	[image: image1.jpg]



	CITY OF ORTING

Land Use Permit Information


CITY OF ORTING - Land Use Permit Information

BINDING SITE PLANS

Binding Site Plans provide an alternative method of land division for the sale or lease of commercial or industrial zoned properties, condominiums and manufactured home parks as provided for in RCW 58.17.035 that is more flexible than traditional subdivision procedures.  In addition to any other permits necessary, proposals will also be subject to Architectural Design Review.  A Binding Site plan means a record of survey and a Development Agreement, if required.  The Development Agreement shall incorporate the conditions of approval for the Binding Site Plan. 

The Binding Site Plan process may be used for:

1. The division of land for the purpose of sale or lease of lots for commercial or industrial purposes.

2. The division of land for the purpose of developing residential condominiums or manufactured home parks. 

Criteria For Approval - A Binding Site Plan is approved, approved with conditions, or denied by the City Council based on a recommendation from the Planning Commission following a public hearing and findings that the proposal meets the following:
1. The proposal is in conformance with the Comprehensive Plan.
2. The proposal is in conformance with all applicable performance standards and zoning regulations.

3.  The proposal exhibits design sensitivity to the topography, drainage, vegetation, soils and any other relevant physical elements of the site.
4. Adequate public services and utilities are available or will be made available.
5. All significant adverse environmental impacts identified under SEPA will be mitigated.

Criteria for Approval Specific to Condominiums:
1. All lots and developments shall meet the minimum requirements of the OMC. Phase or lot lines shall be used as lot lines for setback purposes under the zoning code.

2. Condominiums may be developed in phases where ownership of the property is unitary but some structures are to be completed at different times or with different lenders financing separate structures or areas of the property.  The following conditions shall apply to phased condominiums:

a) By a joint obligation to maintain any and all access ways. The City shall have no obligation to maintain such access ways.

b) The City shall require easements for access to the property to allow for emergency services and utility inspections as defined in the Development Agreement.  

c) Reciprocal easements for parking shall be provided to all tenants and owners.

d) The applicant must submit a Binding Site Plan schedule for completion of all phases.

e) Phase lines must be treated as lot lines for setback purposes under the zoning code unless the property owner will place a covenant on the BSP that the setback areas for built phases, contained in all unbuilt phases, shall become common areas and owned by the owners of existing units in the built portions of the condominium upon the expiration of the completion schedule.

f) All public improvements shall be guaranteed by bond or other security satisfactory to the City.

g) All built phases in a condominium BSP shall have a joint and several obligations to maintain landscaping through covenants or easements or both to assure that the responsibility is shared among the various owners 

Binding Site Plan Approvals
1.  The applicant attends a pre-application meeting with the City.  The purpose of the meeting is to discuss the nature of the proposed development, application and permit requirements, fees, review process and schedule, and applicable plans, policies, and regulations.
2.  The applicant submits five (5) copies of an application packet to the City containing: 
a)
A completed application cover sheet

b)
Vicinity map of the area where the site is located

c)
Environmental checklist

d)
Proposed Binding Site Plan and landscape plan (see Specifications below).
f)   All materials necessary for Architectural Design Review (13.6.6 OMC)

g)
Any other information as required by the City shall be furnished, including but not limited to traffic studies, wetland reports, elevations, profiles, and perspectives, to determine that the application is in compliance with the Orting Municipal Code.
h)  Filing fee of $750 + $50 per lot (check payable to the City of Orting). 
3.  The City will review the application and provide the applicant with a written determination of completeness or incompleteness.  The applicant must supply any requested information as directed by the letter.
4.   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.

5.  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.

6.  The City Administrator gives notice (as required in 15-5-3 OMC) and the Planning Commission holds a public hearing on the proposed amendment to the Zoning Map.  Public comment will be taken at this meeting.  The Planning Commission will recommend conditional approval, conditional approval with modification, or denial to the City Council.  Specific guidelines for final approval will be attached to the recommendation.

7. The City Administrator gives notice (as required in 15-5-3 OMC) and the City Council holds a public hearing on the Planning Commission’s recommendation regarding the application.  After reviewing the facts, the City Council evaluates the proposal and either grants conditional approval or conditional approval with modifications through a resolution, denies the approval, or remands the application back to the Planning Commission for further consideration.

8.   The conditional approval becomes final and effective when the final development plan is approved by the City Council.  The final development plan may be approved in stages.  The City Council will approve the final development plan only when convinced that the recommended conditions of approval specified by the Planning Commission are met.  Building permits are issued only for those portions of the Binding Site Plan for which the final development plan is approved.


Binding Site Plan Specifications
Binding Site Plan drawing submittals shall be in the form of one (1) mylar original and four (4) copies on sheets a minimum of 18” by 24” in size including:
1)
A preliminary site plan to a scale of 30 feet to one inch, stamped and signed by a registered engineer, architect or land surveyor illustrating the proposed development of the property and including, but not limited to the following: 

a)
Name or title of the proposed binding site plan

b).
Date, scale and north arrow

c)
Boundary lines and dimensions including any platted lot lines within the property

d)
Total acreage

e)
Property legal description

f)
Existing zoning and development on the site and within 300 feet
g)
Location and dimensions of all existing and proposed:

i.
Buildings, including height in stories and feet and including total square feet of ground area coverage and uses
ii.
Parking stalls, access aisles, and total area of lot coverage of all parking areas 

iii.
Off street loading area(s)

iv.
Driveways and entrances 

v.
Proposed building setbacks in feet

vi.
Fences and wall (including retaining walls)
vii.
Proposed monument signs
viii.Easements
ix.
Utilities including fire hydrants
x.
Grades show in 5 foot contours (minimum)
h)
Location of any regulated sensitive areas such as wetlands, steep slopes, wildlife habitat or floodplain and required buffers.

i)
Proposed surface stormwater drainage treatment

j)
Building, signage and landscape design proposals as required for Architectural Design Review (13-6-6 OMC) and landscaping (13-5-7 OMC)
Applicants are also encouraged to provide one (1) digital copy on a CD in a CAD program compatible with AutoCad or ArcView
Recording Requirements - When the proposed Binding Site Plan receives final approval, the applicant shall record the Binding Site Plan and Development Agreement, if required, with the Pierce County Auditor. The applicant shall furnish the City with three copies and a digital copy of the recorded Binding Site Plan within five working days of recording, and the Pierce County Assessor shall be furnished one paper copy. Lots created through the Binding Site Plan process shall not be sold or transferred unless the Binding Site Plan and a record of survey map, which is prepared in compliance with Chapter 58.09 RCW and which includes a legal description of each lot being created, is approved by the City and filed for record in the Pierce County Auditor’s office. The Binding Site Plan and all of its requirements shall be legally enforceable on the purchaser or other person acquiring ownership of the lot, parcel, or tract.
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