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STAFF REPORT
ADMINISTRATIVE DECESION

Date: August 27,2008 " Application Date: November 7, 2006

Project: Mullinex Reliable Storage at Spring Creek

Type of Application: Administrative Conditional Use Permit  Project #:06 42567

Project Description: :

The request is for construction of 19 one and two-story self-service mini-storage
buildings ranging in from 2,400 to 3,600 square feet for a total of approximately 164,000
square feet (approximately 800 units) within a gated controlled access compound. Also
included is one 3,375 square foot open storage building intended for RV parking, and
one 4,200 square feet for caretaker’s quarters/office /lcommon building located to be
served by on-site sewage disposal system. The applicant is providing approximately 27
off-street parking spaces for customers. The Review Authority for the Administrative
Conditional Use Permit will be Kitsap County consistent with Title 21 of the Kitsap
County Code (KCC).

Project Location:

The project is located south of the City of Port Orchard and east of State Highway
16. It is on the inside corner of Spring Creek SE as it turns east into SE Spring
Creek Road. ~

Assessor's Account #: 242301-2-004-2002

Applicant and Owner: ' Engineer and Representative:
Philip O’Hartigan, AICP Mark Kuhiman, P.E.

Miles Yanick & Company Team 4 Engineering

600 Winslow Way E# 247 5819 NE Minder Road

Bainbridge Island, WA 98110 ~ Poulsbo, WA 98370

Owner of Record:
Jean Sherrard

Sherrard Spring Creek LLC
1080 Forest Rock Lane
Poulsbo, WA 98370
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State Environmental Policy Act (SEPA) Status:
Pursuant to WAC 197-11-355, the Responsible Official signed a Determination of
Nonsignificance on August 5, 2008 with the following information.

The SEPA comment period previously occurred concurrent with the Notice of
Application dated January 29, 2008. The County is issuing an optional DNS
pursuant to SEPA phased review (WAC 197-11-060(5)). The proposal will result in
moderate adverse impacts from site development activity increased traffic to and
from the site, and increased impermeable surfaces. The proposal occurs in an
industrial zone designated area. The proposed industrial development is required to
adhere to all stormwater and environmental regulations in the Kitsap County Code,
Title 12 and 19 respectively to mitigate potential impacts.

Physical Characteristics:

The subject property is 10.19 acres in size, undeveloped except for an AT&T and US
Wireless communication facilities and the required buffers approved through
Conditional Use Permits (02 01408 and LU-5867). The development site is rectangle
shaped, zoned Industrial, located east of State Highway 16, abutting a Washington
Department of Transportation Maintenance Facility along the south property line, and
north of the SR-16/ Mullinex interchange in South Kitsap County. The property was
approved for a Short Subdivision (04 2329) and the site was graded through a Site
Development Activity Permit (05 24127). Existing trees within the State and County
rights-of-way mostly screen the site from the state roadway. There are two existing
single-family homes located adjacent to the east property line.

Comprehensive Plan Designation and Existing Zoning:
The subject property is designated and zoned Industrial (IND).

Minimum Setbacks = 20 feet front yard
= None
= None

Maximum Lot Coverage = 60%

Surrounding Land Use and Zoning:

The area to the north, east and south of the parcel are zoned Rural Residential
(RR). A small area immediately to the west is also zoned Industrial. Beyond this
parcel, the zoning changes to Rural Protection, a narrow band that extends to the

west and south (RP).

Public Utilities and Services:
Water: Washington Water Company
Power: Puget Sound Energy

Sewer: Onsite Septic (OSS)
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Police: Kitsap County Sheriff
Fire: Kitsap Fire and Rescue #7
Schools: Kitsap School District #402

Transportation Review:

Access occurs north of Mullenix Road, a collector road, from Spring Creek Road. Site
access points from Spring Creek Road occur from the locations on the west and north
property lines. Public transportation does not have a route that runs on this roadway
with the closest route on State Highway 16, the Purdy Connection, and Mullenix Road,
Route #85. They both stop at the Mullenix Park & Ride which is approximately .43 miles
away. Development Engineering has reviewed the project proposal and has issued
conditions of preliminary approval, dated March 20, 2008.

Stormwater Facilities:

The 10.19-acre parcel was graded under Site Development Activity Permit 05
24127. At that time, storm drainage mitigation facilities were also installed. These
included an infiltration trench and four bioswales for each of the proposed lots of
what was going to be a 4 lot short plat. The proposal now is to construct a self
storage facility. The storm drainage mitigation facilities will include use of the
existing infiltration trench and four new bioswales that will treat runoff from
approximately each quarter of the property. The soils on site are listed in the Soil
Survey of Kitsap County Area, Washington as Indianola loamy sand and Ragnar
fine sandy loam. Both soil types are quite permeable and suitable for water
infiltration. The parcel is located in a Category Il Critical Aquifer Recharge area.

Development Engineering has reviewed the project proposal and has issued conditions
of preliminary approval consistent with Kitsap County Code (KCC) Title12, Storm
Drainage, dated March 20, 2008.

Off-Street Parking:

'KCC 17.435 specifically notes numerous land uses and the parking requnrements for
this application. KCC 17.435.030.G.1 “Warehouse, storage, and wholesale
facilities, one per two anticipated employees on duty simultaneously, one per each
anticipated company vehicle parked on the site at night on a regular basis and one
per 300 square feet of office space.” The caretaker unit/office/common building will
contain 900 square feet of office space, 550 square feet of common space and
1,650 square feet of residential space. A total of 28 parking spaces are proposed.
All internal parking is contained within a secured area and access to the parking
originated from the gated ingress/egress located along the north and western
property lines.
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Policies and Regulations Applicable to the Subject Proposal:
1) Road Standards, Title 11

2) Stormwater Drainage, Title 12

3) Zoning, Title 17, (February 15, 1999/ as amended)
Chapter 110 Definitions

Chapter 370 Industrial Zone

Chapter 382 Density, Dimensions and Design
Chapter 385 Landscaping

Chapter 400 Land Use Review

Chapter 420 Administrative Conditional Use Permit
Chapter 435 Off-Street Parking and Loading
Chapter 445 Signs

Chapter 520 Appeals

Chapter 525 Revocations of Permits or Variances

5) KCC, State Environmental Policy Act, Chapter 18.04

6) Kitsap County Critical Areas Ordinance, Tltle 19, (Adopted May 7, 1998 and as
amended December 2005)

Kitsap County Land Use and Development Procedures Title 21, (May 18, 1998 and as
amended)

7) Kitsap County Comprehensive Plan (May 7, 1998 and as amended)

The following provisions are Goals of the Comprehensive Plan addressing the land use
element:

Goal 22 Ensure compatibility of industrial uses with neighboring areas:

Policy LU-107 Encourage any future industrial uses located near residential uses to
develop industrial-park like setting.

Policy LU-108 Allow the outside storage of equipment or materials within industrial
parks only when screen from adjacent properties pr public roadways.

Policy LU-110 Require industrial park development to include a landscaped setback,
berms, walls or other structures to adequately buffer the industrial
activities from adjacent uses.

Analysis:

The project is for the construction of 19 one and two-story self-service mini-storage
buildings ranging in from 4,800 to 8,400 square feet for a total of 167,000 square
feet (approximately 840 units) within a gated controlled access compound. Also
included is one 3,375 square foot open storage building intended for RV parking and
two 4,200 square foot for caretaker’'s quarters (2,100 square fee each)
/office/common building to be served by on-site sewage disposal system.
Approximately 27 off-street parking spaces are proposed.
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Self-Storage facilities are required to be reviewed through an Administrative
Conditional Use Permit and Kitsap County is the review authority pursuant to KCC
17.381.010B. The applicant submitted the Administrative Conditional Use Permit for
the storage facility on November 7, 2006, the County issued a Notice of Complete
Application on September January 9, 2008, and the applicant submitted a revised
site plan on April 4, 2008.

Administrative Conditional Use Permit Review
The Mullinex Reliable Storage at Spring Creek must meet the following requirements of
Section 17.382.030 Design Standards:

Building Height, Buffering and Screening Modification

The director may increase or decrease landscaping, screenmg and setbacks to
minimize conflicts. The maximum height allowed in this zone is 35 feet. The maximum
proposed building height is 25 feet. There will be a 25 foot native vegetation buffer
coupled with proposed landscaping that will provide effective screening of the storage
facility from the traveling public and adjacent residential property owners.

Exterior Lighting

If artificial outdoor lighting is necessary, the lighting should be arranged so that light is
fully shielded from the side view and directed downward and away from adjacent
residential properties. Due to the project location and 25 foot natural vegetation buffer,
any artificial lighting should not impact adjacent residential development or create glare
for the traveling public.

Screening of equipment, storage, and refuse areas

1. The roof-mounted HVAC equipment shall not be visible from abutting lots or
roadways. Roof mounted HVAC equipment is not proposed with this project and is
not applicable to the storage facility.

2. Locate service areas, outdoor storage areas and intrusive features away from
neighboring properties. There is only one small screened outdoor storage area

proposed in relation with this project. However, the 25-foot native vegetative buffer

and proposed landscaping should effectively screen the project from the public’s
view. '

3. The proposed project will be required to comply with all county solid waste
standards and provide concurrence from Waste Management as part of the Site
Development Activity Permit process. The proposed project will be required to
comply with all County solid waste standards and is proposing a recycle/waste
collection area in the southwestern corner and another just inside the western
entrance control gate of the project site. This proposal is consistent with the county’s
solid waste standards.
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Access and Circulation

1. Safe pedestrian access and handicap access shall be required on-site from public
rights-of-way to minimize pedestrian and vehicular conflicts. The nature of the
storage business is that they generate minimal traffic. There may be very little
pedestrian traffic except in the act of loading/unloading storage unit(s). The
incidence of pedestrian and vehicular conflicts is not expected to be an issue. The
centrally located parking area is within easy walking distance of all the storage units.

2. Development is limited to one ingress /egress per 300-lineal feet along a public
arterial. Small parcels that provide less than 200 feet of road frontage shall be
limited to one parking lane and exit. The primary access to the Mullenix Reliable
Storage at Spring Creek will be off of Spring Creek Road SE on the western
property line. A secondary access will be gained along the northern edge of the
property along SE Spring Creek Road. The spatial distance between the two
entrances are well in excess of 300 feet.

Signs permitted according to KCC Section 17.445.

The applicant is required to apply for sign permits in accordance KCC Section 17.445
Signs. Pursuant to this Section, the project will be allowed up to 90 square feet of
signage area per building face, single design and not to exceed 200 square feet per
site. The proposal indicates entry and directional signage visible from Spring Creek
Road will be placed at both gate entrances. Buildings will be identified using letters that
will be either painted on or attached to the building face.

Off-street parking and loading per KCC Section 17.435.
See parking above.

Landscaping provided per KCC Section 17.385.

The KCC requires that a minimum of 15% of the total site area be landscaped to the
standards in the titled section. A final landscape plan and irrigation plan will be required
to be submitted with the Site Development Activity Permit.

The proposed location is 10.19 acres of which 6.3% of the lot area will be left in
native vegetation and 24.8% is proposed for landscape area. The final landscape
plan should follow standards from KCC Section 17.385.030 Installation and
Maintenance for trees, shrubs, groundcover, and soil amendments. The
landscaping should be installed prior to occupancy of the first phase of construction
and plants should be maintained up to two years until they are established. The
vegetation for the screening buffer is required to remain around the base of the
wireless communication facilities as conditioned through the original land use
approval

Footnotes for Zoning Use Tables 17.381.050.42 All business, service repair,
processing, storage, or merchandise display on property abutting or across the
street from a lot in any residential zone, shall be conducted wholly within an
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“enclosed building unless screened from the residential zone by a site-obscuring
fence or wall.

Public Comments:

The County, pursuant to KCC Title 21, Land Use, and Development Procedures gave
proper public notice. To date, the Department has received no comments on the
project proposal from the public.

County Health District: A memorandum dated February 11, 2008 and July
18, 2008 recommends approval.

County Development Engineering: A memorandum dated March 20, 2008
recommends approval, subject to conditions.

County Fire Marshal: Specific requirements are noted on the
Memorandum dated June 30, 2008.

Public Input: None received.

Findings:

Staff has reviewed the Mullenix Reliable Storage at Spring Creek Administrative
Conditional Use Permit application against the requirements in KCC 17.382.030 Design
Standards and satisfies the criteria set forth in KCC Section 17.420.030(A) Findings on
each criterion are hereby made as follows:

1. As found above the proposal is consistent with the Industrial zone designation of
the comprehensive plan.

2. The proposal complies with applicable requirements of Title 17 KCC, assuming
compliance with conditions of approval.

3. The storage facility will not be materially detrimentally to uses or property in the
immediate vicinity which includes other significant industrial uses.

4. The proposal is compatible with and incorporates specific features, conditions, or
revisions that ensure it responds appropriately to the existing character,
appearance, quality or development, and physical characteristics of the subject
property and the immediate vicinity.

Recommendation:

Based upon the above findings, staff recommends that the Administrative Conditional
Use Permit request for Mullenix Reliable Storage at Sprmg Creek be approved, subject
to the following conditions:
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1.

2.

Submit a Site Plan/Civil Construction Plan Review.

Lighting of the parking lot shall be the minimum necessary to provide security.
Light shall be shielded and aimed from adjacent properties consistent with Section
17.455.110 Obnoxious Things of the KCC.

The existing and proposed industrial operations shall be subject to KCC Section
10.28 Noise Requirements.

A minimum of fifteen percent of the total site area shall be landscaped to the
standards set forth in Chapter 17.385.

Before approval of the final site plan through the SDAP process, the applicant
shall submit a final landscape plan with a plant schedule that meets
requirements of KCC Chapter 17.385 Landscaping.

‘The applicant shall install landscaping prior to the construction permit being finaled

for the SDAP. If landscaping cannot be installed prior to final approval of the civil
site plan, the landscaping can be bonded for 150% of the cost of materlals and

labor.

Land use approval is limited to the storage facility and that of the immediate vicinity
proposed by the applicant. 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.

Pursuant to KCC 21.04, land use approval is valid for a perlod of up to three (3)
years from the decision date.

Pursuant to Section KCC 17.421 Land Use Permit Binder, the applicant must
record land use permit binder prior to initiation of any site work, issuance of any
development/construction permits by the county, or occupancy/use of the subject -
property or building.

The applicant shall adhere to all reqUIrements of the Kitsap County Health District that
includes the following:

“10. Prior to final approval of binding water availability letter and BSA approval is

required.

The applicant shall adhere to all requireménts of the Kitsap County Fire Marshal's
Office that includes the following:

11. Automatic fire sprinkler system and alarm system is reduired for all buildings.

12. A letter from the water district is required indicating available fire flow. Water

supply evaluation shall reflect fire flow available at minimum 20 psi during flow




