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CITY OF ORTING - Land Use Permit Information

PRELIMINARY PLANNED UNIT DEVELOPMENTS
A Planned Unit Development District (PUD) is intended to allow for some flexibility in zoning by evaluating compliance with performance standards on a development-wide basis rather than parcel-by-parcel.  This provides the City and the developer with an opportunity to design a project so that it creates a more desirable environment and results in as good or better use of land than could from a subdivision in the regular zone classifications. 

PUD's allow innovative responses to:

· Environmental constraints, such as critical or sensitive areas.

· Residential density or commercial intensity by allowing a deviation from rigidly established patterns of land uses, in order to successfully meet the needs of the community while complying with the mandates of the Growth Management Act.

· The provision of adequate open space for the uses within the planned unit development, by providing flexibility of design in the placement of buildings, open space, and parking areas.

· Circulation, both pedestrian and vehicular, within the planned unit development and in relation to circulation patterns surrounding the site.

The City encourages development of a PUD on contiguous land and property.  A preliminary subdivision application may be submitted and considered concurrently with the PUD.

How does a PUD work?

The PUD is an overlay on the existing zoning.  It is adopted as an amendment to the Official Zoning Map.  An application for an amendment proposing a PUD may be initiated by the property owner(s), contract purchaser(s) of property involved in the proposed PUD, or a public agency.  An amendment is approved through a two-step process.  Conditional approval is obtained on a preliminary development plan following public notice and hearing.  Final approval may be granted only after a final development plan that meets guidelines established by the City is accepted.  A PUD may, at the applicant's or City's discretion, be accomplished or constructed in stages (dependent upon some conditions).  

The uses within the PUD depend on the uses of the underlying zone.  Planned developments are classified as either Residential PUDs or Non-Residential PUDs.  A Residential PUD is a development whose principal purpose is providing one or more types of housing.  The overall site capacity of the project is the same as allowed by the densities permitted by the underlying zone, with a possible minor increase through the City’s discretion.  All other (non-housing) uses are considered accessory, supportive, or adjunct to housing.  A Non-Residential PUD is a development where the distinct majority of uses may include: retail, service, industrial, and manufacturing.  Housing uses are allowed where permitted by the underlying zone but must be minor and secondary in purpose to the above uses in a Non-residential PUD.

The City may, in the interest of the public good, limit or restrict development in a PUD based on the relationship of the size of the area being developed or redeveloped with the nature of the uses intended, lot coverage, parking and loading requirements, provisions for open space, adequacy of roads and utility systems.  Residential PUD's have a minimum site area of one acre.  There is no set minimum size for Non-Residential PUD's.  Street and structure vacations may be required to ensure that the development conforms with the intent of the PUD.  

Planned Unit Development Districts are described in Section 13.6.3 of the Orting Municipal Code.

Criteria for Approval
Approval of a preliminary development plan for a proposed PUD with or without modifications may be granted only if the following conditions are met:

1. The proposal is in substantial conformance with the Comprehensive Plan.

2. Exceptions from the standards of the underlying district are warranted by the design and amenities incorporated in the development plan and program.

3. The proposal is in harmony with the area's current or potential future use.

4. The system of ownership and means of developing, preserving, and maintaining open space is suitable.

5. The approval will result in a beneficial effect upon the area which could not be achieved under other zoning districts.

6. The proposed development or units thereof will be pursued and completed in a conscientious and diligent manner.

Planned Unit Development District Standards

The following standards should be considered in the design of a PUD:

1. Structure Vacation - When deemed necessary, the City may require removal of all or portions of existing structures in a proposed PUD.

2. Street Vacation - The City encourages development of PUDs upon contiguous land and property.  When deemed necessary to meet this goal, the City may require the vacation of all or portions of existing streets within the proposed PUD.  Existing rights-of-way may be included in the development if they serve a functional purpose for the PUD and do not act to separate or divide the PUD into non-contiguous units.  (This standard does not include freeways, limited access roads, or major arterial highways.)

3. Uses Permitted in Residential PUDs - Housing types will be limited only by the density of the underlying zone and any bonuses granted.  Examples of permitted uses which may be included in the development plan are:

a)
Condominiums and townhouses.

b)
Customary accessory uses and structures common to individual and group dwellings.

c)
Group residences.

d) 
Manufactured home subdivisions.

e)
Non-residential uses such as schools, churches, libraries.

4. Uses Permitted in Non-Residential PUDs - Uses permitted by the underlying zone may be authorized in the development plan.

5. Unclassified and Conditional Uses - Uses permitted in the underlying zone may be authorized in the development plan.  When a Conditional Use Permit is authorized as part of the development plan, additional permitting is waived.

6. Subdivisions - Subject to density of dwelling units, the minimum area, width and yard requirements for subdivision lots proposed within a PUD may be less than the minimum specified in the underlying zone district if the design of the subdivision is in accordance with the intent and purposes of the PUD.  Except for necessary roads, the balance of the total tract intended for subdivision must be devoted to open space.

7. Permissive Variation from Standard Requirements - Modifications in the regulations, requirements, and standards of the underlying zone are subject to the following guidelines:

a)
Off-street parking and loading: The total off-street parking facilities should not be less than the sum of the required parking facilities for the various uses computed separately.

b)
Common walls: The Building Official may issue Building Permits for construction of individually owned units with shared walls prior to approval of the final plat.  Occupancy is not allowed until final approval, though.

c)
Height of buildings: The height of buildings and structures within a PUD is limited to the height permitted by the underlying zone.  This height may however, be increased in exchange for provision of greater open space or separation of buildings on the same or adjoining property.  This will only be allowed when adequate provision is made for light, air, and safety.

d)
Lot area coverage: The maximum lot area coverage within a PUD or any portion thereof is determined at the time of consideration of a preliminary development plan.

e)
Yards: The requirement for yards in a PUD is the same as required by the underlying zone for those yards abutting the exterior boundary of the PUD.  Requirements for any yard not abutting or adjoining the exterior boundary of the PUD is determined at the time of a preliminary development plan.

Preliminary PUD Approvals
The applicant has the burden of proving that the proposal meets all of the criteria described above.  Thorough documentation of the proposal's compliance with the criteria will greatly assist the amendment consideration process and improve the likelihood of approval. The formal amendment consideration procedure is:

1. The applicant attends a pre-application meeting with the City.  The purpose of this 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 an application packet to the City which contains:

a)
A completed application cover sheet.

b)
Preliminary Development Plan (see Preliminary PUD Specifications below).

c)
Preliminary homeowners' association bylaws and covenants.


d)
SEPA Checklist.

e) Filing fee of $750 + $50 per lot (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 additional 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 they are convinced that the approval guidelines, specified by the Planning Commission and attached to the preliminary approval, are met.  Building permits are issued only for those portions of the PUD for which the final development plan is approved.


The final development plan, or a stage thereof, must be submitted within three years of preliminary approval.  (When deemed reasonable and appropriate, the City Administrator may grant a one year extension.)  Failure to meet this deadline or make progress in a reasonable and consistent manner at any time during the project will result in elimination of the PUD.

Preliminary PUD Specifications
Preliminary PUD 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 PUD 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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