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	CITY OF ORTING

Land Use Permit Information


CITY OF ORTING - Land Use Permit Information

SHORELINE VARIANCES

Shoreline Variances are required for any project which proposes to deviate from the performance standards set forth in the SMP.  Variances are granted only in extraordinary cases where strict implementation of the SMP would impose unnecessary hardships on the applicant.  Variances apply only to deviations from performance standards -- requests for types of use other than those permitted outright in the SMP require Conditional Use Permits.

Approval Criteria – Variances are approved and denied by the Administrator with review by the State Department of Ecology.  Special conditions may be attached to an approved variance by the City or state to prevent undesirable effects from the proposed project.  In all cases, consideration is given to the cumulative impact of additional requests for like actions in the area. The applicant must demonstrate compliance with the following criteria for the variance to be granted:

1. The strict requirements of the bulk, dimensional, or performance standards set forth in the SMP preclude or significantly interfere with a reasonable use of the property not otherwise prohibited by the SMP.

2. The hardship described above is specifically related to the property and is a result of unique conditions such as irregular lot shape, size, natural features and the application of the SMP and not, for example, from deed restrictions or the applicant's own actions.

3. The design of the project will be compatible with other permitted activities in the area and will not cause adverse effects to adjacent properties or the shoreline environment.

4. The variance authorized does not constitute a grant of special privilege not enjoyed by other properties in the area, and will be the minimum necessary to afford relief.

5. The public interest will suffer no substantial detrimental effect.

6. The public rights of navigation and use of the shorelines will not be adversely affected by the granting of the variance (for projects that will be located either waterward of the Ordinary High Water Mark or within marshes, bogs, or swamps).

Approval of a variance is not a "green light" for the entire project -- it is compliance with one aspect of the regulatory framework protecting our sensitive shorelands.  Applicants should meet with City staff to clarify their individual permitting needs.

Shoreline Variance 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 $500 (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 and 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 reason for requesting the conditional use permit, the hardship that the conditional use permit is intended to compensate for, the nature and extent of improvements related to the conditional use, and the character of the surrounding area.  

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