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[bookmark: _GoBack]Preliminary Plats (Subdivisions) Requirements
[bookmark: 1._PURPOSE]Purpose
The purpose of a Preliminary Plat is to allow for the subdivision or redivision of land into ten (10) 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, Orting Municipal Code (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.
A Preliminary Plat is defined as: A neat drawing of a proposed subdivision showing the proposed layout of streets and alleys, lots, blocks, utilities and restrictive covenants to be applicable to the subdivision, and other elements of a plat or sub division which furnish a basis for the approval or disapproval of the layout of a subdivision.
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 the following criteria can be met:
A. The application complies with the City’s requirements (Title 12 OMC). 
B. 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.
C. 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.  
[bookmark: 2._How_to_Apply][bookmark: 4._Submittal_Requirements]Submittal Requirements 
☐ One completed original Land Use Permit Application Form, signed and dated. 
☐ Title Reports dated within the last 90 days 
☐ Mailing Labels for all property owners within 500-feet of the project site 
☐ Concurrency letter verification for Vehicles Trips and connection to City Water and Sanitary Sewer (OMC 15-8 and OMC 15-9) 
☐ Application fee(s)
☐ Estimate of Impact Fees and Payment Schedule per OMC 15-6
☐ SEPA Environmental Checklist 
☐ Electronic copies of each of the following Technical Studies are required, including: 
· Transportation Impact Analysis (TIA) per OMC 15-6  
· Submit a Scoping document prior to City releasing Report Guidelines.
· Technical Information Report (TIR) per OMC Title 9 and OMC 9-5 
· Storm Drainage Report per the most current adopted Washington State Department of Ecology (DOE) Stormwater Management Manual for Western Washington 
· Critical Areas Report per OMC Title 11, Title 14 and Archeological & Historic compliance (See WA DAHP)
· Flood Plain/Way shall be delineated per National Flood Hazard Layer FIRMett/FEMA Current mapping retrieval.
☐ Meets and bound legal description and accurate legal description of any proposed utility or access easements, if applicable, prepared by a licensed land surveyor.
☐ Narrative describing the project, include the square footage of the existing lot and new lots. Include with the narrative, the square footage of dedicated rights-of-way, utility easements, and tracts.
☐ Vicinity map that identifies the location of the subdivision in relationship to its surrounding vicinity, including:
· Street layout in the subdivision;
· Existing and tentatively approved street layout within 800 feet of the subdivision;
· Zoning designations within and adjacent to the subdivision.
· All property lines within 800 feet of the subdivision;
· Streams or watercourses and public facilities, such as schools and parks;
· All 100-year floodplain and designated shoreline boundaries in and within 800 feet of the proposed subdivision;
· Any other pertinent information that will assist in reviewing the proposed subdivision
☐ Boundary and topographic survey.
☐ Lot closure calculations.
☐ Preliminary clearing and grading plan with cut and fill quantities shown in a table and on the plans clearly delineating limits.
☐ Preliminary landscaping plan and existing significant tree plan per OMC 13-5-2
☐ Preliminary street lighting plan.
☐ 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.
☐ Clear copy of the Preliminary Plat drawings at a size of 8 ½” x 11” to be used for the City’s mailing notice to the surrounding property owners.
☐ Preliminary Plat drawings, at a size of 18” x 24”. The drawing shall show:
1. [bookmark: 5._Submittal_Requirements_in_Accordance_]A vicinity map adequate to readily identify the location of the plat in relationship to its surrounding vicinity. 
a) A second vicinity map that identifies development projects in the surrounding area may be required;
2. 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 owner, engineer, surveyor or other individual responsible for laying out the subdivision;
e) Please check for current approval box and those requirements.
3. The date of preparation, the true north point, a graphic scale and drawn to an appropriate decimal scale;
4. The legal description of the property to be subdivided;
5. A statement of soil type, drainage conditions, present landscaping including a description of any natural or manmade land cover, wildlife present, the location of significant trees and any other environmental factors which may be prescribed by the Planning Department;
6. Zoning district designation, on and adjacent to the site
7. The acreage of land to be subdivided; the number of lots, the area and dimensions of all lots; and the approximate square footage and approximate percentage of total acreage in open space;
8. The square footage of all dedicated rights-of-way, utility easements and tracts;
9. The location of existing and proposed platted property lines, and existing section lines, streets, buildings, watercourses, bridges, and any recorded public or private utility or roadway easements, both on the land to be subdivided and on the adjoining lands that abut the proposed subdivision, for a distance of 100-feet from the edge of the subject property;
10. Contours (solid), proposed contours (dotted) and elevation (at minimum five (5) foot intervals) to the extent necessary to accurately predict drainage characteristics of the property. Contours shall be extended at least 100-feet beyond the boundaries of the proposed plat and references to the United States Coast and Geodetic Survey (U.S.C. and G.S.) datum;
11. The names, location, widths and other dimensions of proposed streets, alleys, easements, parks and other open spaces, reservations and utilities;
12. All existing structures and distances from any existing and proposed lot lines within or abutting the subdivision within a distance of 50-feet;
13. Monumentation of all exterior corners and streets and be surveyed by a land surveyor licensed in the state;
14. Provisions for sidewalks, placement or construction of traffic calming features and devices, and other planning features that assure safe walking conditions for students who walk to and from school, users of public transit and other pedestrians; and
15. Proposed sanitary, stormwater and water systems plan with points of connection, grades and sizes indicated; 
16. 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;
17. Proposed public improvements, including highways or other major improvements planned by public authorities for future construction on or near the tract;
18. Typical cross sections of proposed grading, roadways and sidewalks within the proposed subdivision;
19. 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);
20.  Sites, if any, to be reserved or dedicated for parks, playgrounds, or other public uses;
21. 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:
a. 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, 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;
22. All of the information requested on the application form by the Planning, Engineering, and Public Works Departments.
23. [bookmark: 6._Review_and_Approval_Process]Such other additional information as the City Administrator deems necessary.
Application Process
Preliminary Plat proposals are reviewed though a Type 4 review process (OMC 15-4-1) and shall comply with all standards and criteria set forth in applicable City of Orting Municipal Code sections. 
1. A feasibility/collaboration meeting with city staff is recommended as an optional step to informally discuss general aspects about the proposed project and gather information regarding zoning, critical area mapping and other pertinent rules and regulations which relate to the anticipated development proposal. No formal application or fee is required.
2. A pre-application is required to be held with City staff. An application and fee may be required. Contact the City Planner to schedule the meeting.
3. Email PDFs of all plans and supporting documents per the checklist to the City Planner.
4. Upon receiving a Preliminary Plat application and the appropriate application fee(s), staff will first review the proposal for completeness and a high-level review triage for compliance with existing zoning and subdivision regulations.
5. The application, when determined complete, will be routed to City Departments that will have an interest in the review.
6. Based upon any department review comments, the City may ask for more information and/or ask that corrections be made to the application.
7. Staff 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.
8. 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
9. The City Council will conduct a closed record hearing on the Planning Commission’s recommendations and shall either accept, reject or modify the recommended action, resulting in approval or denial, or may remand the proposal back to the Planning Commission for further consideration.
[bookmark: 7._Public_Notice_Requirements]Public Notice Requirements
· Within 14-days of issuing a letter of completeness the City will issues a notice of application. The notice will be issued on the City website, published in the local newspaper, and posted by the City on site.
· [bookmark: 8._Revision_Submittals]When the application is ready to move forward for a hearing, the City will schedule the hearing and provide a notice of public hearing via mailed noticing to the surrounding property owners and parties of record, on the City website, published in the local newspaper, and posted on site.
[bookmark: 9._Please_Note]Please Note
· All revisions must be submitted to the City Planner via email. Each revision package must include the same number of sheets/documents that were required for the original submittal. 
· The property owner bears the responsibility for accuracy and completeness of all information provided with or affecting the application submittal.
· The City may require additional information as needed. If you have any questions concerning your application submittal, please visit City Hall or contact The City Planner at 253-284-0263 or by e-mail at eadams@cityoforting.org 
[bookmark: 10._Links_to_Select_Issaquah_Municipal_C]

Helpful Links
Development & Design Standards https://www.cityoforting.org/home/showpublisheddocument/55/637431454475730000

NPDES Phase II Municipal Stormwater Management Program https://www.cityoforting.org/home/showpublisheddocument/2921/637595424674870000

Application Forms
https://www.cityoforting.org/government/forms

Orting Municipal Code (OMC)
https://codelibrary.amlegal.com/codes/ortingwa/latest/overview

Relevant sections:
TITLE 9 WATER AND SEWERS
TITLE 11 CRITICAL AREAS AND SHORELINE MANAGEMENT
TITLE 12 SUBDIVISION REGULATIONS
TITLE 13 DEVELOPMENT REGULATIONS
TITLE 14 FLOOD CONTROL
TITLE 15 DEVELOPMENT CODE ADMINISTRATION 
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