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	CITY OF ORTING

Land Use Permit Information


CITY OF ORTING - Land Use Permit Information

SHORELINE SUBSTANTIAL DEVELOPMENT PERMITS

Shoreline Substantial Development Permits are required for any project or activity within the City’s shoreline management jurisdiction including:

	Any use or activity consisting of:

· Construction or exterior alteration of structures

· Dredging

· Drilling

· Dumping or filling

· Removal of sand, gravel, or minerals

· Bulkheading

· Driving of piles

· Placing of obstructions


	Or: 

Any project of a permanent or temporary nature which interferes with the normal public use of the surface of the waters overlaying lands subject to the Shoreline Master Program at any state of water level.



	Which: 

Has a total cost or fair market value in excess of two thousand five hundred dollars ($2500).


	Or:  

Materially interferes with the normal public use of the waters or shorelines of  the City.



Exemptions

Certain Substantial Developments may be exempt from this permit requirement.  Certification of exemption is highly recommended before proceeding with any non-permitted project listed above.  The rules concerning permit requirements and exemptions are described in Section 8.05 of the Shoreline Master Program (SMP).


The following uses/activities are categorically exempt and do not require a Substantial Development Permit:

· Normal maintenance or repair of existing structures or developments, including damage by accident, fire, or elements; construction of the normal protective bulkhead  common to single family residences; and, emergency construction necessary to protect property from damage by the elements.

· Construction and practices normal or necessary for farming, irrigation, and ranching  activities, including agricultural service roads and utilities, and the construction and    maintenance of irrigation structures including but not limited to head gates, pumping   facilities, and irrigation channels.  Feedlots, processing plants, other activities of commercial nature, and alteration of the landscape beyond normal cultivation are not considered normal or necessary.

· Construction by the owner, lessee, or contract purchaser of a single family residence for his /her own use (or the use of his/her family).  The height of this residence may not exceed thirty-five feet above average grade level and must conform to all state and local regulations.

· Construction of a dock, designed for pleasure craft only, for the private noncommercial use of the owner, lessee, or contract purchaser of a single family residence and not exceeding a cost of two thousand five hundred dollars ($2500).

· Operation, maintenance, or construction of canals, waterways, drains, reservoirs, or other facilities that now exist or are hereafter created or developed as a part of an irrigation system for the primary purpose of making use of the system waters.

· The marking of property lines or corners of state owned lands, when such marking does not significantly interfere with the normal public use of the surface water.

· Operation and maintenance of any system of dikes, ditches, drains, or other facilities existing on September 8, 1975, which were created, developed or utilized primarily as part of an agricultural drainage or diking system.

· Construction or modification of navigational aids, such as channel markers and anchor buoys.

The exemption granted may be conditioned to ensure that the activity is consistent with the SMP and the Shoreline Management Act.

Exemption from Substantial Development Permit requirements does not constitute exemption from the policies and use regulations of the SMP or any other applicable local, state, or federal permit requirements, regulations, or laws.

Pre-application conferences are required prior to submittal of permit applications in order for applicants to receive direction from the City.

Substantial Development Permit Approvals

1.  Five (5) copies of the application packet must be submitted, each including:

a)
A completed application cover sheet.

b)
A site plan as described under Submittal Requirements.

c) 
A SEPA checklist  

d)
Mailing labels for all property owners within three hundred feet (300’) of the project site.

e)
Filing fee of $100 + all planner review costs (check payable to the City of Orting).

2.  The City reviews and processes the application and determines whether the application should be approved, approved with conditions, or denied and sends the decision to the state Department of Ecology for review and concurrence.  

3.  The Department of Ecology reviews and decides to approve, approve with conditions or deny the application based on its review of the City’s processing.

Submittal Requirements

Substantial development permit application submittals shall be in the form of written narratives or drawings on sheets 11”by 17” or 18" by 24" in size including the following:

1.
A vicinity map extending at least eight hundred feet (800’) in each direction from the proposed short plat, or further if necessary to assist in locating the short plat.  The vicinity map shall be drawn to a scale of one inch equals eight hundred feet (1” = 800’).  The vicinity map shall also show the proposed disposal site for any soils removed by dredging or other means.  If the disposal site is beyond the limits of the vicinity map, another map may be used.

2.
A site plan drawn to scale and including a title block in the lower right hand corner of the  map showing:


a)
The proposed name of the short plat.


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 short plat.

3)  The content of the site plan shall be drawn to scale and include:

a)
Property boundaries and dimensions;

b)
Ordinary High Water Mark (OHWM) location;

c) 
Typical cross sections with:

i.
existing ground elevations;

ii.
proposed ground elevations;

iii. height of existing structures; and

iv. proposed heights of new structures

d)
If the proposal involves clearing, cutting, filling, other alteration of land contours, the plan should show:

i.   area and dimensions of alterations;

ii.  proposed contours using two-foot intervals in both shorelands and uplands;

iii. dimensions and locations of existing structures to be maintained;

iv. dimensions and locations of proposed structures, parking, and landscaping;

v.  source, composition and volume of extracted and fill materials;

vi. locations of proposed utilities and on-site waste disposal systems,


vii. shoreline environment designation per the adopted City SMP;

viii. location and characteristics of existing vegetation to be cleared or altered.

4)  A narrative description of the proposal should be submitted covering the purpose of the project, the nature and extent of the improvements, and the character of the surrounding area.  If new on-site sanitary waste disposal is proposed, the narrative should include evidence that the proposal complies with local and state health regulations.

5.
Such other additional information as the City Administrator deems necessary.
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