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ra
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p
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h
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p
er

ty
si

n
ce

 t
h

e 
m

id
 8

0
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b
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 d
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n
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p
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n
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h
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p
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 t
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d
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 d
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 C
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b
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p
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 b
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 d
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 t
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August 5, 2018 

This statement is regarding the Site-Specific Amendment involving Roland Culbertson and Kitsap 
Reclamation & Materials, Inc. request for Land Use Change from Rural Protection to Mineral Resource 
Overlay. 

Submitted by Sally and Blake Harrison, landowners of 2987 and 2957 Sand Dollar Road West, 
Bremerton, WA. 

We understand the need for additional gravel resources in our county.  Kitsap County is growing and 
needs a reliable source of gravel.  From a business perspective, it makes sense to expand the former 
reach of the KRM quarry since it is already established. However, we need to illustrate the 
consequences of what we’ve been dealing with for the past 25 years living as close as we are to this 
property. 

Since speaking at the first open house last month, we have done research into the sale of KRM to ACG 
Materials who is ultimately owned by the global private equity/alternative assets investment firm HIG. It 
feels to us like a David vs. Goliath situation.  Although significant, the neighborhood voice is small 
compared to the assets of big business.  It’s very difficult - to say the least – to have our life-long 
investment plans threatened with annihilation. 

When we bought our land in 1992, we didn’t realize KRM would soon be starting operations but they did 
and we dealt with the disruptive blasting and rock crushing that ensued.  The Culbertson property was 
listed in the tax records as forest land, and has been so for most of our time here. We made attempts to 
contact the Culbertson family shortly after building our home to find out what their long-term plan for 
their property was at that time.  It was part of our investment planning strategy.  We never heard back 
from them. 

When the quarry at the end of Werner Road shut down operations and business increased at KRM, 
settling issues increased for us as I mentioned at the first open house, and illustrated with photos. 

We’ve been considering building a single-level retirement home on the property at 2957 Sand Dollar Rd. 
West, which is directly adjacent to the to the property being considered for rezoning.  We thought we’d 
be able to continue enjoying the natural environment and wildlife that we’ve become accustomed to 
over the years. We’ve always considered ourselves informal protectors of the watershed next to us. 

We had no inkling heading toward retirement that we’d be facing the challenge of having to spend the 
time and energy fighting to protect our property value.  We’ve already spent a significant amount of 
money on maintenance and repairs due to settling over time.  Even without the quarry expanding next 
to us, we are still legally bound to disclose to any potential buyers the settling issues we’ve experienced. 

It’s given us a very slim ray of hope to hear about the resolution of a similar situation playing out in 
Mason County with Grump Ventures. 
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In essence, if this land use change is approved and the quarry is expanded, our property value will be 
significantly devalued.  Even if operations are well monitored and regulated, with strong legal 
assurances in place to rectify further property damage, including possible damage to the aquifer we rely 
on for water, the resale value will be negatively impacted from what we hoped to recoup on our 
investment. 

Another impact we’d like to see addressed is in regard to the existing wildlife population.  It doesn’t 
seem like very acceptable wildlife management to simply have them chased out of their habitat by 
destruction of said habitat.  

There are more questions occurring to us as this process proceeds.  We feel that the time allotment 
we’ve been given to respond to this rezoning situation has been inadequate to fully address all issues. 

We strongly urge the business interests involved in this situation to consider a more remote location for 
a quarry site, perhaps more like this area was 25+ years ago.  It is pointed out in the geological survey 
that there are extensive basalt resources in the Green and Gold Mountain areas which, while less 
accessible, are less populated. 

Thank you very much for your time, attention and consideration of our plight. 

Sincerely, 

Sally and Blake Harrison 
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Struck Environmental, Inc.  

P.O. Box 2168, Poulsbo, WA 98370 

Submitted Via Email to CompPlan@co.kitsap.wa.us 

August 7, 2018 

Kitsap County Planning Commission 
Kitsap County Department of Community Development  
614 Division Street, MS‐36 
Port Orchard, WA 98366 

Subject:  Proposed Culbertson Site Specific Comprehensive Plan Amendment 18‐00490 
Additional Information Submitted in Response to Public Comments  

Dear Planning Commission Members: 

This letter is being submitted in response to public comments on the above referenced site‐ 
specific amendment proposal.   Struck Environmental, Inc. (SEI) is providing this letter on behalf 
of the applicant Kitsap Reclamation and Materials, Inc. (KRM).     

Response to Specific Concerns Expressed by Area Residents 
Adjacent residential land owners have expressed concern about potential noise, dust, blasting 
and environmental impacts from the proposal.   The following information is provided in 
response to these comments: 

• Noise and Dust:  The future quarry would be approximately 1,000‐ft from adjacent existing
residences (see attached Exhibit I) based on information from the Kitsap County GIS parcel
mapper.  This separation will significantly mitigate impacts from quarry operations
including noise and dust.

• Blasting:  Each blast is monitored by seismographs located on the perimeter of the quarry.
All monitoring results from locations over 300‐ft from the quarry over the last four years
met the federal standard that is based on prevention of plaster cracking, which is the
building feature typically considered most sensitive to ground movement.

• Environmental Resources:  there are no fish bearing streams on the site and the site is not
located in the Gorst Creek watershed.   An adjacent wetland would only encroach onto a
small area on the west side of the site, if at all, and would be buffered pursuant to Kitsap
County standards.

• Groundwater resources:  groundwater is discontinuous within the basalt formation and is
typically encountered only in localized fractures.   The quarry setback would provide
significant protection of localized groundwater that is used for potable supply.

TEL | 360‐710‐8661 
EMAIL | phil@struckenv.com 
WEB | StruckEnv.com 
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Kitsap County Planning Commission 
August 7, 2018 
Page 2 

Site Suitability 
The existing quarry has been in operation for over 20 years and has an excellent history of 
compliance with applicable standards, and responsiveness to neighbor concerns.  The four 
attached letters from adjacent property owners, all located within 300‐ft of the site, attest to 
KRM’s effective mitigation of impacts from blasting and other quarry operations. 

Overall, KRM believes the Culbertson property is well suited for the proposed zoning 
designation.   There is undeveloped forest land or industrial land use on three of four sides, and 
on approximately 80 percent of the site perimeter. Adjacent residential use is very low density  
and the portion of the site to be mined will be separated from existing residential structures by  
approximately 1,000‐ft of natural vegetation and slopes.   

Consistency with Kitsap County Policy 
KRM understands that any future development proposal on the site would be reviewed through  
a conditional use process, and KRM is committed to conducting the necessary assessments and  
studies to ensure that future operations mitigate impacts in accordance with applicable policies, 
standards and regulations.   The conditional use process will ensure that the site’s 
significant mineral reserves would be developed in a manner that is compatible with existing 
adjacent land uses. 

In closing, we trust that this letter demonstrates the proposed MR designation is appropriate for 
the site and consistent with Kitsap County policy for designation and protection of commercially 
significant and locally important mineral resource lands.     

Thank you for your consideration of this letter.   If you have any questions or need any 
information, please contact me any time.       

Sincerely,  
STRUCK ENVIRONMENTAL, INC. 

Phil Struck 
Principal 

Attachments 

cc:  Liz Williams, Kitsap County DCD 
Peter Best, Kitsap County DCD 
Pat Lockhart, KRM    

CPA 18-00490 Culbertson 
Attachment C4



EXHIBIT I.   
Culbertson Site Specific Comprehensive Plan Amendment  

Mineral Resource Designation 
Adjacent Residential Land Use and Setbacks 

Existing Quarry 

Approx. Future 
Quarry Limits 

Forest Land  
Industrial  

Undeveloped 
Forest Land  

MR/Industrial  

Industrial  

MR/Industrial  

Undeveloped 
Forest Land  

August 7,2018 
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8/8/2018 FW: Mineral Resource Overlay at KRM/ACG - Rhea Canas

https://outlook.office365.com/owa/?viewmodel=ReadMessageItem&ItemID=AAMkAGE3MmE2NzU3LTZmZTctNDMzZi1iOTBlLTFkMGNlZTE5NTkzZQ… 1/3

FW: Mineral Resource Overlay at KRM/ACG

Hi Rhea,

Can you please add the comment below from Mr. Benne� to the public comment matrix?

Thanks,

Liz

From: Liz Williams  
Sent: Monday, August 6, 2018 5:17 PM 
To: ericmbenne�12@gmail.com 
Cc: Comp Plan <compplan@co.kitsap.wa.us> 
Subject: RE: Mineral Resource Overlay at KRM/ACG

Hi Eric,

Thank you for reaching out to the Department of Community Development regarding the Culberson Comprehensive Plan
amendment.

We strive to provide public no�fica�on in a number of ways to ensure public par�cipa�on in this important process. For this
amendment no�fica�on was provided via:

Our Online Open House: h�ps://spf.kitsapgov.com/dcd/Pages/2018-Comprehensive-Plan-Amendments.aspx
Legal no�ce published in the Kitsap Sun newspaper;
Broadcast announcements via email, text message, Facebook.com, Twi�er.com, and Nextdoor.com;
No�ce signs posted on site-specific amendment proper�es;
Postcard no�ces mailed to property owners located 800 feet from site-specific amendments and other geographically
specific amendments; and
Formal le�ers to Tribes with usual and accustomed area in Kitsap County.

We took a look at our records and it appears your property is located more than 800 feet from the subject site which is why
you did not receive a post card mailing regarding the request. Kitsap County does have an electronic no�fica�on system
which you can sign up for at the following link: h�ps://public.govdelivery.com/accounts/WAKITSAP/subscriber/new. You will
want to select the “Comprehensive Plan Announcements” list to ensure you receive all future project announcements
regarding the proposed amendment.

You men�oned that the proposed truck route will be on Quarry Street. Based on the applica�on materials submi�ed it is our
understanding that all truck traffic will u�lize the exis�ng quarry entrance on West Sherman Heights Road.  To address
poten�al impacts associated with future development, the Department is recommending changes to the Kitsap County
Code that would require the applicant to obtain a condi�onal use permit prior to a “mineral resource extrac�on”
development occurring on the site. The condi�onal use permit process will allow public par�cipa�on in iden�fying impacts
and proposed mi�ga�on measures to address the impacts associated with any future site development ac�vi�es.

Liz Williams

Tue 8/7/2018 9:47 AM

To:Rhea Canas <rcanas@co.kitsap.wa.us>;
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We understand that you missed the open house and public hearing. Please note that public comment for the Planning
Commission’s considera�on is currently being accepted un�l 11:59 PM on August 7th. We encourage you to provide public
comment on the proposed amendment using one of the following means:

Online comment form: h�ps://app.smartsheet.com/b/form/d542ec4c01a44275943da3c983473b50
Emailed to CompPlan@co.kitsap.wa.us;
Mailed to 614 Division St - MS36, Port Orchard, WA 98366; or
Dropped off at the Permit Center at 619 Division St, Port Orchard.

I am available via phone or email to discuss the proposed amendment in greater detail.

Thanks,

Liz Williams
Planner
Planning and Environmental Programs
Kitsap County Department of Community Development
(360)337-5777 ext. 3036
lwilliam@co.kitsap.wa.us

From: Peter Best On Behalf Of Comp Plan 
Sent: Monday, August 6, 2018 10:25 AM 
To: Liz Williams <lwilliam@co.kitsap.wa.us> 
Subject: FW: Mineral Resource Overlay at KRM/ACG

Liz,

Can you provide a response to Mr. Benne� regarding the no�fica�on issue.  Clarifica�on regarding the truck route and
process might also be helpful.

Peter

From: Eric Benne� <ericmbenne�12@gmail.com>  
Sent: Sunday, August 5, 2018 12:57 PM 
To: Peter Best <pbest@co.kitsap.wa.us>; Comp Plan <compplan@co.kitsap.wa.us> 
Subject: Mineral Resource Overlay at KRM/ACG

My wife and I are homeowners on Quarry Street.  First, I’m curious as to why we didn’t receive any
type of no�ce regarding this proposed mining opera�on?  From what I understand the proposed
route for all the trucks will be up and down Quarry street which directly effects my family and
I.  Disregarding the fact this road isn’t large enough for trucks and trailers to be running up and down
the road all day and has a 90 degree blind corner, we have serious safety concerns for the families
living in the impacted area. There are about 20-30 new houses built up on Sand Dollar Rd.  There
families with children, grandchildren, pets.  People walk and ride bikes along Quarry all day long, I
worry for the safety of everyone on this road.

We have submi�ed mul�ple noise complaints to Kitsap county regarding the noise levels of the
Quarry. Noise levels o�en �mes were WELL above the permissible levels of the Kitsap County Noise
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Ordinance.  We’ve even met with the previous owner of Kitsap Reclama�on and Materials.  I find it
hard to believe that a mining opera�on on top of that will be within 17.170.030.H.

Although it’s not documented I’m sure the blasts from the quarry have structurally affected my house
and houses around me.  Now we’ll have even more to deal with?  Are there any safeguards for us?

How can 17.170.070 even be legal?  If they throw a rock through my roof or I get some sort of health
issue from all the dust and smoke, tough luck?  

We’re angry we weren’t made aware of this un�l now, as I would’ve liked to have gone to the open
house or public hearing but we’re finding out second hand from a Sand Dollar resident. 

And we’re angry that something like this is even being considered.
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8/8/2018 Comments

https://outlook.office365.com/owa/?viewmodel=IAttachmentViewModelPopoutFactory&wid=42&ispopout=1&path= 1/1

 Download Show email

My husband and I have resided at 2708 Quarry St., Bremerton 98312, since 1976.  We built onto our
home in 1984 a�er the former mining company (Pioneer Quarry) was permanently shut down in 1983.

We were not provided with any no�ces regarding the proposed amendment and the sale of the sale of
KRM to a huge mega corpora�on. The quarry was to be forever shut down in 1983.  

The history of the quarry is as follows:

1. April 14, 1983:   Prior mining opera�on (Pioneer Quarry) permanently shut down via Kitsap
County Superior Order.   You should have a copy of the Order provided by Elfie Zaeh.

2. July, 1986:  US Navy requested use of  the prior quarry site to dump dredged waste and bury it at
the site.   A�er hearings, an ar�cle in the Kitsap Sun and a TV news interview with Bryan Johnson,
the request was denied.

3. 1993: KRM quietly started business as a recycling center for brush, trees, natural vegeta�on, etc.
4. Approximately 2005? KRM started mining opera�ons and shut down the recycling business.
5. 2008:  We were given no�ce that the quarry opera�ons were expanding their quarry opera�ons.

I could not possibly give you all of the details of the county officials, the numerous complaints to KRM
and Pat Lockhart that I have dealt with from the beginning.  I have spoken with and emailed
Commissioner Garrido (2 years or so ago),  I have talked to the fire marshall, the department of public
works, on and on.  

I have a�ached copies of my le�er to Kitsap County dated August 29, 2008 and a le�er from Parametrix
(KRM's expert) dated June 11, 2009, addressing the county's concerns about the adjacent residen�al
neighborhood.  My le�er to the county should give more details of what we have put up with from Pat
Lockhart all of these years.  I have much more to tell, but too much to write here.  I have copious hand
wri�en notes of the blasts, the drilling, and on and on.  We also have PHOTOS of the equipment on the
ridge in 2016, which clearly show how far down the ridge has been taken

I respec�ully request that you review the enclosed and DENY this ridiculous proposal.  I cannot sell my
home next to a rock quarry, my taxes should be reduced due to the loca�on of my home, and Pat
Lockhart should be made culpable for the damages to our homes, loss of quiet use and enjoyment,
nuisance, etc.

Thank you for your considera�on.  Peggy Bishop 

Reply all |PB Peggy Bishop <pegb2852@hotmail.com> 
Mon 8/6, 8:57 PM

Comp Plan; elz850@yahoo.com; Peter Best 



Download  Save to OneDrive - Kitsap County

Fw__.zip
11 MB
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8/8/2018 18-00490 (Culbertson) Annual Comprehensive Plan Amendment Process for 2018
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 Download Show email

To whom it may concern, 

I am writing on behalf of the Solis family as a whole. 

My wife and I live at 2608 Skippin Stone Ln W off of Sand Dollar Rd W parcel: 292401-4-028-2004

We also own approximately 8.9 acres of raw undeveloped land off Sand Dollar Rd W parcel:
282401-2-005-2006, 282401-2-002-2009, 282401-2-006-2005.

My father and mother also own parcel: 292401-1-003-2009, 292401-1-013-2007, 292401-1-012-
2008

Allowing the expansion of mineral resource overlay will greatly affect our property values, water,
land use, watershed/retention, and wildlife. 

Residents of Sand Dollar Rd and Skippin Stone Ln are on wells. If our well water is
negatively affected will the mining company fix and compensate surrounding home owners? Will
they repair damage to homes from continued blasting? 

Yes, we bought land and a home close to a mine. This decision was based on current land use
and a new home site development. How could a mine expand with 30-50 new homes being built
very close to said mine? 

Power substations are also very close to mine, not to mention the cascade natural gas
pipline. https://wutc.maps.arcgis.com/home/webmap/viewer.html?
webmap=5a9ae27035b04680bf644f7ba39f5a9b

We have a wide array of wildlife in the area. These hills are home to black bear, bobcat, coyote,
deer, bald eagles, great heron, wood ducks, mallards, owls, western tanager, american
goldfinch, (believe it or not) turkey vultures, etc. 

Please be advised that Kitsap Reclamation-Materials was acquired by ACG Materials based out
of Oklahoma owned by H.I.G. Capital based out of Miami FL. KRM is no longer a family owned
business, it only serves to line the pockets of ACG Materials and H.I.G. Capital.  Many of the
surrounding houses are owned by KRM Real Property Investment LLC and Lockhart.  The
people living in those homes will not speak out in fear of reprisal. Is that really how you want the
people of Bremerton to live?

Allowing the mine to expand will create irreversible damage to this land, to our homes, and
wildlife habitat. Once it is allowed there is no turning back. This project is not right for our
community. 

Thank you for your time,

Regards,

Reply all |ES eddy solis <esolis85623@yahoo.com> 
Yesterday, 11:50 PM

Comp Plan; Evelyn Solis <esolis803@gmail.com>; E S <esolis85623@yahoo.com
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