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	CITY OF ORTING

Land Use Permit Information


CITY OF ORTING - Land Use Permit Information

PRELIMINARY (SUBDIVISIONS) PLATS

Subdivision or redivision of land into five (5) or more lots, tracts, parcels, sites, or divisions for the purpose of sale, lease, or transfer of ownership requires preliminary approval as Preliminary Plats recorded by the City prior to any change of ownership.  Preliminary plats are approved by the City Council based on recommendations of the Planning Commission.  Preliminary plats are described in by the City of Orting Subdivision Code, Title 12, OMC. After the site improvements of the proposed project are completed and accepted by the City, a Final Plat approval process is necessary before lots can be sold and building permits issued.

Criteria for Approval - The Planning Commission will review Preliminary plat applications and recommend approval, approval with conditions, or denial of the application.  Preliminary plats may be approved only if all of the following criteria can be met:

1. 
The application complies with the City’s requirements (Title 12.5 OMC). 

2. 
Appropriate provisions are made for, but not limited to, the public health, safety and general welfare, open spaces, drainage ways, streets or roads, alleys, other public ways, transit stops, potable water supplies, sanitary wastes, parks and recreation, playgrounds, schools and school grounds, and shall consider all other relevant facts, including sidewalks and other planning features that assure safe walking conditions for students who walk to and from school.

3.
The public interest will be served by the subdivision and any dedications.

The applicant has the burden of proving that the proposed subdivision meets all of the criteria described above.  Thorough documentation of the proposal's compliance with the criteria will greatly assist in the subdivision consideration process and improve the likelihood of approval.  Applicants are required to attend a pre-application meeting with City staff prior to submitting an application.  The formal subdivision consideration procedure is:

Preliminary Plat Approvals

1.  Ten (10) copies of the application packet must be submitted, each including:

a)
A completed application cover sheet.

b)
A sketch or map (the Preliminary Plat) as described under Submittal Requirements.  (Note that the original mylar must also be submitted.)

c)
A certificate giving full and complete description of the lands divided as they appear on the plat, including a statement that the preliminary plat has been made with free consent and in accordance with the desires of the owner(s).  If the preliminary plat includes a dedication, the certificate must also contain the dedication of all streets and other areas open to the public, and individual(s), religious society or societies, or to any corporation, public or private, as shown on the plat.  Preliminary plats with dedications also require waiver of all claims for damages against any governmental authority which may be occasioned to the adjacent land by the established construction, drainage, and maintenance of the road.  The certificate must be signed and acknowledged before a notary public by all parties having an interest in the lands subdivided.

d)
For preliminary plats containing dedication, a title report confirming that the title of the lands as described and shown on the plat is in the name of the name of the owner signing the certificate must be included.

e)
Mailing labels for all property owners within five hundred feet (500’) of the project site.

f) 
A SEPA checklist

f)
Filing fee of $750 + $50 per lot (check payable to the City of Orting).

2.  The City will review the application and provide the applicant with a written determination of completeness or incompleteness.  The applicant must supply any requested additional information as directed by the letter.
3.  Following the determination that the application is complete, the City will schedule a meeting of the Technical Review Committee (TRC).  The applicant will be notified of this meeting.  The TRC may be composed of representatives of all affected City departments, utility districts, the fire department, and any other entities or agencies with jurisdiction.  The TRC will review the application for compliance with City plans and regulations, coordinate necessary permit reviews, and identify the development's environmental impacts.
4.  The City Administrator will prepare a written report for the Planning Commission.  The report will contain: factual findings; comments from City departments and other agencies having jurisdiction; an environmental assessment, SEPA determination and/or Final Environmental Impact Statement; and the staff's recommendation for action.

5.  The Planning Commission will conduct an open record public hearing to hear testimony and to evaluate the proposed subdivision using the criteria.  The applicant shall be available at the hearing and any subsequent Planning Commission deliberations.  Following its evaluation, the Planning Commission will recommend approval, approval with conditions, or denial of the application to the City Council.

6.  The City Council will conduct a closed record hearing on the Planning Commission’s recommendations and shall either accept or reject the recommended action, resulting in approval or denial, or may remand the proposal back to the Planning Commission for further consideration.

Submittal Requirements

Preliminary plat application submittals shall be in the form of one (1) mylar original and nine (9) copies on sheets a minimum of 18" by 24" in size including the following:

The Preliminary Plat map or sketch must contain:

1.  Topographical and other site data depicting:

a)  boundary lines including bearing and distance;

b)  easements, including location, width and purpose;

c)  streets on and adjacent to the tract, including name, right-of-way width, location, and type, width, and elevation of surfacing, walks, curbs, gutters, culverts, etc;

d)  number of residential lots and typical lot size;

e)  lot layout with lot line dimensions, the area in square feet contained in each lot and minimum building setback lines;

f)  the location and use of all existing buildings within the proposed subdivision indicating which buildings are to remain and which are to be removed;

g)  ground elevations on the tract, based on a datum plane approved by the city engineer:


i. for land that slopes less than approximately two percent, show elevations at all breaks in grade, along all drainage channels or swales, and all selected points not more than one hundred feet apart in all directions; 


ii. for land that slopes more than approximately two percent, either show contours with an interval of not more than five feet if ground slope is regular and such information is sufficient for planning purposes, or show contours with an interval of not more than two feet if necessary because of irregular land or need for more detailed data for preparing plans and construction drawings;

h)  other conditions on adjacent land, including:

i. approximate direction and gradient of ground slope, including any embankments or retaining walls; 

ii. character and location of buildings, railroads, power lines, towers, and other nonresidential land uses or platted lands within three hundred (300') of the subject property (subdivision plats should be referred to by name, recording date, volume and page number, with lot size and dwelling units shown;

i)  north arrow; 

2.  Utilities on and adjacent to the tract, including:


a)  location, size and invert elevation of sanitary, storm and combined sewers;


b)  location and size of water mains; 


c)  location of gas lines, fire hydrants, electric and telephone poles, and street lights;


d)  if water mains and sewers are not adjacent to the tract, indicate the direction and distance to, and size of, the nearest ones, showing invert elevation of sewers;

3.  Proposed sanitary, stormwater and water systems plan with points of connection,  grades and sizes indicated.

4.  Proposed public improvements, including highways or other major improvements planned by public authorities for future construction on or near the tract;

5.  Typical cross sections of proposed grading, roadways and sidewalks within the proposed subdivision;

6.  Profiles of all proposed streets within the proposed subdivision showing the grade to which the streets will be built and the existing groundline of the proposed streets including probable future extensions of any stub (dead end) streets for a maximum distance of 150 feet beyond the boundaries of the subdivision (or, as an alternative, the preliminary plat map may show topography, certified by a registered engineer or surveyor, in two foot contours within fifty feet of each side of the centerline of all probable extensions of any stub (dead end) streets for a distance of 150 feet beyond the boundaries of the proposed subdivision);

7.  Sites, if any, to be reserved or dedicated for parks, playgrounds, or other public uses;

8.  Sites, if any, for multi-family dwellings, shopping centers, churches, industry or other nonpublic uses exclusive of single-family dwellings;

9.  Zoning district designations, on and adjacent to the tract;

10.  Other conditions on the tract including:

a) rock outcroppings;

b) location and disposition of any wells, creeks, drainage courses, drainageways, 100-year floodplain boundary and easement in or within 200 feet of the proposed subdivision;

c) the location of all trees more than six inches in diameter at a height of four feet above grade within the proposed subdivision, and for 150 feet beyond the terminus of all dead end streets allowing that:

i.individual trees in a stand of five trees or more need not be shown, but the area covered by the stand (the dripline) shall be shown,


ii. for trees outside of the subdivision boundaries, the location of said trees may be based on aerial photographs of other methods acceptable to the City Administrator which does not require the applicant to trespass on adjacent property;

d)  the location of identified hazards or development limitation areas identified by the City Critical Areas Maps.

e) the location of any state shorelines and associated wetlands within the subdivision as defined by State law and the City Shoreline Master Program;

11.  A vicinity map extending at least 800 feet in each direction from the proposed subdivision, or further if necessary to assist in locating the subdivision.  The vicinity map shall be drawn to scale of one inch equals 800 feet.  The vicinity map shall show the following:

a) street layout in the subdivision;

b) existing and tentatively approved street layout within 800 feet of the subdivision;

c) zoning designations within and adjacent to the subdivision.

d) all property lines within 800 feet of the subdivision;

e) streams or watercourses and public facilities, such as schools and parks;

f)  all 100-year floodplain and designated shoreline boundaries in and within 800 feet of the proposed subdivision;

g) any other pertinent information that will assist in reviewing the proposed subdivision;

12.  A title block in the lower right hand corner of the preliminary plat map showing:

a) the proposed name of the subdivision;

b) the scale of the drawing;

c) the date of the drawing;

d) the name and address of the engineer, surveyor or other individual responsible for laying out the subdivision;

13.  Such other additional information as the City Administrator deems necessary.
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