to Applicant on 6-10-25

Scope: The PBD application was declared complete 9-7-23. The PBD is seeking flexibility to lot
sizes as allowed in KCC 17.450, in exchange for increased recreational and open space dedications
(see page 8+ of the Narrative). This application is tied directly to, and will be processed with, the P-
Plat noted immediately above. Once this application and the P-Plat are determined Technically
Complete, a joint SEPA Determination will be sent out to the neighbors and interested parties.

22-06204 SDAP-COMM (Gluds Pond, eastern-most parcel) — Issued 4-28-25




Scope: This is an SDAP for grading and infrastructure work for the Gluds Pond Apartments. The
212 apartments are permitted outright as a use in KCC 17.410. The last inspections by a DCD
Development Engineering Inspector were on July 9, 2025. Development is proceeding.
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Preliminary Plat
20-05572
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KITSAP COUNTY DEPARTMENT OF COMMUNITY DEVELOPMENT

B 619 DIVISION STREET MS-36, PORT ORCHARD WASHINGTON 98366-4682 Jeff Rimack, Director
(360) 337-5777  HOME PAGE - WwW.kisapaov.comracar

MITIGATED DETERMINATION OF NONSIGNIFICANCE

Description of Proposal: Royal Valley Preliminary Plat (20-05572) Rush Development Company, Inc.
(Rush) proposes to subdivide 46.09 acres of Urban Cluster Residential (UCR) zoned property located
along NE Waaga Way/SR 303 into 159 single-family, detached lots. The plat boundary consists of two
parcels (142501-3-034-2004; 142501-3-035-2003), however access and utilities are proposed on three
parcels to the south (142501-3-036-2002; 142501-3-037-2001; 142501-4-050-2001). Access to the
project is proposed from Waaga Way (SR 303) via an existing access road. The proposal includes
improvements to the access intersection and widening of SR 303 to accommodate additional traffic. The
project is proposed to be served by public sewer (Kitsap County) via a gravity flow system to a proposed
sewer lift station. Water is proposed to be provided by North Perry Water District via an existing water
main. Parking is proposed with two parking stalls provided on each proposed lot with an additional 106
on-street parking stalls provided on interior plat roads. Approximately 180,000 cubic yards (CY) cut and
180,000 CY fill are proposed to accommodate the plat. The applicant proposes approximately 1.49 acres
of recreational open space within the plat boundary. Various sidewalks and pedestrian trails are also
proposed, connecting open space tracts, community park areas, and existing pedestrian networks.

Future development areas have been identified to the southeast and south of the proposal. Project details
have not been submitted at this time. Subsequent development phases will require a new SEPA checklist
and further environmental review and analysis.

Proponent: Royal Valley LLC

Lead Agency:_KITSAP COUNTY

Location of proposal: Parcel numbers 142501-3-034-2004; 142501-3-035-2003; 142501-3-036-2002;
142501-3-037-2001; 142501-4-050-2001

The lead agency for this proposal has determined that it 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.

This MDNS is issued after using the process in WAC 197-11-340. The lead agency will not act on this
proposal for 14 days from the date below. Comments must be submitted by September 9, 2021.

COMMENTS AND PROJECT MITIGATION:
The following features of the project, which are proposed by the applicant, are critical to the determination
that the project will not have a significant adverse environmental impact.

STORMWATER
1. Stormwater runoff will be generated from rooftops, driveways and right of way improvements, and
will be collected, provided water quality treatment where appropriate, and conveyed to eight
stormwater detention ponds. The ponds will outlet to existing drainage courses, mimicking the
predeveloped state. The project currently proposes eight detention ponds for water quantity
control, and Filterra devices for water quality control. The proposal will be conditioned for
stormwater quality and quantity controls pursuant to Kitsap County Code Title 12 Stormwater

Drainage.

CRITICAL AREAS



. The proposal includes 10 jurisdictional wetlands of which six (6) are Category Il and four (4) are

Category IV. Surface waters include a tributary to Hoot Creek, Crouch Creek, Nadean Creek and
Royal Valley Creek, all of which are Type F. Other regulated features on-site include discharge
from a stormwater pond to a Type N stream whose confluence is to Crouch Creek. An updated
Critical Areas Assessment and Buffer Mitigation Plan was prepared by BGE Environmental
(August 9, 2021). The project proposes buffer averaging to a single wetland (wetland J). A
conceptual mitigation plan applies wetland buffer averaging as well as buffer enhancement to a
degraded area on-site within Hoot Creek Watershed. The details and recommendation of the
mitigation actions will be provided in a Final Royal Valley Plat Mitigation Plan to support
development plans consistent with Kitsap County Code Title 19.

The project proposes redevelopment of a stormwater pond known as Insanity Lake and applies
an exemption criterion pursuant to Kitsap County Code 19.100.125(E) as normal and routine
maintenance or repair of existing utility structures. Redevelopment includes mitigation to the
receiving water through restoration of channel morphology, installation of habitat elements, and
buffer enhancement to the ponds overflow termed Insanity Lake Creek.

Future development is anticipated on adjacent parcels (Parcels 3 and 5) and will require further
analysis and environmental review. Mitigation sequencing will be required at that time. These
future development areas include pasture wetlands, Type F waters, and their associated buffers.
The Wetland Mitigation Plan prepared by BGE proposes a 25% buffer reduction to a Type N/F
water outside of the Plat Boundary allowing for the construction of the sanitary sewer pump station
that is required to serve the current Plat and future development phases.

The proposal will be conditioned to follow KCC Chapters 19.200, KCC 19.300 and KCC 19.700.

HISTORIC AND CULTURAL PRESERVATION

5.

If an archaeological resource or site is found during construction, activity must be halted, and
the State Historical Preservation Officer must be notified (Phone # 360-586-3065) and be
requested to provide recommendations on how to proceed. The Suquamish Tribe and Kitsap
County SEPA Official or SEPA Coordinator must also be notified. A Cultural Resources
Inadvertent Discovery Plan will be required prior to any ground disturbance.

TRANSPORTATION

1.
2.

If interior roads are to be public, they shall be designed to Kitsap County road standards for
local road designation at 25 mph.

A Traffic Impact Analysis (TIA) prepared by SCJ, and updated April 2021, was submitted for the
subject plat with provisions for additional development of the adjacent Future Development
Areas of Royal Valley (referred to in the TIA as Phase 1b).

The applicant is responsible for coordinating any required frontage and access improvements
with Washington State Department of Transportation (WSDOT) along SR 303. Final WSDOT
approval shall be provided to Kitsap County Public Works prior to issuance of a Site
Development Activity Permit.

At the request of WSDOT, an Intersection Control Evaluation (ICE) regarding mitigation at the
westbound offramp of SR 303 at Central Valley Road NE was prepared by the applicant for
WSDOT review. If offsite intersection improvements are required, selected improvements will be
required to be complete as a condition of final plat approval.

As included in the WSDOT Plan for Approval, the project construction will include a continuous
5-foot wide (minimum) accommodation for bicycle use on the north side of SR 303. In addition,
the applicant will include east-west non-motorized facilities within the future phases of the
overall Royal Valley project as the development expands easterly from the current plat
boundary that is located on the western margin of the developable land. These facilities will
include separated bicycle lanes/sidewalks and/or multi-modal pathways.

The project borders access to NE Paulson Road which is designed for a rural level of service.
NE Paulson Road will be limited to access for emergency vehicles only.

The project will be subject to traffic impact fees pursuant to Kitsap County Code Chapter 4.100
— “Impact Fees”.

Responsible Official: Steve Heacock Contact: Colin Poff, cpoff@kitsap.co.wa.us




Position/Title: SEPA COORDINATOR, Dept. of Community Development Phone:_ (360) 337-5777
Address: 614 Division Street, Port Orchard. WA 98366

DATE: August 26, 2021 Signature: ég @é,,,g,ﬂé

You may appeal this determination to the Department of Community Development, at 614 Division Street,

MS-36 Port Orchard WA 98366, no later than September 9. 2021 in writing, with a $500.00 appeal fee.
You should be prepared to make specific factual objections. Please contact Colin Poff for any questions

about this Determination or to ask about the procedures for SEPA appeals.




Site Development Activity Permit
21-05597



ov2oid 1930ud OW
o1 Aok Buoume 9£9¢-868 (£57) rouoyq 99686 VM PIUIO HOd ‘L69 X0F '0'd IMRAY R ESYT
€
_ SHNOH 8b TIVO SEE86 YA foqieH Ma ¥822-9.8 (09€) 20 05€T-568 (09¢)
e T Rt ORI 10TOOIOM 7299 Fukoning pue Surmueq ‘Supsouidug
SUVL 30034 | 0D
S s = s | 0| PIA aA3IS Y *2u] ‘s3}BI20SSY 2 UOS[Q "T'N Y&
T u] ‘puery Ay[eA [eA0y : v
SWI30 9 SUON INGVS ¥ NUGIS | 061D
SWI30 ¥ SHOUDIS 8 ¥ £ 0M0d | vOW0 | | 1 ! f | shay-202 (052)
SWI30 ¥ SNOUDTS 9 ¥ § (04 | 0% __ “ “ “ | 0y T ovitey
SW130 ¥ SNOUDES ¥ * £ Qrod_| 207D | Gl
SUYLI0 ¥ WU T ¥ 1 GNOd | 109D | “ ! 1 | vzgz-zaL (0d5)
SWI30 God Ve |00 | i | | e s (VL0
Swix 9sTL | o | | | ] OM "WINNAGHAN3 398 TSRORR TR
v | - U |
SWI0 D571 | UED |_|f| T = e " !
SWI3 ¥ SaI0N 0S3L | 0U%0 ey s e o =E . sawi~52c (098)
H1d DSTL ¥ MUOLS 'ONGYED DNNVIR | 0%0 __ I - == .ulel..LGllnl' TG 608 1VIN)
NVid JST1 ¥ IRI0LS ONOVE) HYIN | 10T0 i T AT e
NV 5F1 ¥ MUOLS 'DNIOVED DNVID | 0T a o .
S 5716 HMLS BHOVD SV L30ED “ i, B e N N NN Bk ﬁ.ﬂ-ﬂm—% 210VIN00
Nl ISTL ¥ RIS NGV DNV | 105D v 4 Tl TS SRRNSED T WAL
Vi TST1 ¥ IRIIS DNGYED DHRIVIT) | 000 ! 0 N L U L R O (/- C Lol
1id NOUNOM30 # SNOWIGNGD OMUSEEA TIVAAO | 012D _. L/ e 5w
AN ANIVHI00L_| 207D o
200 | i ‘0N "SIVIDOSSY # NS TN FOIS
XIS IHIVEI0RL | WZ)
AININS OINAVEO0d0L | 007D | __ ﬁ / ! osez-s68 (095)
135 A0 | 0000 4 F NOSI0 HUON LOVINGD
[ woumoma i ! ) “ONI 'SUVIOSSY ® NOST0 TN TN THD
C XAQN] 123HS ONIQVED SSVA | - —
2 I == +90L-25¥ (052)
| I MU LS VNGO
P N ANVGHOD 1NENADT3ARA HSOY BN
“SHOLVONINOOR OV
HOUYIROIN TYHOULIOY 304 STOUNOSUO3D A 130d3Y TYONHOI030 I8 ‘01
‘ORN3Y 20 TIA 49004 20UV 1S2U04 ¥ UK g
" NOLONIHSYM
I 0¥ CHAONGY 38 OL S! M30L FAVLDRIVA S0 133 GW0d 000S 16 L L \)h. / Ao v 10 - 13 1 et o o SR
~E0N O OGO 3 Gl VI G0N
FWVL30 ONV SIUOR DSTL 804 ZUCD ¥ IVTD OKED LIS 31X ¢ d a - { | B L L T ok
L IO AT DAOUMdY f / A4} Tl NOUYDUG3S 4O NOUYNYI020 ¥ N OIVINTI SV § LY
AT T e ARy | RN i
)
-t buad SR e g \ .ﬁuw ﬁh \. AINNGD dVSLIN NI “WA "LSV3 | 39NVH 'HLNON v-«&”csﬁg
S N0 SN DNLSD 40 LIGANOGNYEY 30 WAOIGH . _ » . e i ¢ VRO 1o e
QL HOR MUY ALY UVRKORIAY HUJ VNG00 OL B0LIVULNGY 5 - [ . /i T ibezzonos sBnm T SeaLi AN 0003
“SHOYDOT ALEN %04 FOWES 31¥00) YO0 3 LOVINGY ) < NOUYOIXO3S 40 NOUVEYIOIN ¥ N CAAYINTED SV » TEOUVd
OL AdYSSI03N 3 TIM 11 41000 SIMARIY NOLIAISNGD ANV R0L38 = s | VERV
SHUUKNMLS JWRAS 0 5,30 NOdN (35V8 ATNO SNOLYIO) LVIRKOddY e 18 J
N1 NMOHS 3HY 0 NMOHS ON 3 SALMULY ONNOSII0NA 40 HOLVODT 8w » b ; E) NOLONHSVA
soves < F ) 7 7 AW BVUW ———— ANGO d¥siny 1) R LSV L JoNVY HLHOM 92 oL
TWI07 NV 3UVIS HLIA 0NVGH000Y N3N0 38 LSO GGAOKIY 38 L g 8 e NOILI3S “uaLa Nouwod
v i G0 VSl LY SIGLSIS IOLGNY Ay s 0 ST R = - - : g ! ARN00 ke ——— Ay S TAORUE N L SIS e L0
0NV SHVL JILE3S SALSAS YIS ANVLINYS 'STEM ONLSXI NAONY TIV '€ r.w.» ‘W, e AL . F A VAN 2) HIOLNGD OMIOED [ES0U0Ud ~—ts—m XEEvVR
oz sﬁﬁ%ﬂ.ﬁhﬁgﬂzﬁgia . 408 N & - g q (el UNOLNOY GNOOYD HYON DIUSHKA +——ic-
! A = i R NOLONHSYAL
"AITVAD LIV ONIGHYO3S SILON TIV 0L H343 “GRARGEY 36 AYA 39HISK) lﬁ.vy r BB SLINN SNV = e e 'ALNNOD JVSLON NI VI 'LSV3 § JONVY HINON 9T JiSHOL
QI HORd M3LVA IRIDLS J0 NI “L3N 34Y SONYONVLS ALMVND W3Lvk w8 e -, . * o 91 NOUD3S "NAUNYOO ISIMHLIOS ML 4O NOWHOd ¥ ON3E
RNSHI L TIESHOSSR §1 UOLIVINGD IHL “NOUIMAISNOD 30GMN S IS Sl ) P a5 AV~ 00d0Nd IR SOL0STL00Z0Z YZEHAN TWJ SHOLINY AIONN CICHOOR
Ly Al Ba1vA 803 SENGIYLS A3 0 UGKLIY 4 g NOUVOZEDS 40 NOUYHVIO3 ¥ M GRLVANTAA SV 2 T30vVd
S TOLY WOE Y NGHL 1St ER0LO0 20 00RSd 3L W3~ = L | ; 3 LS o= ye
ONGVE) FATSSY SNYd Z5GHL NO NAOHS SARG GHY STANSYaN 053 4 Suialll¥ L. i T ° *ALNNOD dYSLIX N) “WA '1SV3 | N 4% SRR
SION \ | R0 ER oo “rl NOUOZS LNV LSIMHLNGS 3HL O NOLHOd ¥ ONDD
¢ / [ JANONTY MBS R e VORI o NOLTYI Y YN oV 1 Boava
llllll & M | aNanat TV
{ 4
4 e —— e —— NCILJIESIq VoI
3 i i ﬁ.
%,
M ¢l S350 08 ¥03 @A 38 oL
== H H S aoq 10N ‘NADHS. S3LWINID AJRIA 0L YOLIVEINGO 30N
} e oy PA T T0000IZ o]
] e & s H - 3 A L o
i i SCRATEVI TIVAXOSIY
i :
T M— —_GI0AWN
= 002 =} 3838 SGVOH SSI0OV TAVED JOVNVIHWN
{ov 12'%) 33 000'ONI~ ISTL ¥ 0N 4350408
W {ov T61) 45 00T'99~  CBAGKGY SOVOX ¥ SINGWE
o (O¥ 6955) 35 WSBET YRIY GEEUUSID
m (v 15°91) 35 ¥55'SL0'S VY AUS V0L
INOSIN ¥ 34 dVSLM WELNED 3hd
3 SHHQM NN ALNNGS dVSIDI e
: LINYHd ALIAILDV INHNdOTHAHA HLIS g -
ORUSIO HALVM JINGAY AdNId HIBON  SIOMN3S MILVA
[— (/00 8~5) VUNIQEIY BUSMD NVBH ONINOZ
11598 WA '08STN0J "AVA VOVVA 3N 98¢ SO0V S
‘NOLVAH0IN VaaN35

N o I d G



Site Development Activity Permit -
Land Subdivision
22-01031



PRI EO0KN ST OV ‘SCOIY LT UM

110i-~g68 (£62)
SBIGHOS KLGH GLOVINOD

0e5z-568 (09¢)
BII Q34 LOVINGO
0N ‘SALYROSSY ¥ NOSTO TN

057568 {005)
NOST0 MION 3LOVANOD
“ON SAYNOSSY ¥ NOSTO TN

SIENTL YIRS
o0 =) FWV2E

JVIN ALINDIIA

1

50ES) AVM vovvR 3

f_
L

DId NOA 3HO438
SHMNOH 8 TIVO

Li8 9£9¢-868 (£57) :ouoyyg
SEE86 VM “10qiey S1p

ALIT 19YR0YJOM 2299
%... IojSaX 9A%1S Y

JOTTANVTIAITIVA TVAOY

99686 VM ‘PITIAIO HOJ ‘LEY XOF '0'd ‘SNUSAY [SH £54T
¥8TZ-9L8 (09€) 30 05£T-568 (09€)

Buikoamg pue Juruue]d ‘Sunsouidug
U] ‘S9IBII0SSY 2 UOS[O “T'N 4@4

--------
..........

$3500HNd O ¥04 C3SN
30 0L 1ON ‘NMOHS SILUNVND AJREA 0L HOLOVALNOO

'£6860-020 Limild

‘13434 AVNIA3S UIANN AINNGO dYSLI OL QILINENS
N33 3AYH 504 SNVId ONIGYED ONY 3 S0 SNIGVED
SSYA NO G3SvE YRV SIUUNVND 353K 0N

PA 1O FODDDZZ " " Tttt =

E.Sw h:.c.‘ﬁ_ ﬁ!e.mn..
(O¥ SOSE) 36 €Z626T"L  SHILNG ¥ SAVRULS ‘STNYUM

©v zvor) 5 L6veeos YIRIY SSOHI G # ¥ T BOMVd
E] ON INACIOV XVL

THV T 1IVd - V39V SINIRIOTEANT 39

101 4B4/SIOVAS T

TIWAOUA 08 ONDHVA 133UIS~10

(g3unbaw oz)
Qonovdee . ONDRIVG LGRS

{3 Y34V LNGRJOTEAZD 40 X0'05) 45 000'008~ YAUY NOLVLZ03\ SALVN/CJYISONY] IS SSOU3

(0¥ 401} 45 0IS'85=03AN0Nd
Q¥ 521} 45 009'75=(101 33d 45 O6R) 3IVS Névd I OO

LINddd ALIALLDY INHWdOTHAHA LIS

I VIV INHNdOTHATA
AITIVATVAOY

(ov ¥5'91) 35 WENL YRIY 100 Wi0L
5101 004 S107 30 3N (35008
(v0'08) 45 959'B0C"Y YRIY LS LN
{o¥ 5091} 55 voI'se9 SYLUSNG ¥ SKYRULS 'SCHYUI
(ov e0'sy) &S 60R'2007 V3V SS080 2 ® | TNV
—_SOOAVN
002 =3 n.g £002~5C0~C~L0SZTHL ¥ ¥OOZ~4E0-C-10G2HI "ON INNOOOY XYL
1ICBE VM NOLHINGHE ‘AVM VIYYR 3N BSF ESHOY U
nﬁ T [ 1308Vd -1 VI8V SININAO13A30 WILNITIS33
3NDS3Y # Iy JVSLIN WHINZD i )
SHUOM JMENd ALNNGY dVSLY YW

A0d
LORIUSIO MELYM 3NNGAY ANM3d HLNON FONEIS MELYM
{9v/n0 8-6) YUNIQISIY YUSAR NVRIN ONINOZ

HIEBG VM '08SIN0d 'AYM YOYYM 3N 885 SSIUOOY_AUS

‘NOUVRE0IN VNG

1 €010 -272

LwMe AYASsS




Site Development Activity Permit -
Commercial
22-06204



SDAP 22-06204 Narrative

Royal Valley Connector Road & Gluds Pond Apartments
Revised 1/31/24 for Submittal 2

Rush Development Company, Inc. (Rush) representing Royal Valley Land, LLC and 1000 Gluds Pond, LLC as the two
involved private landowners, proposes to construct the Royal Valley Connector Road (Road E) and re-open Glud’s Pond
Street as a one-way road to connect to Brownsville Highway (right turn only onto Brownsville Highway). This proposal
was the result of a Memorandum of Understanding for Traffic Impact Mitigation Coordination executed in October 2022
between both property owners, Kitsap County and Washington Department of Transportation which contemplated this
project as an alternative traffic mitigation for Development of the future development of Royal Valley (Development Area
2) as well as serving development of the 1000 Gluds Pond property.

Because of the coordination required in design, review and construction of the Connector Road and the Gluds Pond
project timing, the Gluds Pond Apartments were included as a component of this same SDAP.

Two civil engineers are on the project, with N.L.
Olson and Associates responsible for the “Royal
Valley Connector Road” as well as all mass grading
and overall storm water design. Ethos Civil then
provided the civil design for the apartments
including fine grading, utilities and site
improvements, within that sub-basin for the
apartments designed by Milbrandt Architects.

The entire site is located adjacent and north of
Waaga Way (SR 303), adjacent and south of NE
Paulson Road and east of Central Valley Road. it is
situated in the Southeast Quarter of the
Southwest Quarter of Section 14, Township 25
North Range 1 East, Willamette Meridian, Kitsap
County, Washington (See Figure 1 in Appendix A).

ROYAL VALLEY DEVELOPMENT AREA 2 GLUDS POND APARMENTS
Royal Valley Land, LLC 1000 Gluds Pond, LLC
Address: 368 Waaga Way, 1000 Gluds Pond St
Poulsbo, WA 98311 Bremerton, WA 98311
Parcel #: 2) 142501-3-035-2003 1) 142501-4-013-2007 (Development Parcel)

3) 142501-4-050-2000 (Open Space)
Area: 65.38 Acres Development Parcel = 19.38 Acres
Open Space Parcel = 5.14 Acres
Total: 24.52 Acres
Zone: Urban Cluster Residential Urban Cluster Residential

Density: 5-9 DU/Acre (121 — 588 units) 5 —9 DU/Acre (50 — 220 units) — 212 Apartments proposed.

Involvement:  Connector Road Phase 2 and 3 Apartments Construction, Connector Road Phase 1



The common mass grading for the combined project involves approximately 31.8 acres which is analyzed in the NL Olson
storm water report. About 21 acres of the total is in an area of the Royal Valley property covered under an active mass
grading permit (21-05597). The remainder of approximately 10 acres is the developable area of the Gluds Pond
development parcel 142501-4013-2007 (total parcel area = 19.38 acres). The overall earthwork is planned to be in
balance with the excavation of the first Royal Valley plat in Development Area 1 (142501-3-034-2004 and 142501-3-035-
2003).

Water quantity and quality facilities associated with the Connector Road, Gluds Pond Apartments and anticipated future
development of remaining grading areas in Royal Valley Development Area 2 are being provided. Separate site
development activity permits (SDAPs) will be submitted for final site construction in those future phases. The additional
improvements proposed with this SDAP for Connector Road and Gluds Pond Apartments are described separately below.

THE ROYAL VALLEY CONECTOR ROAD & GLUDS POND STREET/BROWNSVILLE HIGHWAY REOPENING

The design for the Royal Valley Connector Road (Royal Valley Road “E”) was pursuant to a Memorandum of
Understanding for Traffic impact Mitigation Coordination executed in October 2022 between the Gluds Pond property
owners, the Royal Valley property owners, WSDOT and Kitsap County to address the anticipated traffic impacts of
development of both properties. Royal Valley traffic impacts anticipated at full build out had been analyzed and
considered with the plat of Development Area 1. With this SDAP submittal, an updated Traffic Impact Analysis was
submitted to WSDOT and Kitsap County adding the assumed Royal Valley eastbound exiting trips as a
pipeline/background traffic in addition to the 220 units developed on the Gluds Pond property (equivalent to 100 single
family units in traffic generation originally scoped and presented for Gluds Pond in 2021). All intersections evaluated for
were shown to have sufficient site distance, queuing space and to operate at an acceptable Level of Service with or
without the Royal Valley background trips.

The Connector Road is expected to be constructed in 3 phases (see Phasing Planat __):

Phase 1 serves the Gluds Pond Apartments and will construct the full road section from Gluds Pond Street to the
apartment complex driveway entrance. Phase 1 provides for the reconnection of Gluds Pond Street as a one-way road to
Brownsville Highway (right turn exit only onto Brownsville Highway). This accommodates eastbound exiting traffic from
the project, the existing Gluds Pond Street access to Waaga Way will then be restricted to right out, westbound only.
Between the entrance to the apartments’ driveway off the Connector Road and historic Royal Valley Road, a utility
maintenance/emergency vehicle access will be constructed with Phase 1. This also would serve as a pedestrian and
bicycle connection between neighborhoods consistent with UCR zoning.

Phase 2 will initially be constructed as a utility maintenance access road from Royal Valley Development Area 1
to historic Royal Valley Road (vacated right-of-way with remaining utility easements). This was already included in a
separate SDAP (22-01031) over sewer and water mains being extended to serve the plat. This road segment was not
required for public or emergency vehicle access to that 1** Royal Valley plat. Completion of the segment to full access will
be constructed with abutting development within Royal Valley Development Area 2.

Phase 3 was the segment resulting from the MOU designed to improve a full unrestricted access connection
between the Royal Valley and Gluds Pond developments. As a traffic mitigation alternative for the buildout in Royal
Valley Development Area 2 the connection would route all eastbound exiting through the Gluds Pond development to
Brownsville Highway rather than a turnaround maneuver through the Central Valley SR-303 interchange. The current
standing of the MOU has recently been questioned. This final connection would only be constructed pursuant to a
definitive development agreement between both property owners, Kitsap County and WSDOT or otherwise may not be
improved beyond the restricted access completed in Phase 1 and Phase 2.



The required permits for this project include Site Development Activity Permit, NPDES from Washington State
department of Ecology (expand coverage of previously issued permit), a Forest Practice Application (expanded coverage
of previous permit), and permits required to work in right-of-way. Other permits may be required.

GLUDS POND APARTMENTS

Pre-Application 23-01971 was held on June 1, 2023 to discuss this amendment detailing the site development for 212
apartment units on two parcels totaling approximately 24.52 acres for a density of 8.65 units per gross acre. The 212
units are a mix of studio, 1-, 2- and 3-bedroom plans distributed amongst 11 buildings of between 12 units and 24 units
each, all three-story walk-up structures in a garden style arrangement across one of the two parcels (142501-4-013-2007,
the “Development Parcel”). One of the apartment buildings includes a leasing office and community amenity space on
the ground floor which will be designed to accommodate conversion in future to 4 additional units. The twelfth building
contains 6 individual attached garages.

Within the Development Parcel, the clearing limit to the north is the 150-foot stream buffer with an additional 15-foot
building setback. The development is located north of the Connector Road right of way, with wetlands delineated by BGE
Environmental and open space located south of the road along Waaga Way. A 5-foot setback is kept along the west
property line in common with Royal Valley. A setback of approximately 50 feet off the eastern property line to any
proposed building or parking area is being maintained from the east property line as the buffer between the project and
two neighboring rural residential properties.

Associated site development includes all roadways, walkways, infrastructure landscaping and parking for the proposed
project. The Royal Valley Connector Road which is under review (SDAP 22-06204) as the access road and primary utility
corridor serving the project. This includes public water and sanitary sewer mains to be extended through the project. The
clearing and grading plan included with the Connector Road provides the rough grade (treated as existing) for the project
and storm ponds from that design will be utilized.

Multifamily Design Requirements. The project is designed to be oriented to the Connector Road (17.470.030(A) with a
landscape-accentuated entry and three fronting buildings while minimizing the visibility of parking along the frontage.
Pedestrian connectivity along the Connector Road is maintained with only one interruption for the entrance and is
provided through the site with minimal interruption (17.470.090(A) and would at a minimum provide continuous
pedestrian and bicycle connectivity between the Royal Valley and Gluds Pond developments with the completion of
Phase 1 and Phase 2 consistent with UCR standards. Many of the mature trees in the southeast corner of the project
were protected and supplemented with landscaping meeting the requirements of 17.500 throughout the project and
supporting elements at the primary central park area (17.470.080(A)). The central open space areas are available to all
residents (17.470.070) with playground and recreational amenities as are a series of perimeter trails with an amenity
space in Building K. The clearing limits provide a natural buffer approximately 50’ wide along the eastern property line
abutting the two rural residential properties as well as fencing between any proposed buildings or parking. The trash
compactor is fenced and landscaped. There are no unscreened services areas or rooftop HVAC units. (17.470.100(A).

Parking Requirements. Approximately 354 parking stalls are proposed including the six garages and approximately 50%
of the balance will be covered carports. Current Kitsap County Code requires 1.5 parking stalls per multifamily unit,
regardless of unit type/size, plus .5 per unit as ‘set aside’. The project traffic engineer, SCJ Alliance, will be providing a
memo documenting a parking demand study for the Gluds Pond Apartments in support of an administrative variance
request of no more than the 25% parking reduction allowed by code. In managing the apartments, we expect to explore
van pools or extended transit service from nearby transit centers for tenant convenience. Such measures could further
reduce traffic and parking requirements.



Preliminary Plat —
Amendment — Minor
23-00822



KITSAP COUNTY DEPARTMENT OF COMMUNITY DEVELOPMENT

619 DIVISION STREET MS-36, PORT ORCHARD WASHINGTON 98366-4682 David Kinley, Interim Director

(360) 337-5777 HOME PAGE - www.kitsap.gov/dcd

ADDENDUM TO SEPA
MITIGATED DETERMINATION OF NON-SIGNIFICANCE

DATE: May 29, 2024

TO: Recipients of the Mitigated Determination of Non-Significance for the Royal Valley
Preliminary Plat (20-05572) and Minor Plat Amendment (23-00822)

RE: Minor Plat Amendment to Area-1 Royal Valley Preliminary Subdivision - SEPA

The Kitsap County Department of Community of Development is issuing this addendum to
the SEPA MDNS for the Royal Valley Preliminary Plat with the associated Minor Plat
Amendment, reviewed under 20-05572. In addition, the SEPA addendum includes the Site
Development Activity Permit, reviewed under permit 22-01031. Please note that consistent
with Section WAC 197-11-625 of the State Environmental Policy Act (SEPA), Kitsap County
is sending this addendum to the recipients of the MDNS decision. The SEPA comment
period for the Preliminary Plat occurred concurrent with the Notice of Application, dated
January 29, 2021. There is not an appeal period for this SEPA addendum.

The addendum has been prepared in compliance with SEPA (RCW 43.21.C.030(2(c)), SEPA
Rules (WAC 197-11), and Chapter 18.04 Kitsap County Code, implements SEPA in Kitsap
County procedures.

The addendum provides additional information about the Minor Plat Amendment and the
Site Development Activity Permit. The modification and the impacts of these modifications
are within the range of the alternatives and significant adverse environmental impacts
previously analyzed in the MDNS, dated, August 26, 2021, and the addendum does not
substantially change that analysis (see WAC 197-600). The addendum does the following:

1. Describes modifications to the project per the revised submittal received and deemed complete
on October 26, 2021, that includes the removal of nineteen lots, reconfiguration of lots, storm
drainage facilities, revisions to roadway access, and traffic mitigation measures at the west
bound offramp of SR-303 and Central Valley Rd NE specifically to restripe the existing north
bound left turn lane serving Bucklin Court as a two-way left turn lane.

2. Al conditions of the Hearing Examiner’s Decision for the previous Land Use Actions
shall apply, including required SEPA substantive for traffic and Right of Way mitigation
conditions (Mitigation Measure 5, conditions 43 through-46).

3 05/24/2024
j \‘\ Jeff Smith, Senior Planner Date




HSHUor 190N ST OO WP LINOK O

orer-202 (es2)
W0V IGTHIVY LOVINGD
0N 'dN08D NOIS30 ATI0VER

¥728-29¢ (09£)
SHIAN NABEON 10VANGD
M “ANGMNOuANG 208

1101-969 (£52)
SBIGHOS HIGN :LIVINOD
S30UN0SIU0Z

0562568 (0%¢)
TBIDE GRS GIOVINGD
DM SALVOOSSY # NOSW TN

Lig
9210 NOA FIHO4Ig
SHNOH 8 TIvD

AIMEISNOS SHOLOMMNGD SHL ) 1l BAYIS NI HO NACHS I8V
SN CNOUGIEONT SHUSHT 1O WOUVILH. AXMDEady Dok

EXCel ]

9€9¢-858 (£57) om0y
SEE86 VM “I0gqie Bin
AL PYIOTIOM 7299

OTTANVTAATIVATVAOY

99686 VM PIWPIO Bod "LEY XOH "0'd WA [P £VT
#872-9.8 (09€) 10 05£7-568 (09€)
Suieang pue Sujuueld ‘SupouGuy

U] ‘$9JBRI0SSY 2 UOS[O “T'N w

SIS0 QB ¥0J 4350
39 0L LON 'NMOHS SBUUNVAO AJRBA OL YOLOVAINGD

"£6550-07F 140i3d
‘4303 GLVIBAIS YIONN ANNGO dVSLDI 0L GILIMENS
8G38 JAVH ¥0J SNVTd ONIOVED ONY LIS 30 ONKIVED

ehﬁw 4 ns'ng't VRNV UIS 13N
(¥ SU°CE) IS CTETCCL  SUALNG B SIVRUS SONVUIM

v Zroc) 38 L6V'i90Y V3HY SSON0 § ¥ ¥ °T 130uvd
2 “ON LNOOY XYL

INANANTAY 1v'I1d AMVNINTTTEd

1 VAV INFWNdOTIAZA
AHTIVATVAOY

TR ¥ T 1308vd - V35V SIN3Ad0 3AI0 3arm
101 43/S3VS T
GOAOHd H08Z INDVA 1TRUS-440

(azunoay o2)
Qagnoudsge  ONDIVA LIRS

{1 V3v LHGRIOTIAZO J0 X8°6E) 35 000'008~ Y3UY NOLYI303A IMLVN/GIAVOSONVE U SSO¥0

{2¥ ¥£°1) 55 015'85=030N0Ud
(a¥ $T1) 45 009'75={101 ¥3d 45 06) 3Ivds MVd ORI 0O

OV ¥091) 35 wEL YR 107 Wi0L

S101 0% SI01 4D MIANAN QIS0c0Nd

(0K} 35 9090001 YRV IS 1IN

(ov 50'88) 3 ¥9i's68 SN ¥ SHVIULS ‘STHYLIA

(ov 60'0%) 35 009'200Z VIUY SSOND 2 ¥ | 10UV
£002-500-C~10524) B $00Z—4S0-L~105ZHL N INNOADY WL

11C86 VA ‘NOLMNRIE ‘AVM VOYYH 3N 83T 53800V WIS
TH 1 1308Vd T Y3V SINGNOTIRI0 VENIOR3E

LORUSIC YALVA 3NNGAV ANN3J HLEON FONUIS WAUVA

(0v/00 6-5) “WINIISIY ST NvBun ONNOZ
1£80 YA '08SIN0J “AVM VOVYM 3N Gf SSOCY 3L'S

27200-%7

B e o

Na&\




Preliminary Plat
23-04238

Performance Based Development
23-03870
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ROYAL VALLEY DEVELOPMENT AREA #2
PRELIMINARY PLAT/PBD

PROJECT NARRATIVE

August 2023

A. ROYAL VALLEY PROJECT — BACKGROUND & SUMMARY

Royal Valley Land, LLC through its Development Manager Rush Development Company, Inc. and
civil engineer NL Olson & Associates, is submitting the preliminary plat application for the
proposed the second residential subdivision (‘the project’ or ‘this project’) located within the
overall ‘Royal Valley’ Project. This second subdivision of 65.38 acres (TPN 142501-3-034-2004 &
142501-3-035-2003) is contained within the overall 116.5 acres comprising the Royal Valley
project. This second preliminary plat subdivision application is being submitted as a
performance based development (PBD) to allow flexibility in the lot layout design and to
facilitate a mixture of housing types. The first subdivision application was not submitted as a
PBD and includes only single family detached housing.

All Royal Valley parcels are zoned Urban Cluster Residential (UCR) and located between Gluds
Pond Street and Central Valley Road.along the north side of NE Waaga Way/SR 303. The initial
(first) preliminary plat application and associated Site Development Activity Permit (SDAP)
delineated the Royal Valley Project into development areas. Therefore, as previously proposed,
this second plat is proposed within the development area included in the approved mass grading
permitting, along with the proposed access and utility construction serving the first preliminary
plat, identified in the initial applications as the “Future Development Area”. Being an addition to
Royal Valley with a basis in prior design and land use processes, that background is briefly
summarized for context.

e Preliminary plat PPLAT 20-05572 for the first Royal Valley Development Area was approved
by the Kitsap County Hearing Examiner on October 1, 2021 for a subdivision of the two
northwest parcels of Royal Valley (TPN 142501-3-034-2004 and 142501-3-035-2003)
totaling 46.09 acres into 159 single family lots plus tracts for access/roads, stormwater
facilities, utilities, landscaping, open space, and critical areas and their associated buffers. A
Minor Plat Amendment 23-00822 is in process which would reduce the number of lots to
140 and adjust the configuration of some internal roads and tracts within the same
development area. Consistent with the intent of UCR zoning and for purposes of initial SEPA
review, critical areas were delineated to confirm overall clearing and overall development
limits. A general land plan and assumed unit count for the full buildout of Royal Valley was
used as the design basis for the primary access, traffic impact analysis and utilities to also
accommodate the Future Development Area.



¢ A Mitigated Determination of Nonsignificance (MDNS) for the initial SEPA review was sent to
agencies on August 26, 2021 and published in the Kitsap Sun newspaper on August 27, 2021.

e Grading 3 SDAP 21-05597 and Forest Practice Application was approved for a sitewide
clearing and mass grading plan balancing cuts and fill across both development areas of Royal
Valley and planning for overall stormwater management anticipating impervious areas at full
build out.

e LSUB SDAP 22-01031 was submitted in February 2021 covering the full plat improvements in
the first development area. First review comments were just received in May 2022. That SDAP
includes construction of entry “Road A” from Waaga Way through this second development
area as a shared access as well as other shared primary utilities including the sewer lift station
which will serve all development in Royal Valley, all located within this second development
area.

e SDAP/SEPA 22-06204 submitted in February 2023 is under review for an internal east-west
road connecting from Road A east to and through the adjacent 1000 NE Gluds Pond Street
property, a contiguous UCR-zoned property. The SDAP also includes public road
improvements within the County Right-of-way of Gluds Pond Street for a one-way, right-turn
exit only reconnection to Brownsville Highway. Per an agreement between WSDOT, Kitsap
County and the two property owners, the interconnecting road and reconnection is provided
as coordinated traffic mitigation for the full development of both properties.

e A Development Agreement is being finalized with WSDOT permitting construction of the
approved Royal Valley access and frontage improvements within the Waaga Way / SR-303
right-of-way and restriping at Central Valley/SR 303 northwest interchange ramp as
additional interim mitigation for Royal Valley which is a condition of the first plat.

Though not yet constructed, the elements of the above within the boundary of this second plat
are considered existing for purposes of describing this new proposal.

B. PROJECT SUMMARY
This second subdivision is a proposed Performance Based Development (PBD) pursuant to
Chapter 17.425 of the Kitsap County Code (KCC). Consistent with the intent of the UCR zoning
and appropriate for the “unique” characteristics of the overall Royal Valley property, this
proposal clusters lot development to preserve open space, protect critical areas and provide for
increased infrastructure efficiency while facilitating a creative design for the residential densities
allowed by the zone.

The subdivision proposes 124 lots clustered within approximately 33.02 acres of development
with the remaining 32.36 acres in wetlands, streams and buffers remaining as open space. One
of the lots (Lot 124) is designated for future multifamily development and will have access and
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infrastructure provided through the plat to support up to 50 units within the lot. The other 123
lots are planned for a combination of single family attached and detached residences. The
flexibility allowed through the PBD code to standards such as lot sizes and setbacks will help
accommodate diversity of home sizes and styles within the infrastructure framework of the
proposed second subdivision.

It is important to point out that Lot 124 (to be developed as multi-family housing) exceeds the
maximum lot size specified in the Density & Dimensions Table of KCC 17.420.052, but as allowed
KCC 17.420.060 Footnote 25.b the larger lot size of Lot 124 is allowed given the project
application will meet minimum density regardless (See Density Analysis below in Section C).

Performance Based Criteria:

C. PERMIT APPROVAL PROCESS AND PROPOSED SCHEDULE

Approval of the Preliminary Plat/Performance Based Development will be subject to compliance
with Kitsap County Code (KCC), Title 12 (Stormwater Drainage), Title 16 (Land Division and
Development), Title 17 (Zoning), KCC Title 19 (Critical Areas Ordinance), and Title 21 (Land Use
and Development Procedures). In addition, the project must comply with the Kitsap County
Stormwater Management Manual. The proposed preliminary plat and approval as a Performance
Based Design will also be subject to the Type lll quasi-judicial review procedures outlined in KCC
21.04.080. Additional approvals required for construction of the project include:

o Site Development Activity Permit (Kitsap County)

e General Construction NPDES (Washington State Department of Ecology) (already in place
with Grading Permit)

o Water Extension Development Agreement (North Perry Water District)

¢ Final Plat Approval (Kitsap County)

o Building Permits (Kitsap County)

Rush anticipates preliminary plat approval in Spring 2024. Then, an SDAP for the roads, utilities
and plat improvements is anticipated to be approved for Plat construction to begin in 2025.



Figure 1. Vicinity Map

D. SITE INFORMATION
The 65.38-acre “Development Area 2” is located off NE Waaga Way (SR 303) west of Central
Valley Road NE within the SW % of Section 14, Township 25 North, Range 1 East, W.M. in Kitsap
County, WA. The site area is delineated and shown in Figure 1.

The project site is described as:

Resultant Parcel 1 of Boundary Line Adjustment recorded under 202212190110 as amended
under recording 202301170045 (Appendix A).

The parcel is zoned Urban Cluster Residential, UCR (5-9 DU/ac), with an Urban Low Density
Residential (ULDR) Comprehensive Plan designation. The development area of the parcelis in the
central portion of the large southern area. The northeast area connected by a narrow strip of
property is part of the open space and recreational area named “Nadean Creek Park”.

Existing Conditions

The project site is currently comprised of forest and pastureland. The pasture to the west of the
forested ridge, the southeast corner by Royal Valley Road and the buffer along Crouch Creek are
critical areas being preserved in accordance with KCC Title 19 — Critical Areas Ordinance. As
noted in introduction, the site wide mass grading for drainage and an onsite balance of cuts and
fills was designed and approved for the entire area within the clearing limits of Development
Area 2 and demolition permits were issued for approximately 6 small to medium structures,
utilities and parking areas associated with a former golf driving range and coffee drive-through.



The cleared and graded site will be the existing conditions at the time construction of this Second
Development Area PBD begins.

Existing & Proposed Utilities

A North Perry Avenue Water District water main and a 24-inch Kitsap County sewer force main
are located within 15-foot-wide utility easement that extends north-to-south through Parcel 4
generally following the alignment of vacated “County Road 5” between NE Paulson Road to Royal
Valley Road at NE Waaga Way. Kitsap County sewer mains and North Perry Water District water
mains are also located within portion of NW Waaga Way and NE Paulson Road in the project
area. A conditional certificate of water availability has been obtained from the district. The
sanitary sewer lift station that is being constructed to serve the first Royal Valley plat will also
serve this project (second development area).

Traffic & Access

This project will share the access being constructed under the WSDOT approval and Development
Agreement associated with the first plat as well as an interim traffic mitigation project at the
northwest Central Valley / SR 303 ramp. Refer to Traffic Impact Analysis (SCJ Alliance, April 2021),
and Intersection Control Evaluation (SCJ Alliance, July 2021 rev November 2022).

PROPOSED DEVELOPMENT PARAMETERS

124 lots are proposed, one of which (Lot 124) is 2.2 acres designated for approximately 50 units.
The other individual single-family lots are shown ranging in size from 960 - 4,734 sf.

Proposed Site Areas

AREA (SF) AREA {AC)

Single Family Lot Area (Lots 1 - 123) 370,999 8.52
Multi-Family Lot Area (Lot 124) 95,646 2.20
Road Right-of-Way 204,934 4.7

Alleys (Private) 52,746 1.21
Stormwater Tracts 123,547 2.84
Recreational & Open Space Tracts* 2,000,324 45.92
TOTAL SITE AREA 2,848,196 65.38

TABLE 1
* includes critical areas & buffers of 32.36 acres

Density Analysis

The UCR zone requires a minimum of 5 dwelling units per acre (DU/ac) based on net developable
area and allows a maximum of 9 DU/ac based on gross parcel area. Based on the existing gross
acreage of 65.38 acres, the maximum density allowed for this site is 588 units. The minimum
density is based on net developable area which is the area remaining after subtracting rights-of-
way, critical areas and buffers, stormwater tracts, recreation facilities, public facilities,



community drainfields or other area-wide sanitary sewer facilities, and open space. The net
developable area and minimum density calculations area provided below:

Plat Area 65.38ac
ROW -5.91ac
Stormwater Tracts -2.84ac

Critical Areas/Buffers -32.36ac
Net Developable Area 24.28ac

The minimum density is 121 (24.18 ac * 5). The proposed 123 single family lots meets minimum
density. Therefore, lot 124 can exceed the maximum lot size otherwise required by KCC
17.420.052. Adding an estimated 50 multifamily units at Lot 124 would bring the total of 173
units, well under the maximum density of 588 units.

Parking Analysis

Parking requirements for a single-family residential (SFR) subdivision are set forth in KCC
17.490.030. Pursuant to KCC 17.450.040, “Vehicular parking may be provided either on street or
off street within the PBD, provided the total number of available spaces is at least equal to the
parking specified in the parking and loading requirements.” The equivalent quantity of spaces
the project must provide is based on 2 off-street spaces per unit plus an additional 0.5 on-street
spaces per unit. Note - at the time of this project application, garage parking is still not allowed
to be counted as required parking based on KCC although it is understood that the country is
proposing to revise that restriction.

Parking SFR Units:

Therefore, focusing only on the 123 single family lots, the number of required spaces: 123 lots *
2.5 spaces/per lot = 308 spaces required. Each proposed lot of width approximately 30 feet or
greater can support two spaces in the driveways. Approximately 27 proposed lots will only
support 1 off-street vehicle in the driveway but will have 1 space available in the garage as well
(though garage not counted) The project plan provides a proposed 109 on-street spaces.
Therefore, the parking analysis for the SFR portion of the project is summarized as follows: (27
units * 1 space/unit) + (96 units * 2 spaces/unit) + 109 spaces = 328 spaces. Thus, exceeding the
required 308 spaces when not counting garage spaces as required by current KCC.

Parking Multifamily units:

As anticipated for Multi-family Lot 124, it will require 1.5 spaces per unit and an additional .5 set
aside spaces for a total of 2 spaces per unit. If determined to be warranted, a parking reduction
variance may be requested at the time of application for the multi-family.

Note: Parking within the amenity compound on Tract M will provide additional off-street parking
for the convenience of owners using the facilities that is not counted in the parking analysis
presented above.



Landscape Design

The project proposes extensive landscaping throughout the site. Roadways will be lined with
required street trees and low groundcover plantings that will be selected and placed to ensure
sight distance is not obstructed. Stormwater ponds will be planted with a mixture of mostly
native trees and shrubs that are predominately evergreen to insure year around screening where
visible from the roadway.

Existing vegetation within the critical areas and their buffers along the eastern and western
boundaries will be retained and create a natural screen from adjacent properties.

Approximately 38 percent of the site is landscaped exceeding the 15 percent landscape
requirement within KCC 17.500.025.

Pedestrian Connectivity & Circulation

In addition to sidewalks along the Plat’s Rights-of-way, a network of trails are provided that
connect the open space tracts, community park areas and parallel neighborhood streets. These
trails allow residents to walk between neighborhood streets and into park areas only
encountering vehicles at road crossing. A series of soft trails are also provided within the outer
25% of wetland and stream buffers on the east and west of the project, many of which exist.
These soft trails connect to the connect the trail network into future development phases. It is
expected that the extensive trail system will be considered a primary amenity of the community.
The concept plan is illustrated on the Overall Landscape & Amenities Plan (Bradley Design Group,
updated August, 2021).

Performance Based Development — Deviations Requested
The proposed development standards for the PBD in relation to the UCR standards are as follows:

UCR
DEVELOPMENT STANDARD REQUIREMENT PROPOSED
Minimum Lot Size 2400 sf 960 sf *
Maximum Lot Size, Single Family 9000 sf 9,000 sf **
Minimum Lot Width 40 feet 16 feet
Minimum Lot Depth 60 feet 50 feet
Maximum Height, Single Family 35 feet 35 feet
Maximum Height, Multifamily 35 feet <= 50 feet ***

TABLE 2
* The 960sf minimum lot size would relate to a townhome plan of which was not an end unit.
** Multi-family lot 124 exceeds the maximum lot size which is allowed as the 123 single-family
lots meet minimum density.
** Additional multifamily height restricted to area east of the Road A access road Waaga Way
and to no higher than 35 feet above the highest centerline grade taken directly parallel to the
building footprint.



Recreational Open Space & Common Open Space Analysis
The following Table 3 summarizes the Area and Proposed Use of Tracts and identifies the area
calculated to provide the quantification of required recreational open space.

ADDITIONAL UPLAND REC /

TRACT AREA (SF) BASE RECREATIONAL SPACE

OPEN SPACE (SF)

A 724,593 OPEN SPACE / REC 103,490 SF Upland + Trails
B 49,478 STORM
C 16,491 ALLEY
D 3,639 OPEN SPACE / REC 3,639
59,850 SF Area outside of
E 315,111 OPEN SPACE / REC 16,350 Buffer +Trail
F 6,628 OPEN SPACE / REC 6,628
G 18,275 ALLEY
H 6,243 OPEN SPACE / REC 6,243
I 17,980 ALLEY
J 4,137 OPEN SPACE / REC 4,137
K 32,134 OPEN SPACE / REC 32,143
L 60,073 STORM
35,500
M 119,195 HOA AMENITIES +Clubhouse & Pool
OPEN SPACE / REC 207,301 sf Park +1,800 LF Trail

N 788,644 (Nadean Creek Park)

13,996 STORM

311,941 SF 370,641 Total SF + trails
TOTAL 2,716,617 SF + Trails, Clubhouse & Pool
TABLE 3

As shown in Table 1, the gross project site area is 65.38 acres and the critical areas and buffer
areas is 32.36 acres. The difference between these two areas is 33.02 acres which is the basis
for the open space calculations for the PBD.

This project’s PBD Open Space Quantity Analysis:
Required Common Open Space = 15% of 33.02 acres = 4.95 acres
Provided Common Open Space (Tracts D, F, H, J, M and N) = 6.79 acres

Required Recreational Open Space = 5% of 33.02 acres = 1.65 acres
Provided Recreational Open Space (Tracts D, F, H, J and M) = 2.02 acres

The proposed preliminary Plat/PBD exceeds the open space requirements as well as providing
high quality amenities.



Open Space Criteria

The proposed recreational areas have been generally designed with a maximum grade of 5
percent and they are located on site, visible from roads and the majority of the dwellings, with
greater than 30 feet dimensions, a minimum of 500 square feet, accessible for year-round use
and will be dedicated to a homeowners’ association. The area of the tracts calculated as meeting
these specific PBD requirements are provided in Table 3 and labeled “Base Recreational Areas”.

Open Space Description & Amenity Summation

Tract A is the 16.62 acre western open space tract consisting of critical areas and associated
buffers as well as about 2 acres of uplands preserved as open space. With a minimum width of
about 380 feet from the western property line to the edge of development, the tract serves as a
buffer for the adjacent rural residential properties. The area has traditionally hosted informal,
community sponsored recreational activities such as disc golf. Existing recreational features and
trail networks are being maintained. Given the size and condition of Tract A it is counted as two
(2) amenities toward the PBD requirement.

Tract D is a 3,639 sf recreational parcel at one end of the trail corridor through the central group
of lots. The parcel is a gateway to and overlooks Tract A and will provide picnic amenities and
pet station. It is counted as one (1) amenity.

Tracts G, H, | and J provide a pedestrian oriented connecting corridor through the center of the
development from Tract D to Tract K. Pet stations and smaller play equipment are being
accommodated.

Tract Kis 32,132 sf recreational tract at the eastern end of the central corridor slated for a larger
scale play equipment installation which is counted as one (1) amenity toward the PBD
requirement.

Tract M, located across the street from Tract K, is the central amenity complex to feature a large
clubhouse with fitness facilities, lounges, community business center and pet spa. The complex
will additionally feature a pool, BBQ facilities and sport court. The clubhouse and pool are each
counted as 2 amenities toward the PBD requirement, the sport court as one. Community
storages and RV garages owned and controlled by the association are located on the other side
of the tract around the sewer lift station.

Tract N is located north of Tract K with the trail head leading from the clubhouse across the bridge
over Crouch Creek. Named Nadean Creek Park, at over 18 acres, the area is a mature forest with
a network of trails being maintained. The central area beyond the creek buffers is almost 5 acres
of upland area suitable for an off-leash dog park and a “challenge trail” with functional fitness
stations such as pull up bars and intentional ‘natural’ obstacles promoting flexibility, agility and
balance. Nadean Creek Park is counted as two (2) amenities toward the PBD requirement given
the size and variety of recreational opportunities featured. The mature forest with giant trees



and spectacular scenery will be preserved for the community as open space which will be a
significant benefit.

Tract E is the large open space tract along Waaga Way providing a trail loop in the outer 25% of
the buffer and a dog park and community garden behind lots 23 and 24 counting as one (1)
amenity toward the PBD requirements.

Summation of Provided Amenities:

In combination, the variety of recreational opportunities meet the intent of the PBD
requirements of one amenity per 20 lots. The recreational aspect will be a fundamental aspect
of the community.

TractA=1
TractD=1
TractK=1
Tracts G-J combined = 1
Pool=2
Clubhouse = 2
Sport Court=1
Nadean Creek Park =2
TractE=1
Total = 12 Amenities Provided

Required Amenity Count

The amenity requirement, including the up-to 50 future multifamily units on Lot 124, is calculated
as 173 units / 20 units/ amenity = 9 amenities required.
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APPENDIX A — PLAT LEGAL DESCRIPTION

RESULTANT PARCEL 1 OF BOUNDARY LINE ADJUSTMENT RECORDED UNDER AUDITOR'S FILE NO.
202212190110, AND AS AMENDED BY AFFIDAVIT OF CORRECTION RECORDED UNDER AUDITOR'S FILE NO.
202301170045, BEING A PORTION OF THE SOUTHWEST QUARTER AND OF THE SOUTHEAST QUARTER,
SECTION 14, TOWNSHIP 25 NORTH, RANGE 1 EAST, W.M., IN KITSAP COUNTY, WASHINGTON; TOGETHER
WITH AND SUBJECT TO EASEMENTS OF RECORD.

Commonly Known As 368 NE WAAGA WAY POULSBO WA 98370

Tax Parcel: 142501-3-038-2000
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