
ORDINANCE NO. 130 

AN ORDINANCE OF THE CITY OF UNIVERSITY PLACE, WASHINGTON, 
ADOPTING NEW ADMINISTRATIVE PROCEDURES FOR THE PROCESSING 
OF PROJECT PERMIT APPLICATIONS AS REQUIRED BY THE 
REGULATORY REFORM ACT CHAPTER 36.70B RCW, ESTABLISHING A 
PROCESS FOR THE CONDUCT OF OPEN RECORD HEARINGS AND 
JUDICIAL REVIEW, TO IMPLEMENT THE ZONING CODE, SUBDIVISION 
CODE, SITE DEVELOPMENT REGULATIONS, STREETS DRAINAGE AND 
RIGHTS OF WAY REGULATIONS SHORELINE CODE AND CRITICAL AREAS 
REGULATIONS, ADDING A NEW ADMINISTRATIVE TITLE __ TO THE 
UNIVERSITY PLACE MUNICIPAL CODE AND AMENDING THE ZONING 
CODE, SUBDIVISION CODE, SITE DEVELOPMENT REGULATIONS, 
STREETS DRAINAGE AND RIGHTS OF WAY REGULATIONS, SHORELINE 
CODE AND CRITICAL AREAS REGULATIONS AND REPEALING SECTIONS 
12 THROUGH 16 INCLUSIVE OF ORDINANCE NO. 64 

WHEREAS, to best serve the citizens of ; University Place and attract quality business and 
development, the City Council has expressed a desire to process project permit applications in a timely and 
professional manner; and 

WHEREAS, the City Council has indicated the importance of involving the public in the project 
permit review process to the greatest extent possible; and 

WHEREAS, the Regulatory Reform Act (Chapter 36.70B RCW) requires that the City establish a 
permit review process which among other things: (1) provides for the integrated and consolidated review 
and decision on two or more project permits relating to a proposed action; (2) combines the environmental 
review process, both procedural and substantive, with the procedure for the review of project permits; (3) 
provides for no more than one open record hearing and one closed record appeal on such permits, except 
for the appeal of a determination of significance; and (4) provides for the issuance of the City's final 
decision within one hundred twenty (120) days after submission of a complete land use application and 
(90) days after submission of a complete plat application; 

WHEREAS, pursuant to WAC 197-11-800(20) the proposal or adoption of legislation, rules, 
regulations, resolutions, or ordinances or of any plan or program relating solely to governmental 
procedures and containing no substantive standards respecting use or modification of the environment is 
exempt from the State Environmental Protection Act; 

THE CITY COUNCIL OF THE CITY OF UNIVERSITY PLACE, WASHINGTON, DOES 
ORDAIN AS FOLLOWS: 

Section 1. Adding a new title to the University Place Municipal Code. A new Title 1s 
hereby added to the University Place Municipal Code to read as follows: 
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Chapter_.01 
Chapter _.02 
Chapter _.03 

.01.001 

.01.002 

.01.003 
_.01.004 
_.01.005 

.01.006 

.01.007 

.01.008 

.01.009 

.01.010 

.01.011 

.01.012 . 

TITLE 
ADMINISTRATION OF DEVELOPMENT REGULATIONS 

Purpose 
Definitions 
Applicability 

Permit Processing 
Open Public Hearings 
Judicial Review 

CHAPTER .01 
PERMIT PROCESSING 

Pre-Application Requirements 
Complete Applications 
Notice of Application 
Time Periods 
Notice of Decision 
Consistency With Development Regulations and SEP A/Consolidated Permit Review 
Permit Conditions 
Optional Consolidated Permit Processing 
Appeals of Administrative Decisions 

. 01. 001 Purpose. The purpose of this Title is to add an administrative chapter to the 
University Place Municipal Code to comply with the requirements of the Regulatory Reform Act . 

. 01.002 Definitions. Unless the context clearly requires otherwise, the definitions in this 
Section apply throughout this Title. 

A. "Closed record appeal" means an administrative appeal on the record to the Pierce 
County Superior Court, following an open record hearing on a project permit application when 
the appeal is on the record with no new evidence allowed to be submitted. 

B. "Open record hearing" means a hearing, conducted by the Hearing Examiner, that creates 
the City's record through testimony and submission of evidence and information, under the 
procedures prescribed herein. An open record hearing may be held prior to the City's decision 
on a project permit to be known as an "open record predecision hearing." An open record 
hearing may be held on an appeal, to be known as an "open record appeal hearing," if no open 
record predecision hearing has been held on the project permit. 

C. "Project permit" or "project permit application" means any land use or environmental 
permit or license required from the City for a project action, including but not limited to building 
permits, subdivisions, binding site plans, planned unit developments, conditional uses, shoreline 
substantial development permits, site plan review, permits or approvals required by critical area 
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ordinances, site-specific rezones authorized by a comprehensive plan or subarea plan, but 
excluding the adoption or amendment of a comprehensive plan, subarea plan, or development 
regulations except as otherwise specifically included in this subsection. 

D. "Public meeting" or "community meeting" means an informal meeting, workshop, or 
other public gathering of people to obtain comments from the public or other agencies on a 
proposed project permit prior to the City's decision. A public meeting may include, but is not 
limited to, a design review or architectural control board meeting, a special review district or 
neighborhood meeting, or a scoping meeting on a draft environmental impact statement. Under 
RCW 36.70B.020(5), a public meeting is not an open record hearing. The proceedings at a 
public meeting may be recorded and a report or recommendation may be included in the local 
government's project permit application file . 

. 01.003 Applicability. This Title serves to implement the University Place Zoning Code, 
Subdivision Code, Shoreline Use Regulations, Critical Areas Regulations, Public Works Standards and the 
Site Development Regulations. The regulations identified in this Title apply to project permits falling 
into three categories or types. The three types of permit projects have differing provisions applicable to 
each type as follows: 

A. Type I Permits 

1. Administrative Review. Administrative review is used when processing 
applications for administrative permits including, but not limited to, Administrative 
Variance, Administrative Nonconforming, Minor Amendments, Home Occupation 
Permits, Sign Permits, Building and Construction Permits, Site Development Permits, 
Right-of Way Permits, Lot Combinations, Boundary Line Adjustments, and Code 
Interpretations. 

2. Review Process. Unless otherwise stated, administrative review shall be subject 
to the Application Requirements, Complete Application, Notice of Application, Time 
Periods, Consolidated Permit Processing and the Notice of Decision provisions of this 
Ordinance. If an administrative decision is appealed, the Open Record Hearings, Notice 
of Public Hearings, Joint Public Hearings, and the Closed Record Appeal provisions of 
this Title shall apply. 

B. Type II Permits 

1. Administrative Plat Review. Administrative plat review is used when processing 
applications for Short Plats, Plat Alterations and Short Plat Amendments, Large Lot 
Subdivisions, and Binding Site Plans. 

2. Review Process. Unless otherwise stated, administrative plat review shall be 
subject to the Application Requirements, Complete Application, Notice of Application, 
Consolidated Permit Processing and the Notice of Decision provisions of this Ordinance. 
Timing of the project permit review shall be in accordance with the University Place 
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Subdivision Code and Chapter 58.17 RCW. Binding Site Plans shall be processed 
utilizing the same time limits as Short Plats. If applicable, the Open Record Hearings, 
Notice of Public Hearings, Joint Public Hearings, and the Closed Record Appeal 
provisions of this Title shall apply. 

C. Type III Permits 

1. Hearing Examiner Review. Hearing examiner review is used when processing 
applications for project permits, including but not limited to, decisions rendered in 
accordance with Chapter 43.21C RCW, Conditional Use, Preliminary Subdivision, 
Nonconforming Use, Planned Development District, Major Amendments, Variances, 
Shoreline Substantial Development, Shoreline Conditional Use, Shoreline 
Nonconforming Use, Shoreline Variance, Critical Area Permits and Private Road 
Variances. An appeal of an administrative decision is also subject to hearing examiner 
review. Unless otherwise stated herein, hearing examiner review shall be subject to the 
City's Hearing Examiner Ordinance. 

2. Review Process. Unless otherwise stated, hearing examiner review shall be 
subject to Application Requirements, Complete Application, Time Periods, Consistency 
with Development Regulations and SEP A, Permit Conditions, Consolidated Permit 
Processing, Open Record Hearings, Notice of Public Hearings, Joint Public Hearings, 
Notice of Decision, and the Closed Record Appeal provisions of this Title. 

A matrix of the types of project permit applications is attached hereto as Exhibit "A." A matrix 
generally summarizing the procedures applicable to different types of project permit applications is 
attached hereto as Exhibit "B." 

D. Exemptions. The following are exempt from the provisions ofthis Title unless otherwise 
specified: 

1. Legislative decisions, including zoning code text and area wide zoning district 
amendments, adoption of development regulations and amendments, area wide rezones to 
implement new City policies, adoption of comprehensive plan and plan amendments, and 
annexations; 

2. Final plat approval pursuant to RCW 58.17.170. 

3. Landmark designations; 

4. Street vacations; 

5. Street Use Permits; and 

6. Pursuant to RCW 36.70B.140(2), Administrative Appeals, Boundary Line 
Adjustments, Lot Combinations, Right-of-Way Permits, Plats, Building Permits, Site 
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Development Permits, Sign Permits, and other construction permits or .similar 
administrative approvals which are categorically exempt from environmental review 
under the State Environmental Policy Act (SEPA) or permits/approvals for which 
environmental review has been completed in connection with other project permits, 
except short plats, are excluded from the following procedures: 

a. Determination of Completeness; 

b. Notice of Application; 

c. Optional Consolidated Project Permit Processing; 

d. Joint Public Hearings; 

e. Staff Reports; 

f. Notice of Decision; and 

g. Time Limitations. 

. 01.004 Pre-Application Requirements . 

A. Technical Review Conference. The technical review conference is a process designed to 
define those items of Department review which, if not addressed at the conceptual plan stage, 
might result in substantial technical difficulties during the permit processing. Representatives 
from various departments and an applicant for a Project Permit will discuss the conceptual plan 
for the proposed project and the City's regulatory process. A technical review conference may be 
scheduled at the request of the applicant. 

B. Pre-Application Meeting. The pre-application meeting is between Department staff and a 
potential applicant for a Type III Permit to discuss the application submittal requirements and 
pertinent fees. A pre-application meeting is required prior to submittal of an application for a 
Type III Permit. 

C. Community Meeting. For Type III permits, following the pre-application meeting and 
before submitting an application, the applicant shall conduct a community meeting on a weekday 
evening to solicit input and suggestions from the community. A member of the planning staff 
shall attend. Notice of the community meeting shall be made by the applicant by sending a 
written notice, addressed through the United States mail, to the Cities designated neighborhood 
advisory committee chairpersons and all property owners of record within a radius of 300 feet, 
but not less than 2 parcels deep, around the exterior boundaries of the subject property. Notice of 
the community meetings shall be given at least fourteen (14) days prior to the meeting. 
Additional notice shall be given in accordance with _.01.006 (C). Community meetings are not 
required for variances or, when waived by the Director, for Type III Permits which do not abut or 
have an impact on residential properties. 

5 

UNOFFICIAL DOCUMENT



. 01.005 Complete Applications . 

A. Form and Content. The Department shall prescribe the form and content for complete 
applications made pursuant to this Title. 

B. Checklist for Complete Application. Applications shall be considered complete when the 
Department determines that the application materials contain the following: 

1. The correct number of completed Department master and supplemental 
application forms signed by the applicant; 

2. The correct number of documents, plans or maps identified on the Department 
Submittal Standards form which are appropriate for the proposed project; 

3. A completed State Enviromnental Policy Act (SEPA) checklist, ifrequired; and 

4. Payment of all applicable fees. 

C. Time Limitations. 

1. Within twenty-eight (28) days after receiving a project permit application, the 
Department shall provide a written determination to the applicant, stating either: 

a. The application is complete; or 

b. The application is incomplete and what information is necessary to make 
the application complete. 

2. Within fourteen (14) days after an applicant has submitted the requested 
additional information, the Department shall notify the applicant whether the information 
submitted adequately responds to the Notice of Incomplete Application, thereby making 
the application complete, or what additional information is still necessary. 

3. An application shall be deemed complete if the Department does not, within 
twenty-eight (28) days, provide a written determination to the applicant that the 
application is incomplete. 

4. When the project permit is complete, the Department shall accept it and note the 
date of acceptance. 

5. An application is complete for purposes of this section when it meets the 
procedural submission requirements of the Department and is sufficient for continued 
processing even though additional information may be required or project modifications 
may be undertaken subsequently. The determination of completeness shall not preclude 
the Department from requesting additional information or studies either at the time of the 
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Notice of Completeness or subsequently if new information is required or substantial 
changes in the proposed action occur. 

D. Initiation of Review Process. The Department shall not start the review process of any 
application until the application is deemed complete. 

E. Incomplete Applications. Failure of an applicant to submit information identified as 
required in the Notice of Incomplete Application, within sixty (60) days of the Department's 
mailing date, shall constitute grounds for deeming the application null and void. If all additional 
information identified in the Notice of Incomplete Application has not been received by the 
Department within one hundred twenty (120) days from the application submittal date, then the 
application shall be deemed null and void unless the applicant has been granted a time period 
extension. Time period extensions may be granted by the Director when applicants" can 
demonstrate that unusual circumstances, beyond their control, have prevented them from being 
able to provide the additional information within the one hundred twenty (120) day time period. 

F. Waiver of Requirements. The Director may waive specific submittal requirements that 
are determined to be unnecessary for review of an application. 

G. Modifications. Proposed modifications to an application which has been deemed 
complete by the Department will be treated as follows: 

1. Modifications proposed by the Department to a pending application shall not be 
considered a new application; and 

2. Modifications proposed by the applicant to a pending application which would 
result in a substantial increase in a project's impacts, as determined by the Department, 
may be deemed a new application. The new application shall conform to the 
requirements of this section which are in effect at the time the new application is 
submitted. 

H. Filing Fees. The schedule of fees for development permits is established in a separate 
City resolution. 

I. Additional Application Requirements. In the interest of public health, safety or welfare, 
or to meet the requirements of the State Environmental Policy Act or other State requirements, 
the Department may request additional application information such as, but not limited to, 
geotechnical studies, hydrologic studies, noise studies, air quality studies, visual analysis and 
transportation impact studies. 

.01.006 Notice of App Ii cation 

A. Notice of Application. Once an application has been deemed complete, the Department 
shall provide public notice for the project. The Department shall send a written notice, addressed 
through the United States mail, to City designated neighborhood advisory committee 
chairpersons and all property owners of record within a. radius of 300 feet, but not less than 2 
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parcels deep, around the exterior boundaries of the subject property. Such notice shall be.mailed 
not more than fourteen (14) working days from the submittal of a complete application. Parties 
receiving notice shall be given at least fourteen (14) days, from the mailing date, to provide any 
comments to the Department. 

B. Content of Notice of Application. At a minimum, public notice documents shall contain 
the following information: 

1. The name and address of the applicant and/or agent; 

2. The subject property location; 

3. A description of the proposed project and a list of the project permits included in the 
application, and, if applicable, a list of studies requested under RCW 36.70B.070 or 
36.70B.090; 

4. A list of existing environmental documents that evaluate the proposed project and a 
location where such documents can be reviewed; 

5. A preliminary determination, if available, of the applicable development regulations 
that will be used for project mitigation and of consistency with land use plans, policies and 
regulations; 

6. The date of application, the date of the Notice of Completion of the application and 
the date of the Notice of the Application; 

7. The written determination shall, to the extent known by the City, identify the 
local, state, and/or federal government agencies that may have jurisdiction over some 
aspects of the application; 

8. A list of other permits not included in the application, to the extent known by the 
City; 

9. The time periods for submitting comments. Comments shall be due not less than 
fourteen (14) days nor more than thirty (30) days following the date of Notice of 
Application, include a statement of the rights of any person to comment on the applications, 
receive notice of, participate in any hearings and request a copy of the decision once made. 
All public comment on the Notice of Application must be received by the Department by 
5:00 p.m. on the last day of the comment period; 

10. The date, time and place of the public hearing if applicable, as scheduled at the 
date of notice. Notice of an open record hearing shall be given at least fourteen (14) days 
prior to the hearing; 

11. A right to appeal statement; and, 
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12. A department contact and telephone number. 

C. Public Notice Provisions and Publication. Once an application has been deemed 
complete, the applicant shall provide posted public notice on the subject property in accordance with 
specifications provided by the Department. Notice of application shall also be published by the City in 
its official newspaper. 

D. Shoreline Use Regulations Notice. The following exceptions apply to Notice of 
Shoreline Use Regulations Permits: 

1. Comments may be submitted within twenty (20) days of the last date of the 
published notice. Each person responding to such notice shall receive a decision; 

2. Notice of a hearing on Shoreline Use Regulation Permits shall include a statement 
that any person may submit oral or written comments on an application at the hearing; 
and 

3. The public may obtain a copy of the decision within two (2) days following 
issuance (RCW 90.58.140), and the notice must state the manner in which the public may 
obtain a copy of the decision. 

E. Determination of Significance. If a Determination of Significance has been made prior to 
the Notice of Application, the Notice of Application shall be combined with the Determination of 
Significance and Scoping Notice. The Determination of Significance and Scoping Notice may be 
issued prior to the Notice of Application. 

F. Determinations and Decisions. Except for a Determination of Significance, the City shall 
not issue a threshold determination, nor issue a decision or recommendation on a project permit 
until the expiration of the public comment period on the Notice of Application. 

. 01.007 Time Periods . 

A. The Director or Examiner shall issue a Notice of Decision on a Project Permit within one 
hundred twenty (120) days after the Department notifies the applicant that the application is 
deemed complete. The following time periods shall be excluded from the one hundred twenty 
(120) day time period requirement: 

1. Any period during which the applicant has been requested by the Department to 
correct plans, perform required studies, or provide additional required information, and a 
period of up to fourteen (14) days after the submittal of such to determine if the 
information satisfies the request; 

2. Any period during which an Environmental Impact Statement (EIS) is being 
prepared in accordance with State law following a determination of significance pursuant 
to RCW 43.21C; 
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3. Any period for administrative appeals; and 

4. Any extension of time mutually agreed upon in writing between the applicant and 
the Department. 

B. The one hundred twenty (120) day time period established above shall not apply in the 
following situations: 

1. If the permit requires an amendment to the Comprehensive Plan or a development 
regulation; or 

2. If the permit requires approval of the siting of an essential public facility; or 

3. If there are substantial revisions to the project proposal at the applicant's request, 
in which case the time period shall start from the date at which the revised project 
application is determined to be complete; or 

4. If the application is for a subdivision, then the timelines set in RCW 58.17 shall 
apply. 

C. The applicant shall designate a single person or entity to receive determinations and 
notices required by this Title. 

D. If the City is unable to issue its final decision within the time limits provided for, the City 
shall provide written notice to the applicant stating the reasons why the time limits have not been 
met, including an estimate of the date for issuance of the Notice of Final Decision . 

. 01.008 Notice of Decision. The City shall provide a Notice of Decision that includes a 
statement of any threshold determination and the procedures for administrative appeal. The Notice of 
Decision may be a copy of the report or the decision on the project permit application. The notice shall be 
provided to the applicant and any person, who prior to rendering the decision, requested notice of the 
decision or submitted substantive comments on the application. 

.01.009 Consistency with Development Regulations and SEPA/Consolidated Permit 
Review. 

A. During any project permit application review, the City shall determine whether the items 
in this subsection are defined in the development regulations applicable to the proposed project. 
In the absence of development regulations, the City shall determine whether the items listed in 
this subsection are defined in the City's adopted Comprehensive Plan. This Determination of 
Consistency shall include the following: 

1. The type of land use permitted at the site, including uses that may be allowed 
under special circumstances, if the criteria for the approval have been satisfied; 
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2. The level of development, such as density of residential development, floor area 
ratios, or maximum floor areas; and 

3. Character of the development and development standards. 

B. The City shall also review the project permit application under the requirements of the 
State Environmental Policy Act (SEPA), Chapter 43.21C RCW, the SEPA rules, Chapter 197-11 
WAC and the City Environmental Regulations Ordinance No. 32, and shall: 

I. Determine whether the applicable regulations require studies that adequately 
analyze all of the project permit application's specific probable adverse environmental 
impacts; 

2. Determine if the applicable regulations require measures that adequately address 
such environmental impacts; 

3. Determine whether additional studies are required and/or whether the project 
p~rmit application should be conditioned with additional mitigation measures; and 

4. Provide prompt and coordinated review by governmental agencies and the public 
on compliance with applicable environmental Jaws and plans, including mitigation for 
specific project impacts that have not been considered and addressed at the plan and 
development regulations level. 

C. In its review of the project permit application, the City may determine that the 
requirements for environmental analysis, protection, and mitigation measures in the applicable 
development regulations, Comprehensive Plan, and or other applicable local, state, or federal 
Jaws provide adequate analysis of, and mitigation for, specific adverse environmental impacts of 
the application. 

D. A Comprehensive Plan, development regulation or other applicable local, state, or federal 
Jaw provides adequate analysis of, and mitigation for, the specific adverse environmental impact 
of an application when: 

I. The impacts have been avoided or otherwise mitigated; or 

2. The City has designated or accepted certain levels of service, land use 
designations, development standards, or other land use planning required or allowed by 
Chapter 36.70A RCW. 

E. If the City bases or conditions its approval of the project permit application on 
compliance with the requirements or mitigation described in subsection "B" above, the City shall 
not impose additional mitigation under SEPA during project review. 

F. In its decision whether the specific adverse environmental impact has been addressed by 
an existing rule or laws of another agency with jurisdiction and with environmental expertise 
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with regard to a specific environmental impact, the City shall consult orally or in writing with 
that agency and may expressly defer to that agency. In making a deferral, the City shall base or 
condition its project approval on compliance with these other existing rules or laws. 

G. Nothing in this section limits the authority of the City in its review or mitigation of a 
project to adopt or otherwise rely on environmental analysis and requirements under other laws 
as provided by Chapter 43.12C RCW. 

H. The City shall also review the application under the City Environmental Regulations 
Ordinance No. 32. 

I. During project review, the City shall not reexamine alternatives to, or hear appeals on, the 
items identified in subsection "A," except for issues of code interpretation. Project review shall 
be used to identify specific project design and conditions relating to the character of the 
development, such as details or site plans, curb cuts, drainage swells, the payment of impact fees, 
or other measures to mitigate a proposal's probable adverse environmental impacts . 

. 01.010 Permit Conditions. 

A. Time Limitations. Within a period of two years following the approval of a special use 
permit or preliminary development plan by the Examiner, the applicant shall file with the 
planning department a final development plan. Unless extended, if no final development plan is 
filed within the time limits specified, the approval shall be void" 

B. Extensions. The expiration time period for filing final development plans may be 
extended in the following situations: 

1. If the applicant can demonstrate to the Director or Examiner, as appropriate, that 
there have been unusual circumstances beyond his/her control to cause delay in the 
project, the time period may be extended by one year. 

C. Compliance With Conditions. Compliance with conditions established in a preliminary 
approval and final approved development plans is required. Any departure from the conditions 
of approval or approved plans constitutes a violation of this Title and shall be subject to 
enforcement actions and penalties . 

. 01.011 Optional Consolidated Permit Processing. An application that involves two or more 
procedures may by processed collectively under the highest type review procedure required for any part of 
the application or processed individually under each of the procedures identified in this Title. The 
applicant shall determine whether the application shall be processed collectively or individually. If the 
applications are processed under the individual procedure option, the highest numbered type procedure 
must be processed prior to the subsequent lower numbered procedure. [36.70B.060(3) RCW 36.70B.120] 

.01.012. Appeals of Administrative Decisions. 

A. Time Limit. Appeals may be taken to the examiner by any aggrieved person or by any 
officer, department, board or commission of the City affected by a decision of an administrative 
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official in the administration of enforcement of this code. Such appeals shall be filed in writing 
on forms available at the City in duplicate with the Planning Department within fourteen (14) of 
the date of the action being appealed. Appeals must be accompanied by a fee set by a separate 
fee resolution. 

.02.001 

.02.002 

.02.003 

.02.004 

.02.005 

.02.006 

.02.007 

.02.008 

.02.009 

.02.010 

.02.011 

.02.012 
. 02.013 

CHAPTER .02 
OPEN RECORD HEARINGS 

Purpose 
Applicability 
Responsibility of Director 
Notice of Public Hearing 
Order of Proceedings 
Joint Public Hearing 
Applicant's Request for a Joint Hearing 
Examiner's Decision - Findings Required 
Burden and Nature of Proof 
Conflict oflnterest, Ethics, Open Meetings, Appearance of Fairness 
Ex-Parte Communications 
Disqualifications 
Optional Reconsideration by the Examiner 

~-0~2~.0=0~1~-~P~u=i:p-""""os=e. The purpose ofthis Chapter is to provide the procedures for open record 
public hearings . 

. 02.002 Applicability. All type III project permits, appeals of administrative decisions and 
decisions made pursuant to Chapter 43.21C RCW shall be subject to not more than one open record 
public hearing, unless otherwise stated herein. 

.02.003 Responsibility of Director. The Director shall: 

A. The Director shall schedule an application for public hearing or an appeal for public 
hearing: 

1. After receiving a complete application for a major variance, or 

2. Following the threshold determination on a Type III Permit subject to SEP A, or 

3. After receiving a complete application for an administrative appeal. 

B. The Director may schedule a public hearing either during the day or evening depending 
on public interest; 

C. Give notice of the hearing in accordance with this Title; 

D. Prepare a staff report on the application or appeal, which shall be a single report stating 
all of the decisions made as of the date of the report, including recommendations of project 
permits in the consolidated permit process. The report. shall state any mitigation required or 
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proposed under the development regulations or the City's authority under SEP A. If the threshold 
determination, other than a determination of significance, was not issued by the City, the report 
shall include or append this determination. The report shall· be filed with the Examiner at least 
five (5) days prior to the scheduled public hearing date and copies thereof shall be mailed to the 
applicant and shall be made available for use by interested parties at the cost of reproduction; and 

E. Prepare the Notice of Decision. 

. 02.004 Notice of Public Hearing . 

A. Content of Public Notice Documents. At a minimum, public notice documents shall 
contain the following information: 

1. The name and address of the applicant and/or agent; 

2. The subject property location; 

3. The nature of the proposed use, development, or appeal; 

4. The date, time and place of the public hearing if applicable, as scheduled at the 
date of notice. Notice of an open record hearing shall be given at least fourteen (14) days 
prior to the hearing; 

5. The sections of the code that are pertinent to the hearing procedure; 

6. When information may be examined, and when and how written comments can be 
admitted; and, 

7. A department contact and telephone number. 

B. Notice of Hearing/Comment Period. Except in the case of a notice of an appeal for an 
administrative decision, the Department shall provide public notice for the public hearing. The 
Department shall send a written notice, addressed through the United States mail, to City 
designated neighborhood advisory committee chairpersons and all property owners of record 
within a radius of 300 feet, but not less than 2 parcels deep, around the exterior boundaries of the 
subject property. Such notice shall be mailed not more than fourteen (14) working days from the 
submittal of a complete application. Parties receiving notice shall be given fourteen (14) days, 
from the mailing date, to provide any comments to the Department. The property listing shall be 
supplied by the applicant with the application and based on the Pierce County Assessor's 
records. 

C. Publish Notice. Except in the case of a notice of an appeal for an administrative decision, 
notice shall be published in a newspaper of general circulation in the City not less than fourteen 
(14) days before the date of the hearing, and such notice shall set the date, time, and place of the 
public hearing. 
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D. Appeal of Administrative Decisions Notice for an appeal of an administrative decision 
shall be mailed to the appellant, to the parties of record and to the officer who's decision is being 
appealed, together with a copy of the written appeal. 

D. Shoreline Use Regulations Notice. The following exceptions apply to Notice of 
Shoreline Use Regulation Permits: 

1. Comments may be submitted within twenty (20) days of the last date of the 
published notice. Each person responding to such notice shall receive a decision; 

2. The comment period shall be at least twenty (20) days; and 

3. The public may obtain a copy of the decision within two (2) days following 
issuance (RCW 90.58.140). 

. 02.005 Order of Proceedings . 

A. Rules. The order of proceedings for a hearing will depend in part on the matter of the 
hearing. The Hearing Examiner shall have the power to prescribe rules and regulations for the 
conduct of hearings under this section, to issue summons for and compel the appearance of 
witnesses, to administer oaths, and to preserve order. The privilege of cross examination of 
witnesses shall be accorded all interested parties or their counsel in accordance with the rules of 
the Examiner. The following shall be supplemented by administrative procedures as appropriate: 

1. Before receiving information on the issue, the following shall be determined: 

a. Any objections on jurisdictional grounds shall be noted on the record and 
ifthere is objection, the Examiner has the discretion to proceed or terminate; and 

b. Any abstention or disqualification shall be determined; 

2. The Examiner may take official notice of known information relating to the issue, 
including but not limited to: 

a. A provision of any ordinance, resolution, rule, officially adopted 
development standard, or state law; and 

b. Other public records and facts judicially noticeable by law; 

3. Matters officially noted need not be established by evidence and may be 
considered by the Hearing Examiner in his or her determination. Parties requesting 
official notice of information shall do so on the record. The Hearing Examiner may take 
notice of matters listed in subsection 2 of this section if stated on the record. Any matter 
given official notice may be rebutted; 

4. Information shall be received from the staff and from proponents and opponents. 
The Examiner may approve or deny a request from a person attending the hearing to ask a 
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question. Unless the presiding officer specifies otherwise, if the request to ask a question 
is approved, the presiding officer will direct the question to the person submitting 
testimony. Unless otherwise stated by the Hearing Examiner, the general order and time 
allotted each party shall be: 

a. City Staff shall be given fifteen (15) minutes to present the staff report to 
the Examiner; 

b. The applicant shall be given fifteen (15) minutes to present the proposal; 

c. The hearing shall be opened to the public, including any one in opposition 
or who has questions and concerns. Members of the public will have a maximum 
of 15 minutes each with the ability to assign their time to another individual; and 

d. Following the initial hour, the Examiner shall indicate the order and times 
given for testimony. 

5. The Hearing Examiner may view the area in dispute with or without notification 
to the parties, but shall place the time, manner, and circumstances of such view on the 
record . 

. 02.006 Joint Public Hearing. The Director or Examiner may combine any public hearing 
on a project permit application with any hearing that may be held by another local, state, regional, 
federal, or other agency on the proposed action so long as the requirements of section _.02.007 below 
are met. 

.02.007 Ajljllicant's Request for a Joint Hearing. The applicant may request that the 
public hearings on a permit application be combined, as along as the joint hearing can be held within the 
time periods set forth in this Title. In the alternative, the applicant may agree to a particular schedule if 
that additional time is needed in order to complete the hearings. 

A. Prerequisites to Joint Public Hearing. A joint public hearing may be held with another 
local, state, regional, federal or other agency and the City, as long as: 

1. The other agency is not expressly prohibited by statute from doing so; 

2. Sufficient notice of the hearing is given to meet each of the agencies' adopted 
notice requirements as set forth in statue, ordinance, or rule; and 

3. The agency has received the necessary information about the proposed project 
from the applicant in enough time to hold its hearing at the same time as the City. 

. 02.008 Examiner's Decision - Findings Required . 
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A. Following the hearing, the Examiner shall, within twenty (20) working days, issue a 
decision. The Examiner may, approve, conditionally approve or deny the application. If the 
hearing is an appeal, the Examiner shall reverse or affirm wholly or in part, or may modify the 
order, requirement, decision, or determination appealed from and may make such order, 
requirement, decision, or determination as should be made. The Examiner shall have all the 
powers of the officer from whom the appeal is taken insofar as the decision on the particular 
issue is concerned and in making its determination the Examiner may hear any pertinent facts 
bearing on the case. When the Examiner renders a decision or recommendation, such Examiner 
shall make and enter written findings from the record and conclusions thereof which support 
such decision. 

B. The finding and conclusions pertaining to land use regulatory matters shall set forth and 
demonstrate the manner in which the decision or recommendation carries out and helps to 
implement the goals and policies of the Comprehensive Plan, and the polices and standards set 
forth in the various policy documents and land use regulatory codes . 

. 02.009 Burden and Nature of Proof. The burden of proof is on the proponent. The 
project permit application must be supported by proof that it conforms to the applicable elements of the 
City's development regulations, comprehensive plan, and that any significant adverse environmental 
impact has been adequately addressed . 

. 02.010 Conflict oflnterest. Ethics. Open Meetings. Appearance of Fairness. The Hearing 
Examiner shall be subject to the codes of ethics (RCW 35A.42.020), prohibitions on conflict of interest 
(RCW 35A42.020 and Chapter 42.23 RCW), open public meetings (Chapter 42.23 RCW), and 
appearance of fairness (Chapter 42.36 RCW), as the same now exist or may hereafter be amended. 

. 02.011 Ex-Parte Communications . 

A. The Hearing Examiner may not communicate, directly or indirectly, regarding any issue 
in a proceeding before him or her, other than to participate in communications necessary to 
procedural aspects of maintaining an orderly process, unless he or she provides notice and 
opportunity for all parities to participate. Except as provided in this section: 

1. The Hearing Examiner may receive advice from legal counsel; and 

2. The Hearing Examiner may communicate with staff members (except where the 
proceedings relates to a code enforcement investigation or prosecution). 

B. If, before serving as the Hearing Examiner in a quasi-judicial proceeding, the Examiner 
receives ex-parte communication of a type that could not properly be received while serving, the 
Examiner, promptly after starting to serve, shall disclose the communications as described in 
subsection "C" below. 

C. If the Hearing Examiner receives an ex-parte communication in violation of this Section, 
he or she shall place on the record: 
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1. All written communications received; 

2. All written responses to the communications; 

3. State the substance of all oral communications received, and all responses made; 

4. The identity of each person from whom the Examiner received any ex-parte 
communication. 

D. The Hearing Examiner shall advise all parties that these matters have been placed on the 
record. Upon request made within ten (10) days after notice of the ex-parte communication, any 
party desiring to rebut the communication shall be allowed to place a rebuttal statement on the 
record . 

. 02.012 Disqualification. The Hearing Examiner who is disqualified may do so only by 
making full disclosure to the audience, abstaining from voting on the proposal, vacating the seat on the 
hearing body and physically leaving the hearing . 

. 02.013 Optional Reconsideration by the Examiner. Provided an applicant agrees at the 
time of application, any aggrieved person including the applicant feeling that the decision of the 
Examiner is based on errors of procedure or fact may make a written request for review by the Examiner 
within seven (7) working days of the written decision. This request shall set forth the alleged errors, and 
the Examiner may, after review of the record take such further action as he deems proper and may render 
a revised decision. Only one (1) request for reconsideration may be filed by any one (1) person or party, 
even if the Examiner reverses or modifies his original decision or changes the language in the decision 
originally rendered. Agreement by the applicant to allow reconsideration extends the applicable time 
period in Section _01.007 of this Chapter by the time it takes to resolve the request for reconsideration. 

.03.001 
_,03.002 

CHAPTER .03 
JUDICIAL REVIEW 

Examiner's Decision Final 
Judicial Review of Decision 

.03.001 Examiner's Decision Final. The final action by the Examiner on any project 
permit(s) and/or appeal of an administrative decision within his/her jurisdiction is a final decision. 
There is no closed record appeal to the City Council. 

.03.002 Judicial Review of Decision. Any court action to set-aside, enjoin, review, or 
otherwise challenge a final decision of the Hearing Examiner on the ground of noncompliance with 
the provisions of this Code shall be commenced within twenty-one (21) days of the final action 
pursuant to RCW 36.70C.040(3). 

Section 2. Copy to be Available. One copy of this Ordinance shall be available in the 
office of the City Clerk for use and examination by the public. 
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Section 3. Conflict of Provisions. In the event that this Ordinance conflicts with any provision 
of any other existing ordinance, the terms of this Ordinance shall prevail. 

Section 4. Repealing Sections 12 - 16 of Ordinance No. 64. Sections 12 - 16, inclusive, of 
Ordinance No. 64 are hereby repealed. 

Section 5 Development Regulation Amendments. The University Place Zoning Code, 
Ordnance No. 79, the Subdivision Code Ordinance No. 61, the Critical Areas Ordinance No. 59 the Site 
Development Regulations Ordinance No. 62 and the Streets Drainage and Rights-of-Way Regulations 
Ordinance No. 63, are hereby amended as set forth in Exhibit A, B, C, D, and E respectively. These 
amendments serve to implement this ordinance entitled Administration of Development Regulations. 

Section 6 Pierce Coun1y Shoreline Management Use Regulations. All references to permit 
processing procedure in the Shoreline Management Use Regulations is superseded by to this Ordinance 
entitled Administration of Development Regulations. 

Section 7. Severabili1y. If any section, sentence, clause or phrase of this Ordinance shall be 
held to be invalid or unconstitutional by a court of competent jurisdiction, such invalidity or 
unconstitutionality shall not affect the validity or constitutionality of any other section, sentence, clause or 
phrase of this Ordinance. 

Section 8. Effective Date. A summary of this Ordinance consisting of its title shall be 
published in the official newspaper of the City. This ordinance shall be in full force and effect five (5) days 
after the date of publication. 

PASSED BY THE CITY COUNCIL ON DECEMBER 16, 1996. 

ATTEST: 

~,~ 
Susan Matthew, City Clerk 

Date of Publication: 12/26/96 
Effective Date: 12/31/96 

£41~/.--~o-r =""-------
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PROJECT PERMIT APPLICATION PROCESSES 

Made By: 
Hearing Examiner or 
Administration 
Application 
Requirements 

Determination of 
Completeness 
Notice of Application 

Time Periods 

Notice of Public 
Hearing 

Request for Joint 
Hearing 

Administration 

x 

Required Within 28 Days of 
Receiving Application 

Mailed Notice Required 14 
Days After Detennination of 

Completeness 
120 Days After Determination 

of Completeness 

Appeals of Administrative 
Decisions to Hearing 

Examiner 
Public Notice Required 15 
Days Prior to Open Record 

Hearing 

x 

Administration 

x 

Required Within 28 Days of 
Receiving Application 

Mailed Notice Required 14 
Days After Determination of 

Completeness 
Short Plats, Final Plats, and 
Binding Site Plans Must Be 
Processed Within 30 Days of 

Filing Thereof. RCW 
58.17.140. Otherwise, Time 
Period For Processing is 120 

Days. 

x 

x 

x 

x 

Appeals of Administrative 
Decisions to Hearing 

Examiner 
Public Notice Required 15 
Days Prior to Open Record 

Hearing 

x 

See Open Record Hearing 
(Below) 

x 

Required Within 28 Days of 
Receiving Application 

Mailed Notice Required 14 
Days After Determination of 

Completeness 
Preliminary Plat of Any 
Proposed Subdivision or 

Dedication Must Be Processed 
Within 90 Days of Filing. 

RCW 58.17.140. Otherwise, 
Time Period For Processing is 

120 Days 

x 

Not Applicable 

x 

x 

Initial Decision Made By 
Hearjng Examiner After Open 

Record Hearing 
Public Notice Required 15 
Days Prior to Open Record 

Hearing 

x 

NOTE: Use of this matrix is for general summary purposes only. Any user of this matrix should refer to 
Title_ for full explanations, as well as for exceptions to any of the above summarized infonnation. 
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PROJECT PERMIT APPLICATION TYPES 

~gf~$?:~mni~~%;~-11mni:~lf~t?:~fil$t?t~ 1~Atitt$.@fil?:filfi.ft~-:-t-;· .;m:::sm:*1:::~t-::it.-1fil~~14M® t~Ji~ltla.'-~•••1~f~ti~11 ~::::;t~:tjf:i::~:;:::~;,;:~•111ml*8~i*:::!~-~&4:::t~ :%!~f:::i*lfz@::st-: :::::- ~~ :::; : ~~ : ~ :~j§tt..,it~W~ 
)!:. • ::::.:-.:.~.;~ .,:..,:::$:$:::::~ · ..• .;. ·*· .. ·"· ·":.;.;,: ;:.. :~ :· : . . . ,. ' 

Variance Short Plats Appeal of Administrative & 
SEP A Decisions 

Nonconforming Use Final Plats 
Conditional Use Permits 

Minor Amendments Plat Alterations 
Preliminary Subdivision 

Home Occupation Permits 
Nonconforming Use 

Sign Permits Amendments (nonadministrative) 

Building/Construction Large Lot Subdivisions Planned Development 
Permits District 

Binding Site Plans 
Site Development Permits Major Amendments 

Row Permits Variances 
(nonadministrative) 

Lot Combinations 
Shoreline Substantial 

Boundary Line Adjustment Development Permit 

Code Interpretations Shoreline Conditional Use 

Shoreline Nonconforming 
Use 

Shoreline Variance 

Critical Area Permits 

Private Road Variances 

UNOFFICIAL DOCUMENT



EXHIBIT A 
ORDINANCE 130 

UNOFFICIAL DOCUMENT



Sections: 

19.25.010 
19.25.020 
19.25.030 
19.25.050 
19.25.070 
19.25.100 
19.25.250 
19.25.260 
19.25.270 
19.25.280 
19.25.300 
19.25.310 
19.25.320 
19.25.330 
19.25.400 
19.25.500 

19.25.010 

19.25.020 

19.25.030 

A. 

B. 

CHAPTER 19.25 

ZONE CLASSIFICATIONS AND USE TABLES 

Purpose ........................................................................................................ 25 
List of Zone Classifications ................................................................................. 25 
Zoning Map ........................................................................................................ 25 
Interpretation of Uses and Use Tables .............................................•................. 26 
Exempted Uses ..................................................................................................... 28 
Zone Classifications and Use Table ......................................•.................•........... 28 
List of Categories ................................................................................................. 35 
Residential Use Category - Description of Use Categories ............................. 35 
Civic Use Category - Description of Use Categories ........................................ 36 
Utilities Use Category - Description of Use Categories .................................... 39 
Office/Business Use Category - Description of Use Categories ...................... .42 
Resource Use Category - Description of Use Categories ................................. .43 
Commercial Use Category - Description of Use Categories ............................ .43 
Industrial Use Category - Description of Use Categories ............................... .48 
Accessory Uses and Structures ........................................................................... 50 
Temporary Usesffemporary Housing Units ..................................................... 53 

Purpose. The purpose of this chapter is to list and describe the zone 
classifications and their purposes; provide interpretation of uses allowed in each 
zone classification; and classify uses according to a limited number of categories 
on the basis of common functional, product or compatibility characteristics. 

List of Zone Classifications. Zones are grouped into Urban Classifications 
based on their locations inside of an urban growth boundary. See the table below 
for a list of zone classifications and their symbols. Descriptions and purposes can 
be found in Sections 19.25.100, Urban Zone Classifications and Use Table. 

Zoning Map. 

Map Established. The official zoning map used as a basis for this zoning 
regulation shall be maintained by the Department of Planning and Community 
Development. Each property in the City of University Place is classified under 
this code and is subject to the requirements of this code. Zoning classifications on 
the official zoning map shall use the symbols shown in Section 19.25.020, List of 
Zone Classifications. 

Interpretation of Boundaries. When uncertainty regarding zone classification 
boundaries arises, the following rules shall apply: 

Adopted 8-28-95, Ord No. 58 
Amended 1-3-96, Ord No. 79 
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19.25.050 

A. 

1. Where zoning or urban growth boundaries are indicated as following the 
centerline of streets, alleys or highways, the right-of-way centerline shall 
be the boundary. 

2. Where zoning or urban growth boundaries are indicated as following lot or 
tract lines, the lot or tract lines shall be the boundary. 

3. Unmapped shorelands shall be considered to be within the same zoning 
classification or urban growth area designation as the adjacent upland. 

4. Where a public street or alley is officially vacated or abandoned, the zone 
classification applicable to the property abutting the vacated portion, shall 
apply to the vacated or abandoned street or alley. 

5. Where zoning or urban growth boundaries divide a parcel created prior to 
August 31, 1995. The entire parcel shall be considered to be within the 
classification of the majority of the parcel; i.e., the portion which is greater 
than 50% of the lot area. 

6. Where these rules do not clarify a boundary issue, the Director shall make 
the determination. The Director's determination in these instances may be 
appealed according to Seetion 19.SS.OSO, Appeals.~T~it=le"-==~ 
Administration of Development Regulations 

Interpretation of Uses and Use Tables. Use tables are provided for urban 
zoning classifications in Section 19.25.100.F. Zoning classifications are shown 
across the horizontal axis and use category and type are shown down the vertical 
axis. 

Use Categories, Types and Levels. Uses are grouped into eight (8) major 
categories: residential, civic, utilities, essential public facilities, office/business, 
commercial, industrial, and resource. Each use category includes a number of use 
types. Each use type may contain one or more levels. Each level indicates uses 
based on intensity or characteristics of the use. These use categories, types, and 
levels are shown on the use table. For a description of use categories, types, and 
levels see Sections 19.25.250 to 19.25.330. 

1. Typical Uses within Use Types. The description of the use types and 
associated levels in this chapter contain examples of usual and customary 
uses. These uses are intended to be typical and are not intended to 
represent all possible uses. 

2. Organization of Uses. In Sections 19.25.260 through 19.25.330 uses 
are organized into use categories, use types and levels, which represent 
typical uses. 

Example: Commercial Use Category 
Lodging Use Type 
Level 2 - Hotels as a typical use 

Any use may have accessory uses subordinate to the permitted use. 

Adopted 8-28-95, Ord No. 58 
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B. Symbols. The following symbols are employed in the use tables: 

1. A blank cell on the table indicates that the use type is not allowed in the 
zone listed at the top of the column. 

2. A "P" in a cell on the table indicates that the use type is permitted outright 
in the zone listed at the top of the column. 

3. A "C" in a cell on the table indicates that the use type is permitted subject 
to the Conditional Use provisions specified in Section 19.75.030, 
Conditional Use Permit. 

4. An "A" in a cell on the table indicates that the use type is permitted subject 
to administrative review under the provision specified in Section 
19.75.020, Administrative Use Permit. 

5. A "PFP" in a cell on the table indicates that the use type is permitted 
subject to a Public Facilities Permit (Section 19.75.060, Public Facility 
Permit) if the use is provided by a governmental entity to serve a specific 
public need as identified in the adopted facility plan. 

6. A number accompanying a "P", "C", "PFP'', or "A" in a cell refers to the 
level of the use type allowed in the zone listed at the top of the column. If 
a letter is not accompanied by a number, all levels of that use type are 
permitted, subject to appropriate review. The description oflevels for 
each use type is contained in Sections 19.25.250 through 19.25.330. 

C. Interpretation by Director. Where there is a question regarding the inclusion or 
exclusion of a particular proposed use within a particular use category, use type, 
or use type level, the Director shall have the authority to make the final 
determination. The Director's determination in these instances may be appealable 
according to Seetien 19.8iUISO, Appeals. Title Administration of 
Development Regualtions 

D. Establishing Use. The use of a property is defined by the activity for which the 
building or lot is intended, designed, arranged, occupied, or maintained. A 
property may have uses that fall into one or more categories or use type. When 
more than one use category or use type level apply to one property, each use shall 
be classified separately. 

E. Accessory Uses. Accessory uses are described and regulated in Section 
19.25.400, Accessory Uses. 

F. Temporary Uses. Temporary uses are described and regulated in Section 
19.9S.040, 19.25.500 Temporary Uses. 
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CHAPTER 19.45 

SIGNS 

Sections: 
19.45.010 Code Adopted. . .................•............•.............•.•....................•........................ 142 
19.45.020 Purpose. . ............................................................................................ 142 
19.45.030 Definitions. . ...............••..••...................•......................•..........•..•.............. 142 
19.45.040 Administration and Enforcement ................................................................. 146 
19.45.050 Permits Required ........................................................................................... 146 
19.45.060 Applications for Sign Permits ....................................................................... 147 
19.45.070 Prohibited Signs ............................................................................................. 147 
19.45.075 Exemptions. · ............................................................................................. 149 
19.45.090 Permit Issuance .............................................................................................. 152 
19.45.100 Right of Entry. . ............................................................................................ 153 
19.45.110 Compliance with Zoning Regulations .......................................................... 153 
19.45.120 Conflicting Regulations ................................................................................. 153 
19.45.130 Liability. .. ........................................................................................... 153 
19.45.140 Revocation of Permits .................................................................................... 153 
19.45.150 Nuisance Declared - Abatement ................................................................... 153 
19.45.160 Damaged Nonconforming Signs ................................................................... 154 
19.45.170 Permit Fees. .. ........................................................................................... 154 
19.45.180 Freestanding Letters ...................................................................................... 154 
19.45.190 Plans Filed. . ............................................................................................ 154 
19.45.200 Individual Signs ............................................................................................. 154 
19.45.210 Permits Issued to Whom ............................................................................... 154 
19.45.220 Marquee - Canopy - Awnings - Eyebrow .................................................... 155 
19.45.230 Wall Signs. .. ........................................................................................... 155 
19.45.240 Street Banners - Decorations ........................................................................ 155 
19.45.250 Signs Not to Obstruct Traffic Signals .......................................................... 155 
19.45.260 Public Right-of-Way ...................................................................................... 155 
19.45.270 Billboards - General Requirements .............................................................. 156 
19.45.280 Billboards - General. ..................................................................................... 156 
19.45.290 Billboard Lighting .......................................................................................... 156 
19.45.300 Setback Lines. .. ........................................................................................... 157 
19.45.310 Maximum Height - Generally ....................................................................... 157 
19.45.320 Visibility. .. ........................................................................................... 157 
19.45.330 Establishment of Property Lines .................................................................. 157 
19.45.340 Sizes and Types of Signs Permitted in Various Zones ................................ 158 
19.45.350 Planter Boxes - Bumper Guards - Shrubs - Plants ..................................... 159 
19.45.360 Entrance and Exit Signs ................................................................................ 159 
19.45.370 Entrance and Exit Ways - Ingress and Egress - Gateways ..............•.•....... 160 
19.45.380 A-Board and Similar Type Signs .................................................................. 160 
19.45.390 Electric Power Lines - Clearance ................................................................. 160 
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period. Upon failure to comply with the provisions of this Section, the Planning 
Director shall issue a notice to the owner to remove the sign within a ten (10) day period 
or be in violation ofthis Code. 

19.45.460 Penalty for Violations. 

A. It shall be unlawful for any person, firm or corporation to erect, construct, 
enlarge, alter, repair, move, improve, remove, convert, demolish, equip, 
use or maintain any sign or sign structure in the City, or cause or permit the 
same to be done, contrary to or in violation of any of the provisions of this 
Code. 

B. Any person, firm or corporation violating any of the provisions of this 
Code shall be subject to a Class 1 eivil infr~en eitatien civil violation as 
defined in the City's Enforcement Ordinance. 

19.45.470 Severability. 

If any provision of this Chapter or its application to any person or circumstance is 
invalid, the remainder of the Chapter or the application of the provision to other 

persons or circumstances shall not be affected. 

Adopted 8-28-95, Ord. No. 58 
Amended 1-3-96, Ord No. 79 

165 Zoning - Chapter 19.45 

UNOFFICIAL DOCUMENT



Sections: 

19.75.020 
19.75.030 
19.75.040 
19.75.050 
19.75.060 
19.75.070 

CHAPTER 19.75 

DISCRETIONARY LAND USE PERMITS 

Administrative Use Permit ........•....................................................•............ 169 
Conditional Use Permit ............................•..............•..................................• 171 
Variances ............•.•....•.................................................................................. 173 
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19.75.050 PLANNED DEVELOPMENT DISTRICTS 

A. Purpose 
B. Classifications of Planned Development Districts 
C. Initiation of a PDD 
D. PDD - Minimum Area Required 
E. PDD - Staging 
F. Redevelopment - Street Vacations 
G. Uses Permitted in a PDD 
H. Use Permit Exceptions 
I. PDD - Procedure for Approval 
J. PDD Approval - Findings Required 
K. Examiner's Actions - Appeals 
L. Motion - Effect 
M. Building Permits - Issuance 
N. Subdivisions 
0. Final Development Plan - Time Limitation 
P. Permissive Variation from Standard Requirements 
Q. Prior Existing Planned Unit Developments 
R. Parties Bound by PDD District 

A. Purpose. A PDD is intended to be a flexible zoning concept; it will provide the 
Examiner, aOO. ifElflpealea the Cellflei!, a chance to mold a district so that it 
creates more· desirable environments and results in better use of land than that 
produced through the limiting standards provided in the regular zone 
classifications. The uses within the PDD depend on the uses in the underlying 
zone. The residential densities within the PDD may vary depending upon how the 
land is developed with general aesthetics, natural areas, and open space being an 
incentive. 

B. Classifications of Planned Development Districts. Planned Developments shall 
be classified as one of two types: Residential or Non-Residential. A Residential 
PDD shall mean that the principal purpose of the PDD is to provide one or more 
types of housing at densities of dwellings the same as densities permitted by the 
underlying zone and where all other uses shall be considered accessory, 
supportive, or adjunct to housing. A Non-Residential PDD shall mean a 
development where the preponderance of uses are intended for purposes other 
than housing and shall include, but are not necessarily limited to: retail, service, 
industrial, and manufacturing, and where residential uses as are allowed by the 
underlying zone shall be minor and secondary in purpose to intended use of the 
district. 

C. Initiation of a PDD. An application for an amendment to the Official Map 
proposing a Planned Development District may be initiated by the property 
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a. Condominiums and townhouses. 

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

c. Group residence. 

d. Incidental retail and service uses primarily for the convenience of 
and supported by the residences within the PDD containing not 
less than one hundred (100) acres or four hundred ( 400) dwelling 
units provided incidental retail or service uses may be authorized 
on a final development plan only upon completion and occupancy 
of at least fifty percent (50%) of the total dwelling units intended 
within the total group. 

e. Manufactured home subdivisions. 

f. Non-residential uses such as schools, churches, libraries as 
authorized in the PDD. 

2. Non-Residential: Uses permitted by the underlying zone as authorized in 
the development plan. 

H. Use Permit Exceptions. When a Special Use Permit or Administrative Use 
Permit is authorized as part of a development plan and when said uses are 
permitted by the underlying zone as requiring a permit from the Examiner, said 
procedure for obtaining the permit shall be waived. 

I. PDD - Procedure for Approval. The approval of a PDD shall be considered an 
amendment to the Official Maps and, except as provided in this Section, shall be 
processed as is any ether amendment a Type III Pennit with reSiJeet te netiee, 
hearings, aFld a1919eals pursuant to this Cede Title Adiministration of 
Development Regulations. A two step procedure shall be followed in the 
approval of a PDD as follows: 

I. The conditional approval of a preliminary development plan by the 
Examiner after public notice and hearing. 

2. The conditional approval by the Examiner shall not become final and 
effective until the date the final development plan is approved by the 
Planning Director and at such date the final development plan shall be 
deemed to be adopted. The final development plan may be approved and 
adopted by stages but must be completed in the time set forth in the 
preliminary approval. The final development plan shall be approved by 
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J. PDD Approval - Findings Required. The action by the Examiner to 
approve a preliminary development plan for a proposed PDD with or 
without modifications shall be based upon the following findings listed 
below. If the Examiner cannot make such findings, the proposed PDD 
shall be denied. 

1. That the proposed development is in substantial conformance with 
the City of University Place Comprehensive Plan. 

2. That exceptions from the standards of the underlying district are 
warranted by the design and amenities incorporated in the 
development plan and program. The design and amenities 
proposed and provided must be substantially greater than minimum 
requirements. The design should be exemplary. 

3. That the proposal is in harmony with the surrounding area or its 
potential future use. 

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

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

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

K. Examiner's Actions -Appeals. The action of the Examiner in 
conditionally approving or denying a preliminary development plan shall 
be final and conclusive unless an writtea,appeal is filed pursuant to the 
City's appeals procedures. 

L. Motion - Effect. The conditional approval by the Examiner approving a 
preliminary development plan shall mean approval by the Examiner in 
principle with the PDD concept. The effective date of the amending 
action shall be the date that the Director approves the final development 
plan. When a part of the approval of a PDD, applications for change of 
zone or subdivision approval shall become effective on the date the final 
development plan is approved unless applied for jointly. 
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M. Building Permits - Issuance. Building Permits shall be issued for only those 
portions of a PDD for which a final development plan has been approved by the 
Planning Director. 

N. Subdivisions. When it is the intention of an applicant to subdivide or 
resubdivide all or portions of property within a proposed PDD, application 
for approval of a preliminary subdivision may be filed and considered 
concurrently with an application for approval of a preliminary development plan. 
Subject to density of dwelling units, the minimum area, width, and yard 
requirements for subdivision lots proposed within a PDD 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 purpose of this Section. Except for necessary 
roads the balance of the total tract intended for subdivision shall be devoted to 
open space. 

0. Final Development Plan - Time Limitation. Within three (3) years from the 
date of conditional approval of a preliminary development plan by the Examiner, the 
applicant shall submit a final development plan for the PDD er a stage thereef fer 
appre,,al. When deemed reasonable and appropriate, the Examiner may grant not more 
than one (1) an extension of one (I) year for such submittal. If, at the date ef ei<jliratieH 
efthe time peried preY1ded hereiH, a fiaal develepmeHt plaH has Het beeH filed fer 

appreval er any time after a fiaal piaH fias aeeH ajlpre•red it appears tflat the 
prejeet is Het pregressiHg iH a reaseHaale aHd eeHsisteHt manner er the prejeet has aeeH 
aaandeHed, aetieH may be iBitiated pl!rsuam te Seetiea 19.8S.O!i0 efthls Cede te reYeke 
the PDD. If after a year since a Final Development Plan is approved the applicant has not 
applied for a building permit or the building permit has expired without construction the 
PDD approval shall become void unless associated with a subdivision. If the PDD is 
associated with a subdivision the time limits specified in the City Subdivision Code 
regarding expiration sball apply. When reveeatieH has beeH eHaeted upeH a PDD Once 
expired the land and the structures thereon may be used only for a lawful purpose 
permissible within the zone in which the PDD is located. 

P. Permissive Variation from Standard Requirements. In considering a proposed 
development plan, the approval may involve modifications in the regulations, 
requirements, and standards of the underlying zone in which the project is located 
so as to appropriately accomplish the purpose of this Section. In making such 
modifications as are deemed appropriate, the following, except for item I. which 
may not be exceeded, guidelines shall apply: 

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

2. Height of buildings: The height of buildings and structures within a PDD 
should be limited to the height permitted by the underlying zone, or as 
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19.8S.020 A:PPLICATIOJNS, &EVIE:\l/ P:ROCESS ,<\t.."ffi PEmmsi 

i'l:. P11rpese , 
B, ,•41plieal!ility 1 
C. ,•41plieatien ReqaiFements 
I), · Time Pe.Fieds 
E •. -~..,. Re\'i~ PPee~~ 
F. · Pef'!Blt Cen&itieas 
G. !ilile ce·mp9itetie~s 

• l. .... 

B, 

PBPpese. The p~ese efthis seetieB is te eutliBe e!isel'EltieBary lami HSe permit, 
applieatieB reEtlliremeBts, review preeess aBG permit pre·fisieBS. 

; 

,~plieal!ility. The regiliatieBS iGentifieG iB this seetieB apply te DiseretieBary 
L!IB6 Use Permits whieh !ll'El l'EleegaiztiG by the Depwlmeat. These iBelliGe twe 
types; 

1. fAmiaistrative re•fie>N iBelliGes but is Bet limitetl te, AElmiBistratiYe 
Variaaee, Sheft Plats, Large Let SuhtlivisieRS, Let CemhiBatieBS, · ' 
Be1iBtlary LiBe AeljHSlmeBts, BiBEliBg Site Pl!IBS, MiBer AmmeBamefttSi 
aBG Heme OeeupatieBS Permits: 

~ 

2. HeariBg Bitamiaer r~·fie:.v iBelu4es hat is Bet limiteG te 
CeBe!itieBai Use, Permr1 SliliGi-visien, PlaBBea UBit De•;elepmeBt, 
SheEeliBe Slillstwmal Develepm.eBt; ShereliBe CeBaitieBal Use; Shereline 
}/eBileBfeririag Use, ShereliBe Variaaee, VariaBee, MG Majer 
1\mmei:iGmeBts. 

C. ,•41plieatien Requif'ements.\ 

1. 

2. 

PPe Ihwelepment Cenfepenee. The pre tlevelepmeBt eeafel'ElBee is a 

HeariBg IilialBmer felle\j;mg the pre aw.lieatieB meetiBg aBEibefiire.. .... i 
·· euhmittiBg ·aa applieatiefr.~tb.!il.applieaBt shall eeB:Gliet a plilllie meetiBg tSJ 
selieit iBplit a&G SHggestiensJiem the eemm\lllity .. ,\ meml!er efthe .· . · { 
p!anaiBg staffshe\ilel attenel. }fotiee efthe plihlie meetiBg shall be maae in 
aeeertlaB:ee ""'ith Seetien 8§020(Il)(2) (netiee te neigflhers) aBG.heltl en a 
weektlay e·;eniBg. Cemmumty meetings are net re~eG fer varianee~, er 
when wai·;eG hy the Direeter for Cemiitienal permits whieh Ge _net ahut er 
have an impaet en resitlential prepeffies. 

' " 
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3. PFe Applieatien l\4eetiBg, The pre applieatiea meetiag is a meetiag 
'eetweea Departmeat staff and a peteatial app-lieaHt fer a Diseretieaary 
Laad Use Permit te diseuss the applieatiea s<Himittal re~emeats aad 
pertiaeat fees. A pre applieatiea meetiftg is reEf!iired pl'i.er te s<Himittal ef 
!!Fl applieatiea fer a Diseretieaary Lane! Use Permit. 

4. Cemplete Applieatieas. 

a. FeFm aad Ceatent. The Departmeat shall preseri'ee the ferm a.ad 
eeateRt fer eemplete applieatiens made parsuant te this Cede. 

b. Cheek feF Cemplete Aj1plieatiea. Applieatieas shall be 
eeasidered eemplete whea the Depai tmeffi determiaes applieatiea 
materials esRtaia the fellsv<iag: 

(1) the es£feet RHmeer sf eempleted Deflartilleffi master and 
supplemeatal applieatisa ferms sigRed ey the applieaat; 

(2) the es£feet aaml:ler sf ElsellH!eRts, plaRS er maps iEleRtifieEI 
sa the Departmeffi Submittal StandaFds ferm whieh aFe 
apprspl'i.ate fer the prepssed flFej eet; 

(3) a espy ef the pre de'ielspmeRt esnfereaee writtea 
summary, if applieable, alsag "¥ith the es£feet aurnber sf 
~· items whieh were stated thereiR as additisaal 
re~emeats; 

(4) a esmpleted State BiwirsnmeRtai Peliey Aet eheeklist, if 
re~uired; and 

(S) payment sf all applieable fees. 

e. laitiatien efReview PFeeess. The Def!E!!'tmef!t shall ast 
esmmeaee the review preeess sf any applieatisa set fertft in 
Seetiea 19.SS.11211.F, R~view Prseess, until the af!plieatiea is 
deemed esmplete. 

d. Time Limitatieas. 
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(3) Withffi 14 eia:i·s after an llflplieant Ji.as soomitteel the 
reitHesteel aeelitieaa! iflfermatiee; the Depar+.ment sfta!! 
netify the app!ieant whether the iflfe£ma1:iea saamitteel 
aeleitHately respeaels te the aetiee ef ineemrlete 
llflfllieatiea, thereay making the llflrlieatiea eemrlete, er 
what aelelitieaal infermatiea is still nesessary. 

(4) An app!ieatien is eemp!ete fer plll}leses ef &ifs seetien 
when it meets the preeeelaml !ffi0missiea reitHirements ef 
the Departmeflt anel is suffieieat for eentinaeel preeessing 
e·1en thellgfi aelelitienal infermatiea may ae reEjllireel er 
prajeet meeli:fieatiens may ae lllleiertakea SllBSeEjllent!y. The 
eletemliaatiea ef eempleteness shall aet preelaele the 
Depai: bnent frem reEJllesting aelelitieaa! infe£matien er 
stllelies either at the time efthe netiee ef eemrleteness er 
sooseEjlleat!y if aew infermatien is reEJaireel er soostantial 
ehanges in the prepeseel aetiea eeellf. 

§. Ineemrlete ,\rrlieatie&s. Failllfe ef an llflfllieant te saamit iflfermatiea 
ielentifieel as reqllireel in the aetiee ef irleemplete llflplieatiee; wi&lin eQ 
Eia)'S ef the Depai: bncnt's mailing elate, sJi.all eea5titllte grellllds fer 
eleeming the llflplieatien ooll anel >reid. If all aelelitienal infermatien, 
ielenti:fied in the netiee ef ineemp!ete llflfllieatiea, Ji.as aet aeea reeeweel ey 
the Depllrtfllent withffi 12Q aa)'S frem the applieatien soomittal date then 
the llflfllieatien shall ae deemeel llllll anel veiel llliless the llflplieant has seen 
grantee! an time perieel ei<l:ensien. Time peried ei<l:eRSiens may ae granted 
ay the Direeter when the applieant ean elemenstrate that llllllsaal 
eireamstanees, aeyead theiF eentrel, ha\'e rre¥entea them frem aeing ae!e 
te fJfSYiae the aeelitieaa! infermatieR witJi..iR the 12Q elay time perieel. 

e. 'Naiver ef Requirements. The Direeter may waive spesi:fie !ffi0mitta! 
recrffirements tfial: are elete£mineel te ae ll!lReeessary fer review efan 
arrlieatien. 

7. Medifieatiens, Prepesed meeli:fieatieas te an arrlieatien, whieh has aeea 
eleereeel eeFlifllete ay the Department, ·Nill ae treateel as fellews: 

a. Meeli:fieatiens prepeseel ay the Depai:t±ncnt tea peneling 
applieatien shall a.et be eensidered a new applieatien. 

b. Meeli:fieatiens pioepeseel by the applieant te a peneling llflplieatien, 
vffliefi welllel res!ilt iB a soostantial inerease in a rrajeet's impaets, 
as determineel by the Derartment, may be eleemeel a ne·.v 
aprlieatien. The new arrlieatien shall senfeF!ll ta the 
requirements ef this seetien whieh are in effeet at the time the new 
E!flfllieatien is SllBmitteel. 

8. Filiag Fees. The sefieelllle ef fees fer DeYelerreent Permits is estaalisheel 
in serarate City Resellltien. 

9. !41plieati0ns Part ef Permanent Reeerel. Aprlieatiens :fileel JlllfSllant te 
&ifs Ceele shall be nambereel senseslltively in the araer eftheiF filing anel 
sJi.all aeeome a rart of the rermaaent effisial reeerels af the ageney ta 
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·1,rflieh the a1313lieatiea is maee. Cepies of all aotiees ana erSers; 
eer!Hieatee !Ula aftiaa·.'*9 of posting, mailffig oF publieaaon; plaas, m!!j'!s, 
aaEI eiffiihits; ane E!Hj' otheF aEleiaoaal !!j'!plieation infeF1Hation shall he 
filee tegetheF vffih the applieation in the peF1Haaent offieial Feeoffis. 

Hl. ,\deitiaaal .\j'!plieatiaa RequiFemeats. la the iateFest efpublie health, 
safety OF welfare eF te meet the Fe1J:1:1iFemeats of the State B1wiFe11H1ental 
Peliey Aet SF etheF State FelJ:WeFBeFlts, the Dej'lartmeat may Fel'j1:1est 
aEIEliHenal aj3j3lieatien infeF1Hatien s1:1eh as, hl:lt net limited te: geeteelmieal 
sruElies, hydFologie sta4ies, neise sruElies, aiF ~ sruElies, viSl:lal 
analysis ane tFaftsj'loFtatien iFnj'laet sruaies. 

11. Cenel:IFFent PFeeessiug efApplieatiens. Applieations foF moFe thaa one 
tyj'le efDiseFetienary Lana Use Pefffiit for a single jlFojeet may he 
eoaselielatee iate one Feview J3FOeess helel hefuFe a single hearing hoey oF 
effieeF. If the variol:IS aJ3J3lieatieas rel'jl:life eiffereat Feview J3Feeedl:lres, as 
set fuFlh ill Seetieu 19,85,Q;!Q,E, R-twiew PToeess, helew, then the review 
prneeel:lfe vrith the hreaeest flublie aetiee prnvisiea applies. 

D. Time Periods. 

1. The DiFeetor er Bmumner shall iss1:1e their netiee ef final eeeisien ea a 
DiseFeti.enary Lane Use Pefffiit withill 120 ela)'S after the DeJ3arlmeat 
notifies the aJ3J3lieaat that the aJ3plieation is eoffij'liete eF is eee1Bee 
eo!Bfllete as jlrovielee in Seetieu 19.85.11211.C.3 aeove. The following tiFBe 
j'leriees shall ee eirnl1:1eee fre!B the 120 eay tiFBe j'leriee rel'jl:lifement: 

a. lJij' J3eriee ffimng vffiieh the apJ3lieant has seen FOIJ:l:lestee hy the 
Defla± bneat to eorreet J3laas, jletloF!B reEJ:l*iFeEI sruElies, SF jlFOYiele 
aeeitional reEJ:l:liFeEI iafoF1Batien; 

h. Any jlerieEI Ell:lfing whieh aa BIS is eeing flFepareEI in aeeeFElanee 
vrith State law. 

e. Aw; J30rieEI foF aElministrative !!j'!peals of Disereaoaary LOi!EI l:ISe 
Pef!Bits; anEI 

El. Any e1Etensien ef time Hll:ltl:la!ly agreed 1:1pea in 'ovriting hetween 
the !!j'!J3lieaat ans the DeJ3artmeat. 

2. The 120 Elay time J30rioe estahlisheEI ill Seeti8Jl 19.85.11211.D.1 aeove shall 
net aw!y in the fel!evriag sitl:latioas: 

a. If the J3eF1Bit Fel'jliiFes an amenElmeat to the CemJ3Feheasi'o•e Plan OF 
a ae'o'elepmeat Fegulation; 

h. If the J30F!Bit Fel'jl:liFes aJ3pF9'o'al of the siting efan essential 131:1hlie 
faeility; 

i 
e. If there are s1:1estantial re•;isiens to the pFojeet J3FOJ3osa! at the 

a13jliieants Fel'jl!est, in whieh ease the time 13eFieEI shall start from 
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the elate at whieh the Fe¥ised flFejeet aiiplieatiea is ~d te he 
eeffifJlete JleF Seetiea 19.8§.020.C.;; ahe•1e. 

E. Rll"1iew Preeess. 

1. f,dmiBistr1tm•e Re·;iew. AdmiBistFati\•e Rl!"..iew is l!tili2ed whea 
preeessiag applieatiens fer Aihaiaistra#ve Permits ineffiffiag, hat net 
limtted te: AelministFative Varianee, Aelmimstrati>;e }!eneenferming Use, 
Shert Plats, Large Let Sahdivisiens, Let Cemaiaatiens, Beandary Line 
AdjHStments, Miner L'.menelments, Heme Oesupatien Pezmits, and 
Biaeliag Site Plans. Administrative Review shall he saajeet te the 
fellewiag fl£0Yisiens: · 

ft, Centent ef Puhlie Netiee Deeumeats. At a mini-., puB!ie 
aetiee deeumeats shall eeataia the feUewiag iafermatien: 
(1) suhjeet Jlf0Jleffy leeatiea; 

(2) name ef the aJlJllieaat; 

c;;) aatafe ef the reEJ:uest; 

(4) time Jlerieds fer submitting eerameats and the date en 
vAlieh the DiFeeter wm issue the eleeisiea; 

(S) right te &j!Jleal statemeat; and 

(Ii) DeJlaI truest eeataet anel teleJlhene llUFBher. 

b. Dep1t1 lmeat Puhlie Netiee Previsions. Onee an aiiJllieatien has 
been deemed eeffifJlete, the Defiail:tnent shall JlFeviele puhlie aetiee 
fer the Jlfejeet. The Dejlar'.meat shall send a vffitten netiee, 
addressed thfeugh the United States mail, te all Jlf0Jlelty evf.l!ers ef 
reeerd vii-thin a radius ef3QQ feet, \mt aet less than 2 fJafSels eleeJl, 
areuad the e1<terier aeHndaries efthe saajeet JlfB'jlerty. Sueh netiee -
sB.all he mailed net mere than 3 werking days H-em the submittal ef 
a eeffifJlete apJllieatien. Parties reeeiy,iag aetiee shall be gP<ea 14 
days, H-em the mailing date, te Jlrevide any eerameats te tB.e 
D0Jlmlment. 

e. AJ3plie1tat Puhlie Netiee l'Fe'lisieas. Onee an ajlplieatien has 
aeea deemed eeffifJlete, the ajljllieant &hall JlF8'ride JleSted jlOOiie 
netiee en the subjeet JlFeJleft'.l' in aeeerelaaee with SfJeeffieatiens 
J3F6'/ided by the DeJla± 13:neat. 

2. He1triag E:tllmmer Review. Heariag Bl<aminer Re•rie'"" is utilii!i!d when 
Jlreeessing &j!Jllieatiens fer SJleeial Use Permits ineffiding, hut net limited 
te: Cenditienfll Use, Fermal Sabdivisiea, }fonCenferming Use, Planned 
Unit Develepmeat, Shereliae Saestantial De'1el0Jlfllent, Shereliae . . 
Cenditienal Use, Shereline }foneenfermiag Use, Shereline Varianee, and 
Varianee. Hear'.ng Bi•aminer ReYiew shall be subj eet te the City's 
Hearings Bi<aminer Ordiaanee. 
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3, Admieisff'Bft'l'e R!Wiew, AelmiBist:ative Re-view is utiliz;ed vffieft 
JlF0eessiag afilllieatiellil fer Ae!ministTative Pel'fflits iaellleliag, slit net 
limited te: Admfilis1Tati¥e Varianee, Ae!mi!listTati'ie J>leneenfef.ffiing Use, 
SheFt Plats, L&Fge Let Sli'eeli'risiens, Let Cemllinatiellil, Bellnelary Line 
Aajustments, Miner 1\menelments, Heme OeellJlatien Pef.ffiits, anti 
Bineling Site Pldllil. Aelmi!listrati¥e Re>1iew shall lie sulljeet te the 
fellevring Jlre'>·isiens: 

a. C0ntent 0f Pllhlie N0tiee I>0euments. fA a minimllffi, Jl\l'elie 
netiee tleellffients shall eentain the fellev;ing infef.ffiatien: 
(1) sl!lljeet prepeFty leeatien; 

(2) name efthe afifllieant; 

(3) aatufe ef the FeEfH:est; 

(4) time f)erietls fer sll'ernitting eemments anti the date en 
',Vhieh the Dkeeter Vo'ill issue the tleeisien; 

(S) right te afifleal statement; and 

(G) Deflwl.i:uent eentaet and teleflhene 1mmller. 

b. Della• tment Puhlie N0tiee Previsions. Onee an aflplieatien has 
'eeen deemetl eeffif!lete, the Def)artment shall flFevide pll'elie netiee 
fer the f!Fejeet. The Depw tlnent shall senel a written netiee, 
atle!Fessed threugh the U!lited States mail, te all flF9fleFty ewners ef 
reeerd witffin a radius ef 3 QQ feet, 'ellt net less than 2 fl&Feels tleep, 
&Feootl the e1<terier llell!lelaries efthe su0jeet flF9flei'ty. S<1eh aetiee 
sheH 'ee mailed net mere than 3 werkiiig days frem the sullrllittal ef 
a eeffifJlete awlieatien. Parties reeeiving aetiee shall lie givea 14 
tlays, frem the mailing Eiate, te fl£9Yiele Wl)' eemments te the 
Deflar'..Htent. 

e. Ajlfllieant Pllhlie Natiee Previsiens. Onee an aflfllieatien has 
'eeen deemetl eeffifJlete, the aflfllieant shall flFevide flestetl flll'elie 
netiee en the su'ejeet fl£9fleFly in aeeerdanee "vith Sfleeifieatiens 
preYided 'ey the Deflwtlneat. 

d. Publish Natiee. J>fotiee shall 'ee given llu at least ene flll'elieatien 
in a Re>NSfldfler ef general eli6Hlatiea in the City net less than 1 Q 
days 'eefere the date efthe hearing and sloieh netiee shall set the 
date, time, and fllaee ef the flUlliie hearing. 

F. Permit Conditions. 

1. Authority ta Esta'elish Time Limitations. The Direeter er eimminer has 
the alltlterity, as flarl ef the aiipre>1al ef a Diseretieaary Land Use Pef.ffiit, 
te estall!ish a time limitatien for filing anti aflflF0Ying Final DeYeleflment 
Plan(s). 
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2. E:fiensieD!l. The eiEJ!lifatien time periee, el!ilinee iR Semen 
19.SS.020.J:.1 aee'>'e, may ee e1Eteaeee in the fellevffilg siniatiens: 

a. If the ajljllieaat ean eemenstxate te the Difeetor er Emm'1mer, as 
apprepriate, that there hEl'>'e eeea unasual eifefilllstaaees eeyead 
theif eeatFel te eiruse delay ia the pFBjeet, the time peried may ee 
e1rteaeed ey ene year; er 

IJ, The Difeeter er Em~mmer, '""rush is deteFRlffied eased <lfleR the 
erigiaal re¥iew preeess, has the irutherity te gnmt aa e1rteasiea 
time peried greater thaa eae year. 

3, CelRflliae.ee With Cenditiens, Cemplianee with eeaeitieas estaillished 
in a preliminary appre'ral aad :final ap:13reved develepment jllaas is 
reEJ:ail'ed. Any departw<e frem the eoaditiens ef appre>1al or a:13preved 
fllaas eeastitates a vielatien eftftis Code and shall ee slllljeet te 
eafereement aotieas and :13eaalties. See Seetien 19.SS.060, Re·1eoatiea 
and EiEJ!!iratiea and Seetien 19.SS.070, Enfereement and Peaalties. 

4, Relinquishment ef DiseFetieuaey Laud Use AppFeYals. A pFBperty 
ewaer may eleet te reliaqllish a :13revieusly a:13pre\<ed disoretienary land use 
:13ermit ia ereer te eetain aaether use er eeasity whieh is aew permittee 
eutright uaeer a ae>.v :cane olassifioatioa. lB reeoguitioa of the 
relia€J:uishrneat, aay use autherisee ey the 4iseretieaary laae use peimit 
shall eease, unless said use is allowed eutright under the uade!'fj,iag :cane 
olassifieatioa. The :13etitieaer fer relinquishment shall fellow the fellew'.ng 
:13rooess: 

a. The :13ro:13erty ovmer must suemit in writ.mg, te the Departmem, the 
re€J:uest iaeluding the reaseas fer the reliR€J:t1ishraent. 
Aeeempanying the reEjUest sheuld ee a ee:13y ef the erigiual 
ElflflFB'ral. 

b. The reEjUeSt will ee re•1iewed ey staffte determiae if any 
eenditioas of the original appre•1al eenfliet with the re€J:uest fer 
reliRqllishrnent. If the eeaditioas or terms of the disoretioaary laad 
use :13ermit eonfliet with the request, the reEjUest will ee forwarded 
to the Direetor or E1Earniner, as appropriate to the erigiaal re>1iew 
preeedure, fer a deeisiea. 

e. The Dejlartmeat will reS:flend in writiag te the owaer '>>ffih a 
determmatioa and jlrovide the Ei<amiaer a espy ef that 
determinatiea. ' 

C. Time Cemputatiens. Any refereaee te a time peried, unless etherwise 
s:13eeifieally stated, shall ee ealeulated eased upea ealeadar days. 
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19.85.040 AMENDMENTS 

A. Purpose 
B. Amendment Standards - Administrative Permits 
C. Amendment Standards - Special Use Permits 
D. Amendment Standards - Development Regulations and Other Official Controls 
E. Amendment Standards - Comprehensive Plan 

A. Purpose. The purpose of this section is to define types of amendments to the 
development regulations, comprehensive plan, and other official controls and to identify 
procedures for those actions. 

B. Amendment Standards - Administrative Permits. This section is to provide the 
method for amending conditions of approval and final development plans that have 
received an administrative permit. 

1. Minor Amendments. The following procedures shall be required for all minor 
amendments. 

a. Requests for minor amendments shall be in writing from the property 
owner or the owner's authorized agent. 

b. Minor amendment applications may be routed to any City division or any 
agency with jurisdiction. This distribution shall be at the discretion of the 
Department. 

c. Minor amendments may be approved or modified with conditions for 
approval by the Director provided all of the following requirements are 
met: 

1. A change to a condition of approval does not modify the intent of 
the original condition. 

2. The perimeter boundaries of the original site shall not be extended 
by more than 5 percent of the original lot area. 

3. The proposal does not add more than 5 percent gross square 
footage of structures to the site. 

4. The proposal does not increase the overall impervious surface on 
the site by more than 5 percent. 

5. Any additions or expansions approved through minor amendments 
that cumulatively exceed the requirements in this section shall be 
reviewed as a major amendment. 

d. Minor amendment decisions shall be in writing and attached to the official 
file. 

e. A finding that addresses the applicability of any specific conditions of 
approval for the original permit shall be required. 

f. Copies of the decision shall be mailed to all parties of record. 

2. Major Amendments. 

a. Any modification exceeding the provisions of Section 19.85.040C.l.d, 
shall follow the same procedure required for Tue initial a new application. 

_, . '· - . . .1 
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b. 

c. 

. ..._.-.. -..... ~-,,..~.......... ... .. .. .. ·- ···-· - ) 

'Maj0r Amendinents sba]! be subject to the most current City codes A 
· fi'Bilmg tl!at eEIElfesses the aflfllieaeility ef aa:y Sf!eeffie eeaeitieBS ef ' 
aflflre'lft! fer the effgiael flemHt shall be re~a 
Any modification that requires a discretionary permit other than the type 
granted for the original application shall require the new permit type. 

C. Amendment Standards - Special Use Permits. This section is to provide the method 
for amending conditions of approval and final development plans that have received a 
Special Use Permit from the Examiner. 

1. Minor Amendment. The following procedures shall be required for all minor 
amendments. 
a. Request for minor amendments shall be in writing from the property 

owner or the owner's authorized agent. 

b. Minor amendment applications may be routed to any county division or 
agency with jurisdiction. This distribution shall be subject to the 
discretion of the Department. 

c. A copy of all applications and any Department recommendation for minor 
amendments shall be routed to the Examiner. The Examiner shall 
determine if the proposal is consistent with the original decision. Each 
minor amendment approval is subject to the consensus of the Examiner. 

d. Minor amendments may be approved or modified with conditions for 
approval by the Director provided all of the following requirements are 
met: 

1. The examiner does not object to the minor amendment. 
2. A change to a condition of approval does not modify the intent of 

the original condition. 
3. The perimeter boundaries of the original site shall not be extended 

by more than 5 percent of the original lot area. 
4. The proposal does not increase the overall residential density of a 

site. 
5. The proposal does not change or modify housing types. 
6. The proposal does not reduce the designated open space. 
7. The proposal does not add more than 5 percent gross square 

footage of structures to the site. 
8. The proposal does not increase the overall impervious surface on 

the site by more than 5 percent. 
9. Any conditions or expansions approved through minor 

amendments that cumulatively exceed the requirements in this 
section shall be reviewed as a major amendment. 

e. Minor amendment approvals shall be in writing and attached to the official 
file. 

f. A finding that addresses the applicability of any specific conditions of 
approval for the original permit shall be required. 

g. Copies of the decision shall be mailed to all parties ofrecord. 

2. Major Amendments. 
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2. Major Amendments. 

a. Any modification exceeding the provisions of Section 19.85.040C.l.d, 
shall follow the same procedure required for the iaitial a new application. 

b. Major Amendments shall be subiect to the most current City codes A: 
im4iag that asda;esses the appliea'eilliy of aa;' speeifie eenditieas ef 
BoJlflf0'1al fer the original pefmi.t shall he re11:uirea 

c. Any modification that requires a discretionary permit other than the type 
granted for the initial application shall require the new permit type. 

D. Amendment Standards -Comprehensive Plan - Development Regulations and other 
Official Controls. 

This subsection is to provide the method for adoption and amendment to the text and 
official map of this development regulation and other official controls. Request to change 
a regulatory zone affecting a parcel of land, or portion of a lot, are processed under 
Procedures for Amendments to the Comprehensive Plan. 

1. Initiation of an Amendment. An amendment to the zoning code or other official 
controls may be initiated by: 

a. The Council requesting the planning Agency to set the matter for hearing 
and recommendation. 

b. The Planning Commission with concurrence of the Department. 

c. One or more owner's of property directory affected by the proposal may 
petition the Planning Commission to initiate an amendment. 

2. Application Required. 

a. For the purpose of advising and informing an applicant of the procedural 
requirements and to insure that an application is in satisfactory form, the 
Department may require a prefiling conference. 

b. The Department shall provide the application forms and submittal 
requirements for amendments. 

c. No amendment shall be processed until the information necessary to 
review and decide upon the amendment is deemed complete by the 
Director. 

3. Fees. See Resolution No. _Plarrning and Land Services Department Fees, for 
the filing fees adoption or amendment to the zoning code and other official 
controls. 

4. Planning Department Report. The Department shall prepare a written report on 
each amendment pending before the Planning Commission. The report shall be 
transmitted to the Planning Commission and the applicant before the public 
hearing. Each report shall contain: 

a. Any factual finding of the City department proposing the amendment. 
b. Any comments from other City departments. 
c. The environmental assessment or copy of any environmental 

determination or final environmental impact statement. 
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4. Planning Department Report. The Department shall prepare a written report on 
each amendment pending before the Planning Commission. The report shall be 
transmitted to the Planning Commission and the applicant before the public 
hearing. Each report shall contain: 

a. Any factual finding of the City department proposing the amendment. 
b. Any comments from other City departments. 
c. The environmental assessment or copy of any environmental 

determination or final environmental impact statement. 
d. The Planning Department's recommendations on the amendment if any 

are to be made. 

5. Public Hearing Required by Planning Commission. The Planning 
Commission shall give notice and hold at least one public hearing prior to a 
recommendation for adoption or amendment of any official control. Alternatively 
the Planning Commission may hold a joint public hearing with the City Council 

6. Adoption Required by the Council. An amendment to the development 
regulation or other official controls shall be adopted by the Council by ordinance 
after a ptiblie hear'.ng and report from ey the Planning Commission. The Council 
may hold a public hearing before adopting the ordinance. 
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19.8S.OSO APPEALS AND RECONSIDERATIONS 

A. Put*fJese 
II. Reeensideratien by the Examiner 
C. Appeals te the Ceuneil 
D. f<J!peals and Administrative Deeisiens 

• ;. ..... Purpese. The flllljlese efthi.s seetiea is te previcle the preeeclures fer appealing 
admiaistratiYe Eleeisieas en lane use j'lrefJesals. 

II. Reeensideratien by the Examiner. Aay aggrie·1ecl fJersea feeling that the 
Eleeisiea efthe Birnmiaer is eased ea errers efpreeeclw;e er faet may make a 
writtea reeiaest fer review by the faeaminer vrithia seYen (7) werkffig days ef the 
writtea Eleeisien. This reeiaest shall set ferth the alleged errers, aaEl the B1ea.mifl.€r 
mEIJ', after reYiew ef the reeeFd take SHeh fur.her aetien as he deems pre13er aad 
may reneer a revised Eleeisien. Only eae (1) reqt1est fer reeeasieeratien m!!J' be 
filee ey any eae (1) persen er flart)', eYea ifthe Bieaminer re'.'erses er meclifies hls 
erigiaal deeisien er ehaages the laag<1age ia the deeisiea eriginally renclerecl . 

c. • \.ppeels te the Ceuneil. 
1. Apfleal efExaminer's Deeisien. The fmal aetiea ey the faeaminer en any 
land use matter vffihia hls jurisdietien ffi!!J' ee appealed te the CeHBeil by an 
aggrieved 13ersen direetly affeetee \Jy the E1eaminer' s deeisien. Said appeal 
flreeedere is as feUews: 
a. The apflellaat mHst file written n-etiee ef a13fleal vnth the Planniag 

Deflar'.meat aaEl flay the appeal fee withia ten (lQ) werkiflg days ef the 
eate efmailiag of the faearniaer's final written deeisiea; pre¥idecl, that if 
the Biearniner was requested te reeeasider the deeisien, then the appeal 
must be :lilecl vRthia tea (10) werkiflg clays efthe mailing efthe 
Biearniaer' s fulal vrritten erder er eeeisiea en the reeeasicleratiea request. 

e. The netiee ef appeal shall eeneisely speeify eaeh errer an.4/er issue vffiieh 
the CeHBeil is askee te eensieer en ap13eal. 

e. Upen the Hling ef aH appeal, the Plar .. "1ing Dej'lartmeat shall ferware te the 
Ceooeil the eriginal tape eeataining a verbatim reeero efthe 13reeeedings 
eefere the EJ£aminer. Aa appeal shall S!EIJ' the efteetive Elate efthe 
Biearniner' s deeisien Hatil :linal reselutiea has seen made ey the Couneil. 

l. Ceuneil Aetien en Appeals. 
a. General. Fer fammiaer deeisiens on whleh an apfleal is preperly filee, the 

Planning Department shall ferthwith forward three (3) espies if the 
Eirnminer' s eeeisien plus a eefly ef the offieial file aae the reeerdecl reeerd 
te the Clerk ef the Ceuneil. The Clerk of the Ceuneil shall seheelule a 
flHBlie meeting Elate for the Ceuneil en the apflealea matter. 

e. PHl:Jlie Netiee en Aflfleals. The Clerk efthe Ceuneil shall eause ·.vritten 
netiee te be mailed te all "flarties ef reeera" aacl the famminer to apflraise 
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them ef the meeting Elate !Jefere tlie Ceooeil. "Parties ef reeercl" are these 
perseBS whe ha"'tl (1) testif.iecl !Jefere the Em1mmer, er (2) listecl their 
Rames en a sign up sheet whleh is availa!Jle ffilriBg the J;icammer' s 
hearifigs, er (3) ac!YiseEI the PlanniBg DepartmeBt iB writmg ef their Elesire 
te lie a 13arty ef reeercl. 

e. Cell!leil Aetiea SB Ap13eals. WheBeYer a EleeisieB !Jy the EitamiBer is 
reviev.'tlcl !Jy the Ceaaeil fH!FS1*1l'lt te this SeetieB; the !!J3peJ..lant er ether 
parties efreeercl mey sa!Jmit writteB mememe!a iB sHppert eftheir 
pesitieBs. The Ceaaeil shall allew the appellaat(s) er their represeBtatives 
ne mere than a tetal ef fifteeB (15) miBHtes ef era! preseBtatieB. Ne Bew 
eYiEISBee er testimeny sflall be preseBted te the CeHBeil dllriBg the era! 
preseBtatieB. The Ceimeil may vie-.v the site either iBElividaally er 
tegether, preYiElecl, that Hnless all parties ef reserEI are gi'1en reasefla!Jle 
netiee efthe time efthe ·iiew, Be eBe ether thas City staff ea aseemp!Hly 
the Cel±f!eil mem!Jers dwing the view. 

d. CeHBeil DeeisieB SB Appeal. The Ceimeil' s deeisiea ea aH appeal ef all 
lad ase matters mey adept, ameBEI and aclept, rej eet, re•1erse, amead and 
re-1erse the f.iBdiBgs, eeoorusiea, and deeisieB efthe Eirnmiaer er remand 
the matter te the Iil<aminer fer further eeBsideratiea. ,.\ny deeisiea !Jy the 
Ceaaeil shall be !Jasecl ea the reeerd ef the fiear'.ng field !Jy the Emuniaer; 
hev.'tl'fer, the CeHBeil may !Jy metioa, rellliest aclditieaal iafeffflatieB ef 
the !!J3pellaat er the Eirnmmer. 

e. AmeadmeBt er R-eversal Ceaaeil te Prepare Separate fmdmgs. If the 
aetiaa !Jy the CeBlleil ea an !!J3peal efthe deeisien efthe Eicamiaer is te 
aiRend er re¥erse the Bimmiaer, the CeHHeil sflall prepare a ·mittea 
deeisien gi-Yiag their findiags ef faet and eeaerusieas i-asefar as they may 
differ frem tliese efthe Ilirnmi-Ber. 

f. CeWleil Aetiea is final. The aetiea efthe Ce<!Il6il, appreviBg er rejeeting 
a deeisiea ef the Examiaer, is f!Bal aad eeaelasi¥e Hnless ·.vithia thlrty 
(3 0) days frem the date ef the aetien aB aggrie.,•ed party er persen f.iles aH 

apprepriate aetien ia 8Hperier Cel:lrt fer p!lfjlose ef review ef the aetiea 
talten, aad serves all aeeessary parties. When sueh aetiea has beea taltea, 
the effeeti»·e date efthe Cmmeil aetieB shall be stayed until f.inal 
reselHtien !Jy the eel:lfl:s have !Jeen macle. 

g. Appeals te Ceurt: Gest of Preparifig Transeript. The eests ef traaseriptien 
efall reeerds erdered eertified !Jy the Ceurt ful' saeh re¥iew, shall lie beme 
!Jy the appellaat. If a eeHrt reperter has taltea and preserved the reeerd, 
thea the !!J3pellant shall malte arrangemeBts with said reperter fer 
traaseriptieas and peymeBt thereef. When the Cffunty staff is relllii-red te 
transeribe aay reeord, the aetual traaseribiag eest shall lie determiaed !Jy 
the University Plase 'Badget Di-reeter aad shall be paid prier ta said ease 
!JeiBg re'liewed. 

4. Remands te the examiner. 
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11. ~maall Netiee aall lleariBg Required. Prier te takffig aetiea ea aBry" 

matteF Femaaeleel 'ey the CeaaeiJ, aetiee shall 'ee g¥;ea as m the first mstanee, aael 
the Bi.ammer shall eeaduet a paeH.e heariii.g. At the eenel-usien efthe hearing ea 
a remandeel matter, the Bieamiaer shall transmit netiee sestaiaffig the eriginal 
eleeisiea er ia the eYeat efa ehaageel er meelitieEi Eieeisiea, the Bicammer shall 
raasmit aEielitieaal ameaEieEi HaEiings. 
ll. Aetie11 by the Ce1111eil RemeaEieEI l\<lattel'!I. Upen reeeipt ofa aetiee :ffom 
the "Eimuniner sastaifliag the eriginal Eieeisioa er ameaEieEi finEiiags aaEi Eiesisiea, 
aetiee shall 'ee givea ia the same manner as fer an appeal aaEi the Ceooeil shall 
eeaoost a meeting aaEi make a fraal Eieeisien. 

§. ReeeasideF&tiea by the Ca1111eil. A:ey aggrieveEi party er persea affeeteEi 'ey the 
astiea may, within seyea (7) werkiag Eiays efthe Ceaaeils era! Eiesisiea, tile vfith 
the CleFk efthe Ceaneil a writtea reEJ:11est fer reeonsiEieratiea 'easeel ea aay eae of 
the fellowing greaaEis materially affeetiag the su'estaatial rights of saiEi party OF 
persea: 
a. furors ofproeedme er misintefj3Fetatiea of fast, material ta the party 

seeking the FeEJ:uest feF reeeasiEieratioa. 
a. Irregularity ia the proeeeeliags 'eefere the Ceuaeil 'ey vffl.ish sueh party 

was pre'.•eateEi :ffem having a :!iii£ hearing. 
e. Clerieal mistakes ia the effieial Hie or reeerel trooismitteel te the CouaeiJ, 

iaeluEiing errers arisiag :ffom inaEiYerteaee, eYersight, SF omissiea, whieh 
may ha·1e materially affesteel the Ceuaeil' s Eieeisioa ea the matteF. 

Up ea Feee~ ef a reEJ:Uest fer reeensieleratien, the Ceuaeil shall FeYiew said. 
Fequest aaEi take sueh furtheF aetiea as the Ceuneil Eieems prep er 
inelueliag, 'eut aet limiteEi te, the right te Eiefij' saiEi reEJ:Uest feF 
FeeoasiEieratiea '.'>'itheat a hearffi.%, or the right te re~ar aael render a 
FeYiseEi Eieeisien oa the matter if EieemeEi apprnpriate 'ey the Ceuaeil. Only 
eae (1) request fer reeoasiEieratien may be HleEi by aay eae (I) peFsea SF 
party, e;•ea if the Couneil re¥erses er meelffies its erigmal eleeisiea er 
ehanges the laaguage ia the Eieeisien eriginally FenEieFeEi. 

Ia the event that a request fer FeeeasieleFatiea is HleEi vfith the Ceaneils the 
thirty (3Q) Eiay appeal perieEi te SaperieF Ceart as set ferth in this Seetioa 
shall ee EieemeEi te eommeaee on the Elate of the Ceaaeil' s tinal astion 
relative te the Fequest feF reeeasiEieratiea. 

D. ,•,13peals of AElministFatWe Deeisiens. 

1. Time Limit. P43peals may 'ee takea to the eJEarniralF 'ey any aggrie>1eEi persoa or 
by any effieeF, Eiepar'.meat, boarEi or sommissioa efthe City affesteEi 'ey a 
aeeisien of aa aelmiflistratWe offial in the aelministration of enfereeraeat ef this 
eeEie. Sueh appeals shall be Hleel in writiag on farms available at the City in 
eluplisate with the PlarM-Hng Def)artmeat vlithia t\veaty(2Q) Eiays of the Elate of the 
aetien beiag appealed. 
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2. Netiee. }lstiee sf the date, time; and plaee sf the appeal shall be mailed ts the 
appellaat, ts the parties sf reeors 0ll:d te the sffieer ·whs' s deeisisa is beiag 
aj'lj'loaled, tagetlier with a eepy afthe ·Nrittee. aj'lj'leal. Sueh aetiee shall be mailed 
ao less than tea (Hl) da;'s prior ta the date afthe hear'.ng. 

::!. Repert. Uj3ea reeeiving aetiee efthe appeal, the effiee for whom the appeal is 
being takea, shall submit ta the elHlmffier a eopy of all reesrds pertaiaiag to the 
deeisioa together with a writtea report as deemed pertiaeRt. . 

4. Satherity. The emunffier m~', m eonformanee vffih this eede,re·;erse er affJ£m 
wholly or in part, er may modify the order, retluiremeRt, deeisiea, or 
deterfniaatiea appealed frem and !Ra)' malre saeh erder, reEJ:uiremeRt, deeisiea, er 
determinatioa as should be made and, te that ead shall fiaye all the pewers efthe 
offieer frem 'Nfloffi the appeal is takee. ffisofar as the aeeisisa SR the partieular 
issue is eoaeemed and in making its deteml:iaatisa the eitaminer may hear any 
pertill:eat faets bear'..ag SR the ease. 

6. lqipesls te the Ceaueil. The deeisioa of the Emiminer ea an appeal efan 
Admmistrative Deeisiea may ae further appealed to the Ceooeil ia the same 
manaer as appeals ef land use deeisieas. 
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19.85.060 REVOCATION & EXPIRATION 

A. Purpose 
B. Examiner May Revoke Permits 
C. Initiation of an Action 
D. Public Hearing 
E. Grounds for Revocation, Modification, or Reclassification 
F. Expiration 
G. Time Computations 
H. Relinquishment of Discretionary Land Use Approvals 

A. Purpose. The purpose ofthis section is to provide the procedures for revocation, 
modification, or reclassification of permits. 

B. Examiner May Revoke Permits. The Examiner may revoke or modify any 
Special Use Permit or Administrative Use Permit. 

C. Initiation of an Action. An action to revoke, modify, or reclassify any matter set 
forth in Subsection B. may be initiated by: 

1. The City Council, upon its own motion to refer said matter to the 
Examiner; or 

2. The Planning Directorj-ef 

3. The peti-tiea ef any aggriewa party Elireetly affeetea 13y the prejeet er use 
tegether ""<ith a Hliag fee as set 13y se13arate Reselutiea, filed vfith the 
Plamliag Depar'.meat. 

D. Public Hearing. Prior to such revocation, or modification, or reclassification, a 
public hearing shall be held by the Examiner and the procedures concerning 
notice, reporting, and appeals shall be the same as reEttJirea fer the iai-tial eeasiaer 
atien in accordance with Tilte Administration of Development 
Regualtions thereefprovided: that when any Conditional Use Permit is not 
exercised within the time specified in such Permit or, if no date is specified, 
within one (1) year from the date of approval of said Permit, said Pe.rmit shall 
automatically become null and void and no public hearing by the Examiner shall 
be required on the matter. RefeF ta Seetian .8S.02(E)(2) feF aetiee 
FefIUiFements .. 

E. Grounds for Revocation, Modification, or Reclassification. Such revocation or 
modification or reclassification shall be made on any one or more of the following 
grounds: 

1. That the approval was obtained by fraud; 
2. That the use for which such approval was granted is not being exercised; 
3. That the use for which such approval was granted has ceased to exist or 

has been suspended for one (1) year or more; 
4. That the Permit granted is being, or recently has been, exercised contrary 

to the terms or conditions of such approval, or in violation of any statute, 
resolution, code, law, or regulation. 

Adopted 8-28-95, Ord. No. 58 
Amended 1-3-96, Ord. No. 79 
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F. Expiration. Ifno action is taken by the applicant on any application for a 
discressionary land use permit, special use permit, or administrative use 
for a period of none year, the application shell be deemed null and void, 
and the applicant will need to re-apply as required by this code unless 
otherwise permitted in writing by the Planning Director. This provision 
shall not apply to short plats. 

G. Tjme Computations. Any reference to a tjme period unless otherwise 
specifically stated. shall be calculated based upon calendar days 

H. Relinqyishment of Discretionary Land Use Approvals. A property 
owner may elect to relinquish a previously approved discretionary land use 
permit in order to obtain another use or density which is now permitted 
outright under a new zone classification. In recognition of the 
relinqyishment. any use authorized by the discretionary land use permit 
shall cease. unless said use is allowed outright under the underlying zone 
classification. The petitioner for relinquishment shall follow the following 
process: 

a. The property owner must submit in writing. to the Department. the 
request including the reasons for the relinquishment. 
Accompanyini;: the request should be a copy of the orii;:ina! 
approval. 

b. The request will be reviewed by staff to determine if any 
conditions of the original approval conflict with the request for 
relinquishment. If the conditions or terms of the discretionary land 
use permit conflict with the request. the request will be forwarded 
to the Director or Examiner. as appropriate to the original review 
procedure. for a decision. 

c. The Department will respond in writing to the owner with a 
deteonination and proyjde the Examiner a copy of that 
detenuination. 

Adopted 8-28-95, Ord. No. 58 
Amended 1-3-96, Ord. No. 79 
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19.85.070 PERMITS, ENFORCEMENT & PENALTIES 

A. Purpose 
B. Applicability 
C. Permits and Licenses 
D. No Conflicting Licenses or Permits Shall be Issued 
E. Responsibility of Enforcement 
F. Penalties 

A. Purpose. The purpose of this section is to provide guidelines for the enforcement 
ofland use regulations. 

B. Applicability. Any building or structure erected or maintained or any use of 
property contrary to the provisions of the Zoning Code shall be and is hereby 
declared to unlawful and a public nuisance. 

C. Permits and Licenses. 

1. Building Permit. To assure compliance with the provisions of this Code, 
a Building Permit shall be obtained from the Building Department as 
provided by City Code. 

a. If the subject requiring a Building Permit is also required to secure 
a business license or any other evidence of authority required by 
law, such required Building Permit for such use may constitute a 
separately identified part of such permit, license, or other evidence, 
and shall be cleared through the- Building Department as 
conforming, or not conforming, to the provisions of this Code 
before any other license or permit or authority may be issued. 

b. Each Building Permit shall be issued only upon application signed 
by the authorized applicant, and shall contain over the signature of 
the applicant a correct statement of the use intended to be 
established, and such Building Permit may be issued only if such. 
declared intended use conforms in every respect to the provisions 
of this Code. The term "use" as employed in this Section includes 
considerations of all of the applicable controls set forth herein. 

2. Model Home. Building Permits may be issued for up to four (4) model 
home dwellings within an approved preliminary plat subject to the 
conditions of all applicable regulations. 

D. No Conflicting Licenses or Permits Shall be Issued. All departments, officials, 
or public employees vested with the duty or authority to issue permits or licenses 
where required by law shall conform to the provisions of this Code. No license or 
permit for uses, buildings, or purposes where the same would be in conflict with 
the provisions of this Code shall be issued. Any license or permit, if issued in 
conflict with the provisions hereof, shall be null and void. 

Adopted 8-28-95, Ord. No. 58 
Amended 1-3-96, Ord. No. 79 
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E. Responsibility of Enforcement. It shall be the duty of the Building Department 
to enforce the provisions of this Code pertaining to erection, construction, 
reconstruction, conversion, or alteration of buildings. It shall be the duty of the 
Sheriff and all officers charged with the enforcement of the law to enforce this 
Code and all provisions of same. 

1. Cease and Desist Orders. The Building Official, Planning Department 
inspector, Code Enforcement Officer, or Police Chief are hereby 
authorized to issue a Cease and Desist Order when any person, firm, or 
corporation is violating this Code, or any permit issued or approval 
granted pursuant to this Code. Such orders shall be obeyed immediately 
and are final unless appealed. The order shall specify each violation by 
reference to this Code, chapter, and section or by reference to the approved 
land use Permit or Variance. The said order shall state that a hearing may 
be requested by an affected party by, within ten (10) days of the receipt of 
said order, sending a written request for a hearing to the HeariHg Em11nifler 
City Clerk. Upon receiving a hearing request, the Hearing Examiner shall, 
as soon as practicable, hold a hearing on said matter. Reasonable notice to 
attend the hearing shall be given to all affected parties. After hearing said 
matter, said Examiner shall issue a decision upholding, revoking, or 
modifying the prior order. The decision of the Hearing Examiner is final 
and conclusive unless said matter is determined otherwise by the 
appropriate court. 

2. Civil Iafr11etieas Violations. In addition to any other sanction or penalty, 
or any remedial or administrative procedure available under the University 
Place Code or state law, violation of any provision of this Chapter or 
failure to comply with any permit or other written order or decision issue 
pursuant to this Chapter constitutes a Class 2 civil ir.fiaetiea violation as 
defined in the City's Enforcement Geae-Ordinance. Each day in which a 
violation of the Title continues is deemed a separate violation. 

3. Right of Entry. (From Section_.45.100) Upon proper presentation of 
credentials, the Planning Director, Building Official or duly authorized 
representative may enter at reasonable times any building, structure or 
premises within the city to perform the dutues imposed on the officer by 
this code. 

F. Penalties. 

1. Violators Punishable by Fine and Imprisonment. Any person, firm, or 
corporation violating any of the provisions of this Code shall be deemed 
guilty of a misdemeanor, and shall be punishable as provided by the 
Statutes of the State of Washington for the committing of a misdemeanor. 

2. Each Day a Separate Offense - Injunction. Each person, firm, or 
corporation found guilty of a violation shall be deemed guilty of a separate 
offense for every day during any portion of which any violation of any 
provision of this Code is committed, continued, or permitted by such 
person, firm, or corporation and shall be punishable therefor as provided 
for in this Code; and any use, occupation, building, or structure maintained 

Adopted 8-28-95, Ord. No. 58 
Amended 1-3-96, Ord. No. 79 
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Chapter _.02 

GENERAL PROVISIONS 

Sections: 
.02.010 Applicability. 

_.02.015 Division of Land by Streets or Rights-of-Way . 
. 02.020 Definitions. 

Cross-references: Chapters 35.21, 35.22, 36.70, 58.17, and 64.32 RCW 

_.02.010 Applicability. Every subdivision shall comply with the provisions of 
Chapter 58.17 Revised Code of Washington, this Title, Title Adiministration of 
Development Regulations and all future amendments or~ applicable Federal, State or 
local laws. After final plat or short plat approval, any subsequent division of platted or 
short platted lots, parcels, tracts, sites or divisions, shall be allowed only if the procedures 
ofthis Title or the short plat orainanee and Title Adiministration of Development 
Regulations first followed, and these requirements shall be applicable to all plats 
approved prior to the effective date of this Title. Except for the large lot division 
procedure specified herein, the provisions ofthis Title shall not apply to the following: 

A. Cemeteries and other burial plots while used for that purpose; 

B. Divisions of land into lots or tracts each of which is one thirty-second (1/32) of a 
Section ofland, or larger, or twenty (20) acres or larger ifthe land is not capable of 
description as a fraction of a Section of land; PROVIDED, the division meets the 
minimum lot size zoning requirements for the area involved and provided further, 
that for the purpose of computing the size of any lot under this item which borders 
on a street or street, the lot size shall be expanded to include that area which would 
be bounded by the center line of the street or street and the side lot lines of the lot 
running perpendicular to such center line; 

C. Divisions made by testamentary provisions or the laws of descent, provided that 
each lot shall meet all applicable minimum lot size requirements. 

D. Divisions ofland into lots or tracts classified for industrial or commercial use when 
the City has approved a binding site plan which authorizes specific uses of said 
land in accord with the Chapter _.16. ofthis Code; PROVIDED, that when a 
binding site plan authorizes a sale or other transfer of ownership of a Jot, parcel, or 
tract, the binding site plan shall be filed for record in the County Auditor's office on 
each lot, parcel, or tract created pursuant to the binding site plan; PROVIDED 
FURTHER, that the binding site plan and all of its requirements shall be legally 
enforceable on the purchaser or other person acquiring ownership oflot, parcel, or 
tract; AND PROVIDED FURTHER, that sale or transfer of such a lot, parcel, or 
tract in violation of the binding site plan, or without obtaining binding site plan 
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E. A division for the purpose of lease when no residential structure other than mobile 
homes or travel trailers are permitted to be placed upon the land when the City has 
approved a binding site plan in accordance with City Codes. 

F. The transfer of contiguous unplatted lots if: 

1. The lots were created in compliance with all applicable State and City 
subdivision regulations in effect at the time of the creation of said lots; or 

2. The lots transferred and remaining lots are improved with dwellings. Provided 
that transfers pursuant to item 1. or 2. shall not be effective until the proponent 
is issued a certificate of compliance from the Planning Department. A certificate 
shall be issued when the owner or applicant shows that the lot conforms to the 
criteria above. 

G. A division which is made by subjecting a portion of a parcel or tract ofland to 
Chapter 64.J;?, 34 RCW, the Horizontal Property Regimes Aet (ConEiomiflillffis) the 
Condominium Act, if the City has approved a binding site plan for all of such land. 

_.02.015 Division of Land By Streets or Rights-of-Way. 

The City declares that a parcel has NOT been divided into separate, legal lots by any one of the 
following: 

A. a State or Federal road or highway; or 

B. a City street that has been adopted as part of the City street system; or 

C. a City street right-of-way that has been acquired or accepted by the City but is an 
unopened City street as defined in Section 2.00 of the City Site Development 
Regulations, or as amended. 

_.02.020 Definitions. 

As used in this Title, unless the context or subject matter clearly requires otherwise, the 
following words or phrases shall have the following meanings: 

A. "Binding Site Plan" means a drawing to a scale as specified by the Planning 
Department. The site plan shall: 

1. Identify and show the area and location of all 
streets, improvements, utilities, open space; 

2 

UNOFFICIAL DOCUMENT



Chapter _.04 

PRELIMINARY PLAT PROCEDURE - PR.EFHJNG. APPLICATION PROCEDURE -
SEP,\ 

Sections: 
.04.010 Exf1la11ati011 ef PFefili11g. Pre Application Meeting 

_.04.020 Plan Re11aiFed. Community Meeting 
.114.llJll R~eemmendatiens en StFeet, DFaiBage, SeweF, 'Nater and Fire Systems. 

Cress referenee: Chaflter 86._ RC¥/ 

_.04.010 Exfllilllatien ef Prefiling. Pre Application Meeting 

CertaiR stef1S are re'fllkeEl efthe Ele'leleper anEl efthe City prier te the aetaal H.ling Elate efthe 
preliminary plat. These steps ineluEle the Ele¥eleper's eempletien efthe Ew;ireHIHental Cheeklist 
anEl s!ibmitting nine (9) espies ef the prepeseEl preliminary plat te the Planning Department anEl 
eight (8) espies efthe Ew;irenmental Cheel<list. 

The pre-application meeting is between Department staff and a potential applicant for a 
Subdivision to discuss the application submittal requirements and pertinent fees. A pre­
application meeting is required prior to submittal of an application for a Subdivision. 

_.04.020 Plan Re11aired. Community Meeting 

Wllenever it is essential fer fH!rpeses ef evaluating envirenmeHtal er ether eeneern, the City 
Engineer may reEtHire the Ele•;elejler te sallmit eertain eeneejlt Elrawings jlrier te preliminru'y plat 
appre"'al. 

For Subdivisions. following the pre-application meeting and before submitting an application. 
the applicant shall conduct a public meeting on a weekday evening to solicit input and 
suggestions from the community. A member of the planning staff shall attend. Notice of the 
public meeting shall be made in accordance with Title Adiministration of Development 
Regulations 

.114.llJll Reeemmendatiens en Street, Drainage, Sevi<er, 'Nater and Fire Systems. 

The City Engineer, the Ce~' :Health Offieer anEl the Fire Chief shall review anEl eertify te the 
El<aminer, their resjleeti\'e reeemmenElatiens as te the aElequaey efthe jlr0jleseEl street system 
anEI sterm Elrainage system, the prepeseEl sewage Eli5f1esal anEl v.<ater supply systems, anEl H.re 
preteetiea serviees fer the s!ibElivisien. The reeemmenElatieas efthe City Engineer, the Ceunty 
:Health Offieer anEI the Fire Chief shall eeeeme part ef the reeerEl anEI shall be ineluEleEl "vith the 
Ei<aminer's Eleeisiea, if saiEl matter is appealeEl te the Ceuneil. 
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Chapter _.06 

PRELIMINARY PLAT PROCEDURE - FILING AND REVIEW PROCEDURES 

Sections: 
.06.010 Fees . 
. 06.020 Filing . 
. 06.025 Preliminary Plat 

_.06.030 Staff Procedure . 
• 06.040 Notice . 
. 06.050 Determinatien efCempleteness. Examiner Review of Preliminary Plats 
.06.060 Required Findings and Determinations 
.06.070 Preliminary Plat Processing 

.06.010 Fees. 

All application fees are set by separate Resolution. 

_.06.020 Filing. 

A preliminary plat of a proposed subdivision and/or dedication of land located in the City shall 
be submitted for approval by the Examiner by filing a complete application with the City 
Planning Department, a eempletea ap13lieatiea and paying the application fee. The Department 
shall prescribe the form and content for complete applications made pursuant to this Code. 
filing siltteea (10) ee13ies ans eae (1) rapreauei\Jle ee13y ef the 13re13ese8 13relimiaary 13lat, 
sllilmittiag a list efaEljaeeat lanaevfflers as s13eeifiea hereia, soomittiag an ap13reYeEl 
Il1wire!l:ffie!l:tal Cheeklist ans whea ap13re13riate, an a1313lieatiea fer a Cempreheasive Plaa er zeae 
ameaElr!l:e!l:t. Saia ap13lieatiea fer Cem13reheasiYe Plan er zene amenament may be eeasiaerea 
with the apjllieatiea fer 13relimffiary 13lat aj'lj'lreYal. Per J'lt1rj'leses efR£'~158.17.Q33, In addition 
to the contents of a complete application prescribed by the Planning Department a complete 
application for preliminary plat approval must contain the information and documents required 
by the following section. 

_.06.025 Preliminary Plat 

A. Application Submittal: Whenever it is possible to subdivide land into five (5) or 
more lots, tracts, sites or divisions, the applicant shall file with the City Planning 
Department one 8-112" x 11" clear plastic reduction and 7 legible paper copies of 
the preliminary plat map on sheets 18" x 24" in size. Preliminary plat maps shall 
include, or be accompanied by the following: 

1. A completed general application form and environmental checklist. Said 
form and checklist to be obtained from the Planning Department. 
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7. Profiles of all proposed streets within the proposed subdivision, showing 
grades to which the streets will be built, and the existing groundline of the 
proposed streets including the probable future extensions of any stub 
(dead-end) streets for a maximum distance of 150 feet beyond the 
proposed subdivision boundaries. As an alternative, the prelimin~ plat 
map may show topography in two foot (2') contours within 50 feet of 
each side of the centerline of all probable future extensions of any stub 
(dead-end)streets for a distance of 150 feet beyond the boundaries of the 
proposed subdivision. The contour information shall be certified by a 
registered engineer or surveyor. 

8. Slope analysis indicating areas where existing grades within the 
subdivision exceed 15%, 25% and 40%. The percentage and area in 
square feet of the subdivision with slopes of 0 - 15%, 15 - 25%, 25 - 40% 
and 40% and above categories. 

9. Such additional information as the Planning Director deems necessary. 

10. Whenever it is essential for purposes of evaluating environmental or other 
concerns. the City Engineer may require the developer to submit certain 
concept drawings prior to preliminary plat approval 

.06.030 Staff Procedure. 

If the preliminary plat, as filed, is in conformance with all of the City's land use codes and is 
otherwise acceptable in form and substance, the Planning Department shall receive the 
application and shall promptly forward copies of the preliminary plan to appropriate 
governmental agencies for their review. 

The Planning Department shall review the application for consistency with City codes and 
policies. review comments provided by other governmental agencies and interested parties. and 
make appropriate recommendations to the Examiner. 

The City Engineer. the County Health Officer and the Fire Chief shall review and certify to the 
Examiner. their respective recommendations as to the adequacy of the proposed street system 
and storm drainage system. the proposed sewage disposal and water sm>ply systems. and fire 
protection services for the subdivision. The recommendations of the City Engineer. the County 
Health Officer and the Fire Chief shall become part of the record and shall be included with the 
Examiner's decision. 
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_.06.040 Notice. 

A. Notice of Filing. Notice of the filing of a preliminary plat shall be given to the 
State, municipalities, public utilities and school districts in the following cases and 
manner: 

1. When a proposed subdivision which contemplates the use of any public utilities, 
notice shall be given to the public utilities governing body. 

2. When a proposed subdivision which is to be located adjacent to the right-of-way 
of a State highway, notice shall be given to the State Department of Highways 
or its successor. 

3. Notice shall be given to the school district within which the subdivision is 
proposed. 

4. When the proposed subdivision lies within a designated flood control zone 
pursuant to Chapter 86._ RCW, notification shall be given to the Department 
of Ecology of the State of Washington, or its successor. 

Notice of filing as above required, shall be accomplished by the Planning Director 
or his authorized assistant's notifying the proper agencies by letter of the proposed 
subdivision filing, which letter shall include its legal description, a small map 
showing location, subdivision acreage, number of home or building lots, and the 
hour and location of the first hearing on the preliminary plat. Said letter shall be 
mailed or delivered at least fourteen (14) days before the date for the initial hearing. 

B. List 9f Adjaeent LandewneFs. The eleYeleper shall eetain anel sulimit te the 
Planning Department Direeter, the names and aelelresses efall persens efreeerel, 
whe evffl: er vffie are eentraet jlaFShasers efthe real jlFSjlerty te ·.vithin 3QQ feet ef 
the eitterier eelHl:elary ef the jlrepesed slllidivisien site anel eutsiele ef the 
ele\•elejler's ev.'flershi!l er jlar-!ial ev.'flershifi. The names anel aelelresses herein 
reEJ:llireel shall be eetaineel frem the Assesser Treasarer's reeerels . 

. 06.050 Examiner Review of Preliminary Plat. 

A. The Examiner shall review all proposed preliminary plats and shall take such 
action thereon as to assure conformance of the proposed subdivision to the general 
purposes of the comprehensive plan and to planning standards and specifications as 
adopted by the City. The approval of any preliminary plat may be conditioned 
upon the developer's obtaining proper Comprehensive Plan or zoning designation 
for the subdivision. · 
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B. The decision by the Examiner is a final and conclusive decision but said decision 
may be aiipealed to the Superior Court in accordance with Chapter The 
Examiner's written decision on the preliminary plat shall include findings and 
conclusions. based on the record. to support the decision . 

. 06.060 Required Written Findings and Determinations. 

A. The Examiner shall inquire into the public use and interest proposed to be served 
by the establishment of the subdivision and dedication. The Examiner shall 
determine: 

1. If appropriate provisions are made for. but not limited to the public health. 
safety. and general welfare. for open spaces. drainage ways. streets or streets. 
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: 
and 

2. whether the public interest will be served by the subdivision and dedication. 

B. A proposed subdivision and dedication shall not be approved unless the Examiner 
makes written findings that: 

1. Appropriate provisions are made for the public health. safety. and general 
welfare. for open spaces. drainage ways. streets or streets. alleys. other public 
ways. transit stops. potable water supplies. sanitary wastes. parks and recreation. 
playgrounds. schools and school grounds and all other relevant facts. including 
sidewalks and other planning features that assure safe walking conditions for 
students who walk to and from school: and 

2. The public use and interest will be served by the platting of such subdivision and 
dedication. If the Examiner finds that the proposed subdivision and dedication 
mal<e such appropriate provisions and that the public use and interest will be 
served. then the Examiner shall approve the proposed subdivision and 

dedication. 

- . . 06.GSG.070 DeteFminatien ef Cempleteness. Preliminary Plat Processing 

V.'ithin 28 days efreeeiYing an applieatien fer preliminary plat appreval eentaining 
all infeHHatien reEjtiired ay Seetien _.00.020 efthis Cede, fue Planning 
Department shall issue a detefffiinatien ef eempleteness er ineempleteness as 
reEjtlired ay R.CW 30.70.f,.440. The Plar.ning Department is respensil3le fer 
eemplying vffih all efuer reEjtlirements efRCV.' 30.70.A.440 
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Except as provided by this chapter. a Preliminary Plat shall be processing in 
accordance with Title Adiministration of Development Regulations 
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Chapter _.08 

PRELIMINARY FINAL-PLAT PROCEDURE - FILING AND REVIEW PROCEDURE 

Sections: 
.08.010 Netiee ef IIeariag . 
. 08.020 Rll'l'iew ef Prelimiaary Plat . 
. 08.030 Required 'Nrittea FiBdiBgs aad I>etermiaatieas. 

_.08.Jl40 .010Time Limitations . 
. 08.0SO Reeeasideratiea. 

_.08.060 f,ppeal ef E'!famiBer's Deeisiea. 
_.08.070 Ceuaeil ,\etiea ea Appeals . 

. 08.G80 .020 Requirement for Each Plat Filed for Record . 

. 08.@ll .030 Certificate Giving Description, Statement of Owners, and Dedication 
Requirements. 

_.08.!W .040 Review of Final Plats. 
_.08.H-O .050 Council Review of Final Plats. 

Cross-references: RCW 58.17.110, 58.24.040 

.08.010 Netiee ef IIeariag. 

f,. Ceaeral. All heariHg Hetiees shall iHelude a deseriptieH efthe leeatieH efthe 
pFepesed suedivisieH. The deseriptieH ffiiij' Be iH the ferm ef a vieinity leeatieH 
sketeh er a leeatieH deseriptieH iH HSH legal laHguage. 

R. News11aper Natiee. UpeH reeeipt ef aH applieatieH fer prelimiHary plat aHd after 
eempletieH efaFiHal BHviremReHtal Impaet StatemeHt, ifHeeessary, er}!egatiYe 
DeelaratieH, the Plar.niHg DepartmeHt staff shall set a date fer a puelie heariHg 
llefere the BimmiHer and shall give Hetiee lly !lffaHging puelieatieH ef at least eHe 
(1) Hetiee Het less than teH (lQ) days prier te the hear'.ng iH the He'>vspaper ef 
geHeral eireulatieH iH the City. 

C. Netiee te Adjaeeat Owaership. The Planniag DepartmeHt shall Hetify lly letter, 
the perseHs vi'he ewH er are eeHtraet purehasers efthe real preperty, as shewH lly 
the reeerds efthe Celllity Assesser Treasurer, leeated withlH three hundred (300) 
feet, llut Het less than twe (2) pareels deep, areund the perimeter ef aH)' pertieH ef 
the lleundary ef the prepesed suedivisieH. If the evmer ef the real preperty whieh 
is prepesed te Be sue divided 9WHS aHSther pareel er pare els ef real 11reperty whieh 
lie adjaeeHt te the real preperty prepesed te lle sulidivided, Hetiee under this 
sullseetieH shall be giveH te eWHers efreal preperty leeated v.ithlH three hundred 
(3 00) feet, llut Het less thaH twe (2) pare els deep, areuHd the perimeter ef any 
pertieH efthe lleoodaries efsueh adjaeeHtly leeated pareels efreal preperty evmed 
lly the evmer ef the real preperty prepesed te lle sulldiYided. Said Hetiee shall 
speeify the partieulars efthe iHitial heariHg eH the prepesed sulldivisieH aHd 
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D. 

. 08.020 

A 
:Fi. 

B. 

_.08.030 

A 
l L. 

shall iHeh1ele a eleserijltieH efthe leeatiSH efthe J3F8J38Seel sll!JelivisieH iH HSH legal 
langHage er a vieinity leeatieH sketeh anel shall be maileel Hat less than twellty eHe 
(21) elays befeFe saiel hear'.ng. 

PestiHg ReqHirements. After aeeeiitanee ef a iirelimiHary ii lat aiiiilieatieH, Hetiee 
ef aiiiilieatieH shall be iiesteel by the aiiiilieallt eH the J3F9J3erty at its J3riHeijlal eHtFy 
iieillt te the Hearest right ef ""'a)', as eletermiHeel by the PlalmiHg Deiiartmellt. 
}!etiee shall be iiesteel SH a 3 feet by 4 feet ·Natefjlreef sigH. The sigH shall be 
ma4e ef eerrugateel iilastie te SJ3eeifieatieHs iire't·ideel by the City (see elrawing }le. 
1, aiiiieHdil< A) If elesireel, a sigH may be iimehaseel frem the C*3· at a east te be 
eleteF£HiHeel by the manHfaeturiHg east at the time efiimehase. The sigH(s) shall be 
leeateel se as te be easily Yisible frem the abHtting stFeet. WheH mere than eHe 
street abHts the iireiiert;,', the sigH(s) shall be easily visible frem eaeh street. WheH 
a J3r8J38Sal is Wi4iH aH eidsting sll!JeliYisieH, J3lar.neel eleYeleJ3mellt elistriet 9F 
iilanneel Hnit eleYeleiimellt, an aelelitieHal sigH shall be iiesteel at eaeh maj eF street 
eHtFanee te the eleYeleiimellt as eleteF£Hineel by the PlanniHg Deiiartmellt. \VheH the 
sigH(s) is iiesteel, the aiiiilieallt shall eeHlfllete anel Feturn a Hetarizeel affiela..·it ef 
iiestiHg te the Plar--liHg Deiiartmellt. The sigii.(s) shall be ereeteel anel mailltaiHeel by 
the aiiiilieant fer a minimHIH ef thirty (3 0) elays iirier te the iioolie heariHg anel Hlltil 
a eleeisieH is FeHelereel SH the aiiiilieatieH er aiiiieal. The sigH(s) shall be FemeYeel by 
the aiiiilieant within eHe (!) week fellewing the eleeisieH by the Hearing BiEamiHeF 
eF City CeHHeil. 

Rll'l·iew ef Preliminary Plat . 

The BirarniHeF shall reYiew all J3FSJ39Seel J3Feliminary iilats anel shall tal<e SHeh 
aetieH theFeeH as te assme eeHfeF£Hanee efthe pFepeseel subeliYisieH te the geHeFal 
pH!Jleses efthe eeHljlreheHsive plan anel te plaiming stanelarels anel speeifieatieHs as 
aelepteel by the City. The appFeYal ef any prelimiHary plat may be eeHelitieHeel 
HJ38H the eleYelepeF's ebtaiHiHg prnper CeHljlreheHsiYe Plan er zeHiHg elesigHatieH 
fer the subeliYisieH. 

The eleeisieH by the BimmiHer is a fiHal anel eeHelHsiYe eleeisieH bHt saiel eleeisieH 
may be appealeel te the CeHF1eil as speeifieel hereiH. The EJcamiHer's writteH 
eleeisieH SH the prelirniHary plat shall iHelHele fiHEliHgs anel eeHelHsieHs, baseel eH 
the reeerel, te SHJ3p9rt the eleeisieH. Eaeh fiHal eleeisien efthe EiEamiHer, HF!iess a 
leHger perieel is FHHtHally agreeel te by the ajlJ3li6aHt anel the eJEamiHer, shall be 
reHelereel withiHteH (10) werkiHg elays fellewiHg the eeHelHsieH efall testimeHy 
an el heariHgs. 

Required \.\7ritten FiBdings and Determinations. 

The EimmiHer shall iHIJ:llire illte the poolie Hse anel illterest prnpeseel te be serveel 
by the establishmeHt ef the sHbeliYisieH anel eleelieatieH. The BiEamiHer shall 
eleteF£HiHe: 
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1. If Bf113FSl3riate 13re•1isiens are made fer, \Jut aet limited te the 13Hlilie health, 
safety, and general welfare, fer SfleB Sjlaees, Eiraiaage ways, streets er streets, 
alleys, ether 13Hlilie ways, transit ste13s, 13etalile water SHJ313lies, sanitary "vastes, 
13arlcs and reereatiea, 13laygrelHlds, seheels and seheel grmmds, and shall 
eensider all ether relevant faets, ineluding sidewalks and ether 13lanniag features 
that assme safe walkiag eeaditiens fer srudeats whe walk te and frem seheel; 
and 

2. ·.vhether the 13H!Jlie iaterest will lie served liy the sulidivisiea and deffieatien. 

B. A 13re13esed salidivisien aad dedieatiea shall aet lie Bfll3£8Yed Hnless the Eimminer 
makes written fmdiags that: 

1. f,1313re13riate 13reYisiens are made fer the 13Hlilie health, s~', and general 
welfare, fer e13en Sjlaees, drainage ·.vays, streets er streets, alleys, ether 13ulilie 
'Nays, transit ste13s, 13etalile water SHJ313lies, sanitary wastes, 13arks and reereatien, 
13laygrelHlds, seheels aad seheel grelHlds and all ether releYant fasts, ineluding 
sidewalks and ether 13lanniag features that assme safe walking eenditiens fer 
srudeats whe 'Naik te and frem sefieel; and 

2. The 13ulilie use and iaterest •Nill lie served liy the 13lattiag ef sueh salidivisiea and 
dedieatien. If the Eimminer fmds that the 13re13esed sH!JdiYisien and dedieatien 
malce sueh Bf113re13riate 13revisiens and tfiat the 13H!Jlie use and interest will lie 
ser1ed, then the Eimminer shall Bf113reve the 13re13esed sulidiYisiea and 

dedieatiea . 

. 08..o<W .010 Time Limitations. 

A. In General. A final plat meeting all of the requirements of law shall be submitted to 
the City within five (5) years of the date upon which the approval of the 
preliminary plat is final. The approval of a preliminary plat shall be automatically 
null and void without any further action by the city if final plat approval is not 
obtained within the time limitations specified herein. 

B. Preeeelure. Extensions 

1. Time for Filing. A sinlge. one (I) year time extentions may be granted by the 
Hearing Examiner. A written application for any extension chime under the 
provisions of this Section shall be filed with the Planning Department at least 
thirty (30) days prior to the expiration of the existing period of approval 
currently applicable. The applicable time period shall be tolled from the date of 
filing the application for extension until the date of the final decision by the 
City. Each application shall be accompanied by payment of a filing fee in an 
amount established by the City Council in a fee resolution se13arate reselatien. 
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2. Additienal Eiaensiens Changed Conditions. Upon filing of an application for 
extension, a copy shall be sent to each party of record together with 
governmental departments or agencies as were involved in the process of 
preliminary plat approval. By letter, the Eimrainer shall rettaest that '>vritten 
eeHlff!ents, if any, 'ee delivered te the Eimrainer's effiee within ten (10) werking 
days efthe date efthe Eimrainer's letter. If any comment requests the alteration 
or expansion of conditions of approval, the applicant shall be provided with a 
copy of such proposal and a period of ten (I 0) working days in which to file 
objections, if any, and/or a request for formal hearing. In the absence of such 
objection, the Examiner may conclude that the proposed change in conditions is 
acceptable to the applicant and proceed to a decision in accordance with 
procedures set forth in this Section. 

3. Hearing Examiner-Hearing. If, in the opinion of the Examiner, substantial 
issues have been raised concerning the application for extension, the Examiner 
may schedule a public hearing. In the ease ef a request fer eiaensiens ef time 
'eeyend the initial ene (1) year fleried, if a flreflesal is made te alter er eiq3and 
the eenditiens ef aflflreval, a floolie hearing shall 'ee held liflen vffl.tten rettaest 'ey 
the aflfllieant er an;,' fl arty ef reeerd liflen a determinatien 'ey the Hearing 
Elrnminer that there are soostantial issues wftieh neeessitate a flOOlie hear'.ng. 

4. Hearing Examiner-Decision. 

a. With hearing. If a public hearing is held under the provisions of 
Section D.3 above, the Examiner shall issue a decision together with 
findings and conclusions in support thereof within ten (10) working 
days of the date of the hearing. 

b. Without hearing. If no public hearing is held, the Examiner shall issue 
his decision with ten (I 0) working days of the date upon which written 
comments were to be filed with the Examiner. 

5. Hearing Examiner-Decision-Appeal. The decision of the Examiner to grant or 
deny extensions oftime shall be final unless appealed li!lder the flF8visiens ef 
Seetiens .08.050, .08.060, and .08.070. in accordance with Title 
Adiministration of Development Regulations 

C. Stages. If the developer desires to develop said subdivision in stages, each stage or 
division must be approved within the time limits specified herein . 

. 08.0SO Reeensideratian. 

Any aggrieved flersen feeling that the deeisien ef the Ei<arniner is 'eased en errers ef 
flreeedHFes er errers er misinteFflretatien ef faet may make a written request fer re'>'iew lly 
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FeEJ:aest shall set fortli the alleged eFFeFs eF misi!l:teF13Fetatiens, ancl the BiEamineF may, 
afteF Feview of the FeeoFcl, tal<e sash furtfleF aetien as the Bm1miHeF deems prnper ancl may 
FencleF a Fevisecl cleeisien. Only ene reEJ:aest foF reeonsicleration may ee tiled ey any ene 
fleFSOH eF flartJ' even if the Birnminer reveFses eF moclities his er her original cleeisien er 
ehanges the langaage in the cleeisien eriginally rendered . 

. 08.060 f .. ppeal efExamineF's Deeisien. 

The final cleeisien ey the Elrnminer en a pFe!iminary fllat may 'ee appealed to the Ceaneil, 
'e~· any aggrieved persen clireetly affeetecl 'ey the Bi<amineF's cleeisien. 8aicl appeal 
Jireeeclare is as follews: 

B. 

c. 

D. 

_.08.070 

B. 

The appellaat mast Hie ""•ritten netiee ef appeal vrith the Planrnng Depar..me!l:t ancl 
the appeal fee within ten (10) wefki.ng clays of the date efmailing efthe BltamineF's 
B.nal cleeisien; preYiclecl, that if the BiEamineF was FeEJ:aestecl te reeensicleF the 
aeeisieH, theH the appeal mast ee HJea WitfliH tea (lQ) ',VOrking clays efthe mailing 
of the BltamineF's B.nal ercleF er cleeisien en the reeensicleratien reEJ:aest. 

The netiee ef appeal sflall eeneisely Sfleeify saeh eFFeF anclfer issae whieh the 
Ceaneil is asked te eensicler en appeal. 

Up en the Hling ef an appeal, the Planrnng Department shall feF\varcl te the Ceaneil 
the oFiginal tape eeataining a vereatira reeercl efthe preeeecliHgs eefore the 
Bllaniiner. An aJipeal shall stay the effeetive date efthe Bitaniiner's cleeisien anti! 
HHal reselatien fl.as eeen made ey the Ceaneil. 

The aJipreval ef a B.nal plat is strietly limited te the EJ:aestiens ef whether the B.nal 
fllat is eensiste!l:t ·.vith the B.nclings, eenelasiens ancl eenclitiens speeitiecl for the 
preliminary plat. BnvirnHFHeatal eensicleratiens ancl satisfaetien ef re'o·iew eriteria 
Sfleeitiecl ey 8eetien .98.939 ancl RC\l/ 58.17.110 whieh are net releva!l:t te the 
B.nclings, eenelasiens er cleeisien for the preliminary plat ear.net ee raised daring 
tile re'o·iew ef a HHal fllat eat mast ee raised at the time for reYiewing the 
preliminary plat er they are waived. 

Ceaneil f,.etion en Appeals. 

General. fer Eltaniiaer cleeisiens v1fliell an appeal is preperly Hied, the Planning 
Departme!l:t shall forthwitll forward Hine (9) eepies efthe Eltaniiaer's cleeisien plas 
nine (9) eepies ef the effieial Hie and the reeerclecl reeercl te the Clerlt ef the 
Ceaneil. The Clerk efthe Coaneil sllall seheclale a palilie meeting date for the 
Coaneil on the appealed matter. 

Paelie }lotiee en Ajlpeals. The Clerk ef the Coaneil shall eaase written notiee to ee 
mailed to all "parties efreeercl" ancl the Bl<aminer te apprise them efthe meeting 
date eefore the Coaneil. Parties efreeercl are those Jiersens whe have: 
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C. 

E. 

F. 

1. Testified befere the E . J<amrner, er 

2. Listed their aai h .mes ea a sig eanags, era Ujl sheet ·Nhieh i . 

3 Ad'" d · ' ·~1se the Plilil . iraag bl reeerd.epartmeat in ,,'fit' " mg efth · elf desire te b · ea party ef 

submit u'fittpursaant te this 8eetiea a dee1swa by the Eieai . . .... ,..;;, ,::::--" ... _; .. ":,',::;.""'""·" -,,=,;· """'-'"' te the C , . preseatatrnas "I elf peslt1eas Tt.. C reeerd mav effilell ffip' · " e Re"' e'' d ' tte ~effile 'l · J 

Ceaaeil A • l L6li0H SH A the Ceaaeil '.ppeals. W11eaever · . 

2. 

3. 

4. 

The Ceaaeil, s deeisiea 
the reeerd ef the h . ea any appeal frem th aeeept er eeasid earrng held by the Eilai . e Eilamiaer shall be b d 

c':rni.rner are SUJlperted n er eaeh efthe fiadi eaae1l may reYerse an , fi b~ saastantial eYidea _ngs ef faet entered b , 
... c,_._,' ' ..... whi"' •• ' "mth' m-' Th ' e eater itse se SUjlp rt ~ · e ewn findings ef ti ~ e eu. :Beyead this 

The Ceaaeil shall .aet, , 
eeas1der issaes efla"' d 

e reeerd and ay eeael s~pperted by adequate ~e:: Any deeisiea 

Ceane'l' . w•-•fl-. • ...,.or...,booOOon 

1 '.etiea is v· al dee· · rm~ The · 1s1ea ef the E . . aetiea ef th C . frem th ieamrner is fi l e eaaeil ap · .e date efthe aeti ,.aa and eeaelusi·· , :prev1ag er rejeetia 

ffi '"""'"Co ... fu, .;•.M -~.d '""" :: ""'"' wHbin- ~.,'.' • 
aeeessary parties pm:pese efreYie"' persea files an app . ays · .rrng the aetien ta! repnate aetiea 

Ro"""''""'" b , - .., •~oo oil 

aetiea ma ' n • :;; the Ceaaeil. A ' • ) ' >+ithrn seven (7) ,,. '~ aggneYed pa! , weffi.rng days efthe c:U e~r.erseR affeeted by the ae1 s era! ~ .. tte6!S!eR fil · , me with 
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the Clerk sf CslUleil a writteR Fe<!Uest feF reesRsiderntisR based eR aR7' sRe sf the 
fells•,y4Rg grnlillds materially affeetiRg the stibstaraial rights sf said party er perseR: 

1. ErreFs sf preeeduFe SF misiRteFIJretatisR sf faet, material ts the party seekiRg the 
Fequest feF FeesRsiderntisR. 

2. lFFegularity iR the prneeediRgs befeFe the Cslllleil by ·.vhieh sueh party was 
preYeRted frem haviRg a faiF heariRg. 

3. Clerieal mistakes iR the sffieial file SF reeenl transmitted ts the Celllleil, 
iRehiding eFFsrs arising frsm inaffi'erteRee, sYersight, er smissisn, vmieh may 
hiwe materially affeeted the Cellllei!'s deeisisR an the matter. 

Upsn reeeipt sf a refI1Iest feF reesnsideratisR, the CslUleil shall reYiew said refI1Iest 
ood take sueh further aetisn as the Celllleil deems prsper, ineluding, but net limited 
ts, the right ts deft)' said refI1Iest fer reeensideratisn v<ithsut a hearing, er the right 
ts rehear ood render a revised deeisien en the matter if deemed apprspriate by the 
Celllleil. Only ene refI1Iest fer reeeRsideratieR may be filed by any eRe peFsen er 
party, eyen ifthe Celllleil re~'erses er medifies its eriginal deeisieR er ehooges the 
language in the deeisien eriginally rendered. 

IR the eYeRt that a refI1Iest fer reeeRsideratieR is filed Y ;th the CelUleil, the thirty 
(30) day appeal peried te SupeFieF Ceurt as set ferth iR this Title shall be 
deemed ts esFRFReRee eR the date efthe Ceunei!'s fiRal aetieR relative ts the refI1Iest 
feF FeeeRsideFatieR. 

_.08~~ Requirement for Each Plat Filed for Record. 

Each and every plat of any property filed for record shall: 

A. Contain a legal description of the plat which shall match the description on the title 
insurance report. 

B. Contain a dedication for all streets, easements, open space, tracts, or other parcels 
to be dedicated to the public or other specifically noted entities or organizations. 

C. Be acknowledged by the person filing the plat before the County Auditor or any 
other officer who is authorized by law to take acknowledgment of deeds, and 
certificate of said acknowledgment shall be enclosed or annexed to such plat and 
recorded therewith. 

D. Contain certification from the Assessor-Treasurer that all taxes and delinquent 
assessments for which the property may be liable as of the date of certification have 
been duly paid, satisfied or discharged. 
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E. Contain a statement of approval from the City Engineer as to the construction of all 
streets and associated storm drainage systems for public streets. Streets not 
dedicated to the public shall be clearly denoted on the face of the plat and the plat 
shall contain a provision for maintenance of the private streets by the individual lot 
owners. 

F. Contain a certification from the sewerage provider as to the means of sewage 
disposal for the lots if required. 

G. Contain a certification from the County Health Department as to the means of 
sewage disposal and water availability if required. 

H. Contain a certification from the Planning Department approving the plat and stating 
that the platting fee has been paid. 

I. Be accompanied by a complete survey of the section or sections in which the plat or 
re-plat is located with all survey work being done in compliance with RCW 
58.24.040. The final plat shall follow the format as shown on the City Formal Plat 
Standards as now enacted or hereafter amended. 

J. Be submitted to the City Planning Department along with the following: 

I. Twelve (12) paper prints. 

2. Two (2) copies of a title report, prepared not more than thirty (30) days prior to 
the date of written approval by the Director of the Planning Department, from a 
title insurance company containing the complete and correct legal description of 
the plat, listing all easements of record which affect the property and confirming 
that the title of the lands as described and shown on said plat is in the name of 
the owners signing the dedication. 

3. Final Plat Land Use Breakdown sheet. 

4. One (1) copy of the plat boundary, individual lots and street centerline computer 
closures for the plat. 

_.08.(W{l.-.040 Certificate Giving Description, Statement of Owners, and Dedication 
Requirements. 

Every formal subdivision, short subdivision or large lot subdivision filed for record must 
contain a certificate giving a full and correct description of the lands divided as they 
appear on the plat drawing, including a statement that the subdivision of property has 
been made with the free consent and in accordance with the desires of the owner(s) or 
contractor purchasers. If the subdivision of property includes a dedication, the certifica­
tion shall also contain the dedication of all streets and other areas to the public, and 
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individual or individuals, religious society or societies or to any corporation, public or 
private, as shown on the plat document and a 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 said street. Said certificate shall b<: 
signed and acknowledged before a notary public by all parties having any interest in the 
lands subdivided. 

Any dedication, donation or grant as shown on the face of the plat shall be considered to 
all intents and purposes, as a quit-claim deed to the said donee or donees and/or grantees 
for his, her or their use for the purpose intended by the donors or grantors as aforesaid. 

_.08400.050 Review of Final Plats. 

The City Planning Director or authorized assistant shall review applications for the 
proposed final plat and be satisfied that the following conditions exist: 

A. The final plat meets all standards established by State law and this Title relating to 
final plats; 

B. The proposed final plat bears the certificates and statements of approval required by 
this Title and State law; 

C. The Final Plat meets the conditions of Preliminary Plat approval and City code: 

C. 12., A title insurance report furnished by the subdivider confirms the title of the land in 
the proposed subdivision is vested in the name of the owners whose signatures 
appear on the plat's certificate; 

B.E. The facilities and improvements required to be provided by the developer have 
been completed or, alternatively, that the developer has provided a performance 
bond, or cash deposit in lieu thereof, or other security commonly used by banking 
and lending institutions; provided further that the bond, cash deposit, or other 
security, as herein above required, shall be filed with the City Engineer and shall be 
in a form acceptable to the City Attorney and in an amount and with sureties 
commensurate with improvements remaining to be completed and securing to the 
City the construction and installation of the improvements within a fixed time . 

. 08.120 Council Review of Final Plats 

The City Council shall review final plats in accordance with Chapter 58.17 RCW. When 
the City Engineer Planning Director finds that the subdivision meets the following 
criteria, he or she shall recommend approval the proposed final plat if: 

A. The plat conforms to all terms of preliminary plat approval; 
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Chapter _.10 

IMPROVEMENTS 

Sections: 
.10.010 Dedications . 
. 10.020 Improvements Required . 
. 10.030 Names and Numbers of Subdivisions, Streets, Blocks and Lots . 
. 10.040 Control Monuments . 
. 10.050 Bonds-Construction and Guarantee. 

Cross-references: RCW 58.17.040, Chapter 86._ RCW 

.10.010 Dedications. 

A. General. All dedications shall be clearly and precisely indicated on the face of the 
plat as approved by the City. Improvements and easements to maintain such 
improvements may be required to be dedicated. 

B. Access to Public Waters. Plats of subdivisions containing land adjacent to publicly 
owned or controlled bodies of water shall contain dedications of public access to, 
around or beside such bodies of water unless the Examiner determines the public 
use and interest will not be served thereby. Such dedications shall be of a size and 
nature as determined by the Examiner and shall be established when the 
preliminary plat is approved. Such dedications may be required only when in 
compliance with all standards governing regulatory takings. 

C. Constructed to City Standards. All streets, bridges, drains, culverts and related 
structures and facilities which are dedicated, shall be designed and constructed in 
accordance with current standards promulgated by the City Engineer and in effect at 
the time of construction. 

_.10.020 Improvements Required. 

A. Plan and profiles required. Prior to the construction of an improvement, the 
developer shall submit to the City Engineer, two (2) copies of the plan, profiles and 
specifications for said streets, drainage, utilities and other proposed improvements 
to be constructed in the proposed subdivision. Plans and profiles shall be drawn 
upon standard 22" x 36" Federal Aid Plan profile sheets or such other sheets as may 
be acceptable to the City Engineer. Prior to construction, the construction plans for 
any dedicated improvement must be approved by the City Engineer and 
construction plans for other improvements may be required to be approved. 

B. Flood or Geological Hazard. If any portion of the land within the boundaries 
shown on any map or plat of a division of land whether formal plat or short plat or 
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large lot division plat, is subject to flood hazard, inundation, geological hazard, 
mud slides or avalanches, as such conditions may be, but need not be, indicated in 
the most recent national flood insurance program, flood hazard boundary map 
(FHBM) for Pierce County, Washington or other authoritative data, and the 
probable use of the property will require structures thereon or nearby, the Examiner 
or departmental reviewer may disapprove the subdivision, short subdivision or 
large lot division or that portion of the subdivision, short subdivision or large lot 
division so affected, and/or require protective improvements to be constructed as 
approved by the City, as a condition precedent to approval of the subdivision, short 
subdivision or large lot division. If any portion of a lot or parcel of a subdivision is 
subject to flood hazard, inundation, geological hazard, mud slides or avalanches, 
such fact and portion shall be clearly shown on the final map or parcel map by a 
prominent note on each sheet of such map whereon any portion is shown. No 
subdivision, short subdivision or large lot division shall be approved by the 
Examiner or departmental reviewer which is situated wholly or partially within a 
flood control zone as provided in Chapter 86.16 RCW without the prior written 
approval of the Department of Ecology. 

C. Storm Drainage Containment. The City shall, as a condition of approval of any 
division of land, whether formal subdivision or short subdivision or large lot 
division, require the developer to construct storm drainage facilities in conformance 
with the City's Smfaee \Vater Desiga Marraal. Site Development Regulations. 

D. Fire Protection. The developer shall provide water sources and/or facilities as 
required by law. Subdivisions shall provide fire hydrants (or other adequate means) 
with adequate capacity and spacing to provide for fire protection. 

E. Sanitary Sewer Pipe Installations. The City may condition the approval of any plat 
upon the developer's installation of sanitary sewer connections and pipes properly 
constructed according to City standards 

.10.030 Names and Numbers of Subdivisions, Streets, Blocks and Lots. 

A. General. In order to promote an orderly and coherent street and property location 
system, names and numbers in subdivisions, short subdivisions and large lot 
divisions shall be assigned in accordance with the procedures and guidelines 
established herein. 

B. Subdivision Names and Numbers. Subdivision names shall be chosen by the 
applicant subject to approval by the Planning Department. The Planning 
Department shall approve the proposed name if it is reasonably distinguishable 
from previously established subdivision names. The legal identification of short 
plats and large lots, if any, shall be designated by number and assigned by the 
Auditor at the time of recording. 
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C. Street Names and Numbers. All public and private streets established by 
subdivision, short subdivision or large lot division shall have street names or 
numbers assigned and clearly shown on the plats prior to approval and recording. 
Street names and numbers shall be assigned by the Planning Director. Private 
streets shall be clearly labeled on the face of the plat. 

D. Blocks and Lots. Blocks and lots established for purposes oflegal description of 
subdivided property shall be named and numbered in accordance with procedures 
and guidelines established by the City Engineer. 

.10.040 Control Monuments. 

Except for subdivisions excluded under the provisions ofRCW 58.17.040, as now or hereafter 
amended, and this Title, permanent control monuments shall be established at each and every 
controlling comer on the boundaries of the parcel of land being subdivided. The City Engineer 
shall determine the number and location of permanent control monuments within the plat, if any . 

. 10.050 Bonds-Construction and Guarantee. 

The City, in lieu of actual construction of any improvement by the developer of any formal 
subdivision, short subdivision or large lot division, shall require a bond in an amount and with 
surety and conditions satisfactory to it or other secure methods providing for and securing to the 
City, the actual construction and installation of such improvements within a two year period. All 
improvements such as structures, streets, sewers, drainage facilities and water systems shall be 
designed and the construction certified by, or under the supervision of, a registered civil engineer 
prior to the acceptance of such improvements. 

The developer shall be responsible for correcting any defect in an improvement for a period of 
eighteen months after acceptance by the City Engineer. 

The City shall require a bond to guarantee that the developer will correct any defect in a 
dedicated improvement caused by faulty design, construction or other reason as determined by 
the City Engineer. Said bond shall be in an amount equal to~ 125% of the estimated cost of 
the City completing the improvements, as determined by the Engineer, and shall extend for a 
period of eighteen months after City acceptance of said improvement. 
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SHORT SUBDIVISIONS-LARGE LOT DIVISIONS 

Sections: 
.12.010 Applicability . 
. 12.020 Filing Procedure and Fee . 
. 12.02§ Short Plat i'•flflFO'ial. 

_.12.030 Owner's Free Consent . 
. 12.03§ Posting RequiFements . 
. 12.040 Survey . 
. 12.045 Short Plat/Large Lot Processing 

_.12.050 Departmental Review. 
_.12.060 Review Criteria . 

. 12.070 Summary Approval . 

. 12.080 Notice • 

. 12.090 Appeal Procedure . 

. 12.100 Amendments . 

. 12.110 Large Lot Division. 

Cross-references: Chapter 58.09 RCW, Chapter 332-130 WAC 

.12.010 Applicability. 

Chapter _.12 

Every short plat and short subdivision shall comply with the provisions of this Chapter. 

A. Exemptions. The provisions of this Chapter are not applicable to the following: 

1. All exemptions listed in Section_.02.010. 

2. Deed releases, for the purpose of obtaining building financing, provided that a 
short plat is required if said parcel is separately sold or if all land specified by 
the contract is not acquired. 

3. Divisions which were surveyed in accordance with the Survey Recording Act 
and are recorded with the Auditor prior to August 13, 1974. 

4. Up to four Model Homes may be established on a single tract ofland without 
short platting provided the City has approved a preliminary subdivision which 
includes the specific lots upon which the Model Homes are to be located. 

5. Divisions made by court order; provided, that this exemption shall not apply to 
land divided pursuant to dissolution or any partition proceedings. 
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6. Any division ofland for use solely for the installation of electric power, 
telephone, water supply, sewer service or other utility facilities of a similar or 
related nature; provided, however, that any remaining lot or lots are consistent 
with applicable zoning and land use plans. 

7. Any division or divisions ofland for the sole purpose of enabling the City of 
University Place or other public agency to acquire land, either by outright 
purchase or exchange, for port purposes, boat moorage or launching sites, or for 
park, viewpoint, recreational, educational or other public purposes; provided, 
however, that any remaining lot or lots are consistent with applicable zoning and 
land use plans. 

B. The entire original tract (except adjacent platted or short platted land) shall be 
included within one short plat application. 

C. Further divisions. Land within a short subdivision shall not be further divided in 
any manner for a period of five (5) years from the date said approved short plat is 
recorded with the Auditor without the filing of a final plat on the land which is 
proposed to be further divided, except that when the short plat contains fewer than 
four parcels, the owner who filed the short plat may file an alteration with the five 
(5) year period to create a total of up to four (4) lots within the original short plat 
boundary. This requirement shall be stated on the face of the short plat. 

.12.020 Filing Procedure and Fee. 

The Department shall prescribe the form and content for complete applications made pursuant to 
this Code . In addition to the contents of a complete application prescribed by the Planning 
Department a complete application for a short plat. or large lot division must contain the 
information and documents required by the following: 

L A completed general application form and if applicable an environmental checklist. Said 
forms and checklist to be obtained from the Planning Department. 

b_ A filing fee required pursuant to the City ordinance adopting building and development 
related permit fees schedule. and in accordance with the fee schedule available from the 
Planning Department. 

1.... Names and addresses of all property owners within 300 feet of the subject property. available 
from the County Assessor's Office. 

±.... Such additional information as the Planning Director deems necessary 

4. Eleven paper prints of a proposed short plat shall be filed with the Planning Department 
aleng vrith a nan refunaaele afJplieatien fee as set ferth in separate Reselutien. Fer p1oiffleses 
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efRCVl §8.1'7.933, a eeffif!!ete ap13!ieatien fer sliert plat appreYal must eentain the 
iffiermatien aael eleeumeRts re'iliireel lly this seetien. 

A short plat shall meet the following standards: 

A. Drawn in ink to a scale not smaller than one inch equals one hundred feet (.l" = 

100') or other approved scale or mylar, a sheet size of 18" x 24". 

B. The Plat shall show the boundary and dimensions of the "original tract" including 
its Assessor's parcel number, section, township and range, and all adjoining public 
or private streets and identifying names as such. 

C. A vicinity map drawn to a scale of four inches equals one mile ( 4"= 1 mile) or other 
approved scale of sufficient detail to orient the location of the original tract. 

D. Name and address of the owner of record of the "original tract," scale of the 
drawing, and north directional arrow. 

E. All lots shall be identified by numerical designation. The dimensions of each lot 
shall be shown. 

F. Width and location of access to all short platted lots. 

G. The location and use of all buildings on the original tract. 

H. Space or a second 18" x 24" mylar sheet shall be reserved for comments and 
appropriate City signatures. 

I. Where a survey is required, the form of the plat shall be as required by the Survey 
Recording Act. (Chapter 50 Washington Laws of 1973, or as amended.) 

.ll.OlS 8liert Plat ,A•flPF9'18l. 

\\'ithin 28 elays ef reeeiving aa app!ieatien fer 13re!imiRary 13!at ap13reval eentaiRing al! 
iffiermatien re'!ffireel lly 8eetien .12.020 efthis Ceele, the Planning Department shall issue a 
eleterminatien efeeffif!!eteness er ineeffif!!eteness as requireel lly R.C\\' 30.'70./,.449. The 
Planning DepartmeRt is respensill!e fer eeffif!lying with a-!! ether reE:jliiremeRts ef RC\\1 

30.'70.A.449 

_.12.030 Owner's Free Consent. 

The contract purchasers shall sign a statement prescribed by the Planning Department 
signifying that the plat is made with their free consent and in accordance with the desires 
of the owners. 
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_.12.03§ Pasting ReqaiFements. 

After aeeeptanee ef a shert plat lljlplieatiea, Hetiee ef lljlplieatieH shall ee pesteEI ey the 
applieant eH the preperty at its priHeipal emry peiat te the nearest right ef ·.v-ay, as 
EletermiaeEI ay the Planaiag DepartmeHt. l'!etiee will ee pesteEI ea a 1 112' it 2' 
waterpreef siga (see Elrawiag #1 Ii ia AtipeaEIHE A). The siga shall ee maEle ef eeiragateEI 
plastie te speeifieatieas preYiEleEI ey the City. If ElesireEI, a siga may ee pW"ehaseEI frem 
the City at a eest te ae EletermineEI ay the mamifaeturiag eest at the time ef pW"ehase. The 
sigfl(s) shall ae h'leateEI se as te be easily visi6le frem the abattiag street. Whea mere 
than eae street aaats the preperty, the siga(s) shall ee easily Yisiele frem eaeh street. 
Whea a prepesal is vrithia an eidstiag sabElivisiea, plar.neEI ElevelepmeHt Elistriet er 
plar.neEI aait EleYelepmeat, an aEIElitieHal siga shall ee pesteEI at eaeh majer street eatranee 
te the develepmeat as EletermiaeEI ey the Plamiiag Departmem. Whea the siga(s) is 
pesteEI, the applieaat shall eemplete anEI rEffilm a aetarizeEI affiEIEYlit efpestiag te the 
Planning Def!artmeat. The siga(s) shall ee ereeteEI aaEI maimaiaeEI ey the aiiplieaat fer a 
miaiffiillll ef thirty (3 Q) Elays prier te the paelie heariag anEI amil a Eleeisiea is reaElereEI 
ea the applieatiea er aiipeal. The siga(s) shall ee reme,,·eEI ay the aiifllieaat vrithia eae (1) 
week fellewiag the Eleeisiea ay the Heariag Eimmiaer er City Ceaaeil. 
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.12.045 Short Plat/Large Lot Processing 

Except as provided by this chapter. a Short Plat or large Lot Subdivision shall be 
processed in accordance with Chapter 

.12.050 Departmental Review. 

A. The City Engineer's Office shall review a short plat for adequacy of access, storm 
water drainage facilities, public sewer system, survey accuracy, feasibility for 
building sites. 

B. The Planning Department shall review the proposed short plat for conformance 
with zoning laws, the comprehensive plan, subdivision code, critical areas 
ordinance and shoreline management use regulations. and review comments 
provided by other governmental agencies and/or interested parties. 

C. The Health Department shall review the proposed short plat for adequacy of water 
supply, and septic tank conditions. 

D. The Fire Chief shall review the proposed short plat for adequacy of the fire 
protection water system and access for fire fighting equipment. 

_.12.060 Review Criteria. 

A. Access. 

1. General. The proposed short plat shall be reviewed for adequate ingress and 
egress to all proposed lots. Extension of streets or access rights from property 
line to property line of the short subdivision land may be required so that the 
street may be extended in the future. If there is other reasonable access 
available, the City Engineer may limit the location of direct access to City 
arterials or other City streets. When an adjoining landowner will be obligated to 
construct or maintain a future street, a note to this effect shall be stated on the 
face of the short plat. 

2. Street Reserved Areas. Where a City arterial may, or is being planned for a 
short subdivision land area, the City Engineer may require that a sixty foot ( 60') 
wide right-of-way area be reserved as a street reserved area for a future street, if 
all legal requirements er stieh aclclieatien are met 

3. Private Streets. Unless the City has existing plans, maps, sketches or studies for 
a City arterial on the properties in issue, the City Engineer shall approve private 
streets if all persons and their successors, who own the land adjoining the street 
within the short plat, have equal legal rights to use said private street area. Said 
developer and/or adjoining landowners and their successors shall bear the 
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2. Whether the public interest will be served by the short subdivision and 
dedication. 

C. A proposed short subdivision and dedication shall not be approved unless the 
Director or designee makes written findings that: 

1. Appropriate provisions are made for the public health, safety, and general 
welfare, for open spaces, drainage ways, streets or streets, alleys, other public 
ways, transit stops, potable water supplies, sanitary wastes, parks and 
recreation, playgrounds, schools and school grounds and all other relevant 
facts, including sidewalks and other planning features that assure safe 
walking conditions for students who only walk to and from school; and 

2. The public use and interest will be served by the platting of such subdivision 
and dedication. If the Director or designee finds that the proposed short 
subdivision make such appropriate provisions and that the public use and 
interest will be served, then the Director or designee shall approve the 
proposed short subdivision and dedication. 

D. Notice of Return to Applicant for Cause. Ifa short plat is not in proper order or 
cannot be approved in its present form, a letter accompanied by said print, 
postmarked prior to the expiration of said thirty-day period, shall be sent to the 
applicant (by the disapproving department) to notify him of why approval cannot 
be given in its present form. 

E. Effect of Approval. The approval of a short plat shall not be a guarantee that future 
permits will be granted for any structures or development within said area and a 
notation to this effect shall be stated on the face of the short plat. 

.12.080 Notice. 

Prior to the sale, lease or contract to sell of any lot, parcel or tract within a short 
subdivision, a copy of the approved short plat shall be given to the prospective purchaser 
or lessee by the owner, owner's agent, or any person, firm or corporation who closes or 
escrows the transaction. 

_.12.090 Appeal Procedure. 

'Nithin feHrteen (14) says Following the City Planning Director's decision on a short plat, 
any person directly affected may appeal such decision to the Examiner. The appeal shall 
filed in accordance with Chapter 13e aeeomplishea 13y the filing of a written 
request ans paying an appeal fee as set ferth in 13y separate Resolatioa of the City 
Coaneil. Saia aotiee of appeal shall 13riefly speeif)' the issues of the ease. Deeisions aot 
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apjlealea are aeemea final ana eanelasiYe. The appeal preeeaHre is the same as set ferth 
in the City Zeraag Caae fer aIJIJea!s ef aa Aamirastrative Deeisiaa. 

A ref!Hest fer reeensiaeratien fellewing a aeeisien liy the Bllaminer shall lie aeeeffijllishea 
liy the filiag sf a ·Nritten reEftiest ana flaying a reeensiaeratien fee as set liy separate 
Reso!Htien with the Plar-'liag Deriar..ment. The reeensiaeratiea fJFeeeame is the same as 
set fer!h ia seetien _.08.050. 

_.12.100 Amendments. 

Amendments to short plats may be approved by the Planning Department by approving 
an amendment note which states to the effect that this amended short plat supersedes 
"Short Plat No. _." The note must specify the changes and before the Planning Depart­
ment can approve the amended short plat, all City requirements and conditions stated on 
the original short plat, must be stated on the amended short plat. 

If any City department's or other agency's previous approval may be affected by the 
amendment (as determined by the Planning Department), said department or agency will 
be notified of the change and be given the opportunity to comment before the Planning 
Department approves the amendment. In addition, any amendment involving public 
dedication must be processed as provided in RCW 00.17.212 or 58.17.215. A fee as set 
forth in separate Resolution shall be paid the Planning Department for the processing of 
an amended short plat. 

The Assessor-Treasurer's Office must again signify that the current real estate taxes are 
paid before the amended short plat is recorded. Upon recording, the amended short plat 
is deemed approved by City. 

_.12.110 Large Lot Division. 

A. Departmental Review. Large lot divisions shall be reviewed by all departments and 
agencies herein specified for short plats and in accordance with procedures herein 
specified for short plats, provided that approval shall not be automatic. 

B. Approval Standards. Large lot divisions shall be subject to the same review criteria 
as herein specified for short plats. Approvals shall comply with 58.17.060 and 
58.17.llORCW. 

C. Pesting Reqairements. After aeeeritanee ef a large let awlieatien, netiee ef 
apjl!ieatien shall lie flSStea liy the afljllieaat en the flFejlerty at its IJHneijla! eatry 
jleint ts the nearest right ef way, as aeterminea liy the Deriartment sf Planning. 
1-letiee will lie IJestea en a 1 1/2' ic 2' wateFJlreef sign. The sign shall lie maae sf 
eerragatea jllastie te Sjleeifieatiens jlFe~·iElea liy the City (see aFawing 1-le 1, 
AjljleaaiiE A). If aesirea, a siga may lie flHFehasea :frem The City at eest ts lie 
aeterminea liy the maHHfaetaring eest at the time sf jlHFehase. The sign(s) shall lie 
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Sections: 
. 14.010 
. 14.020 
.14.030 

. 14.040 

.14.050 

• 14.010 

Chapter .14 

PRIVATE STREET PLATS 

Conditions Permitting Private Streets . 
Conformance With Code-Exception • 
Standards For Modification Of Code By Department Of PaFks, 

Planning And Res011Fees Community Development 
Improvements-Right Of City To Enter And Install-Bond . 
Owners To Maintain Streets, Easements Guarantee 
Maintenance And Assessment Of Costs. 

Conditions Permitting Private Streets . 

Private streets shall not normally be permitted. However, ifthe department determines that the 
most logical development ofland requires that the lots be served by private streets or easements, 
and that the land cannot be adequately served by streets dedicated to the public, private streets or 
easements may be approved upon compliance with the provisions of this chapter. 

• 14.020 Conformance with code - Exception . 

Plats with private streets shall conform in all ways to this title and follow the procedures outlined 
herein unless greater or lesser requirements are explicitly specified in this chapter or by the 
Department. 

_.14.030 Standards for modification of code by Ddepartment ofparl<S, r_planning 
and Fes011Fees Community Development 

In addition to other standards required by this title, the Department may require such additional 
standards and conditions or it may modify the standards and conditions in such a manner as is 
necessary to: 

A. 

B. 

C. 

. 14.040 

Maintain the intent and purpose of this title; 

Assure that a degree of compatibility shall be maintained with respect to 
properties and existing or potential uses within the general area; 

Preserve the public health, safety, morals and general welfare. 

Improvements - Right of city to enter and install - Bond . 

All pavements, sanitary sewers, water mains, culverts, grading, planting, fencing and any other 
improvements which are made a part of the approval of the plat shall be completed at the expense 
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Sections: 
.16.010 
. 16.020 
.16.030 
.16.040 
. 16.045 
. 16.050 
. 16.060 
. 16.070 
.16.010 

. 16.010 

Chapter _.16 

BINDING SITE PLAN 

Purpose. 
Applicability . 
Complete application. 
I>eterminatien ef Cempleteness. Binding Site Plan Processing 
Approval . 
Recording and binding effect . 
Amendment, modification and vacation . 
Administrative rules . 
Purpose . 

Purpose. 

The purpose ofthis chapter is to create a permit for dividing commercially and industrially zoned 
property, as authorized by RCW 58.17.035. On sites which are fully developed, the binding site 
plan merely creates or alters interior lot lines. In all cases the binding site plan ensures, through 
written agreements among all lot owners, that the collective lots continue to function as one site 
concerning but not limited to: lot access; interior circulation; open space; landscaping and 
drainage; facility maintenance; and coordinated parking . 

. 16.020 

A. 

B. 

c. 

D. 

Applicability. 

Any person seeking the use of a binding site plan to divide the person's property 
for the purpose of sale, lease or transfer of ownership of commercially or 
industrially zoned property is required to apply for, complete and have approved a 
binding site plan prior to any property division, as provided in RCW 58.17 and as 
required by this chapter. 

The site which is subject to the binding site plan shall consist of one (1) or more 
contiguous lots legally created. 

The site which is subject to the binding site plan may be reviewed independently 
for fully developed sites; or, concurrently with a commercial site development 
permit application for undeveloped land; or in conjunction with a valid 
commercial site development permit. 

The binding site plan process merely creates or alters lot lines and does not 
authorize substantial improvements or changes to the property or the uses thereon. 
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.16.030 Complete ,\pplieatien. Filing. 

A proposed binding site plan shall be considered under the zoning and other land use control 
ordinances in effect on the land at the time a fully completed application is filed with the 
department. The Department shall prescribe the form and content for complete applications made 
pursuant to this Code. In general a complete application for binding site plan application·shall 
consist of; 

A. A completed application form provided by the department, signed by all property 
owners or their authorized agents, with supporting documents as required below 
and which contains sufficient information to determine compliance with adopted 
rules and regulations including, but not limited to RCW 43.21C, SEPA as 
implemented by WAC 197-11; Surface Water Management; Roads Standards; 
Fire Code; City Environmental Procedures; Zoning; Shoreline Management; 
Critical Areas: and administrative rules adopted to implement any such code or 
ordinance provision; Pierce County Board of health rules and regulations; City 
approved utility comprehensive plans; 

B. An approved commercial site development permit; or, a proposed site plan 
prepared by a professional land surveyor, license in the State of Washington, in a 
form prescribed by the Director. At a minimum, the proposed site plan shall 
include: 

1. the location and size of all proposed lots; 

2. proposed and existing structures including elevations and floor 
plans as known, (plans which show building envelopes rather than 
footprints must include post-construction treatment of unoccupied 
areas of the binding envelopes); 

3. all proposed or existing uses; 

4. the location of proposed or existing open space including any 
required landscaped areas. 

5. the location and identification of critical areas; 

6. the layout of an internal vehicular and pedestrian circulation 
system, including proposed ingress and egress for vehicles; 

7. the number and location of proposed or existing parking spaces on 
and off the site; 

8. a drainage plan which will accommodate the maximum proposed 
square footage of impervious surface and the maximum proposed 
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subject to the requirements of City's Surface Water Design 
Manual; 

9. the location and size of utility trunk lines serving the site; 

10. the location and size of water bodies and drainage features, both 
natural and manmade; 

11. a grading plan showing proposed clearing and tree retention and 
the existing and proposed topography, detailed to five-foot 
contours, unless smaller contour intervals are otherwise required 
by the City Code or rules and regulations promulgated thereunder; 

12. a layout of sewers and the proposed water distribution system; 

13. proposed easements and access; and 

C. a completed environmental checklist, if required by the State 
Environmental Policy Act and implementing ordinances; 

D. a downstream drainage analysis or any other requirement specified in the 
City's St!Ffaee Water DesigR Manual er Smfaee Water Peliey OrEliRanee; 
Site Development Regulations; 

E. all covenants, easements, maintenance agreements or other documents 
regarding mutual use of parking and access; 

F. copies of all easements, deed restrictions or other encumbrances restricting 
the use of the site; 

G. a phasing plan and time schedule, ifthe site is intended to be developed in 
phases or if all building permits will not be submitted within three years; 

H. documentation of the date and method of segregation for the subject 
property verifying that the lot or lots were not created in violation of the 
short subdivision or subdivision laws in effect at the time of creation; 

I. a list of any other development permits or permit applications having been 
filed for the same site; and 

J. the payment of fees; 

K. The Director may waive specific submittal requirements determined to be 
unnecessary for review of the application, or may require additional 
material as deemed necessary. 
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. 16.040 

K. The Director may waive specific submittal requirements determined to be 
unnecessary for review of the application, or may require additional 
material as deemed necessary. 

DeteFminaaen ef Completeness . 

V.1i1hin 28 days sf reeeiviHg an Elflfllieatian fer binding site plan appre'"al eentaining all 
infermatien reEf1iired by Seetien _.06.030 efthis Cade, the Plan.-ring Depar.ment sball issue a 
determinatien ef eeFHf1leteness er ffisampleteness as reEf1iired by RCVl 36.70.A.4 40. The 
Plar--Hng Department is respansible fer eeFHfllying with all ether reEjuiremeHts afRCV.1 

36.70 .. '..440 

_.16.040-Binding Site Plan Processing 

Except as provided hy this Chapter. a Binding Site Plan shall be processed in accordance with 
Title Administration of Development Regualtions. 

.16.045 

A. 

Approval. 

The Director shall consider and base a decision to approve with or without 
conditions, deny or return the application for modifications, based on: 

1. a finding that the newly cr~ated lots will continue to function and operate 
as one site, for fully developed sites; or 

2. conformity of the proposed site plan with the adopted rules and regulations 
listed in Section _.16.030 as represented in the approved site 
development plan, if the binding site plan is being considered with a site 
development plan. 

B. The binding site plan shall contain applicable inseriptiens descriptions or 
attachments setting forth limitations and conditions to which the plan is subject, 
including any applicable irrevocable dedications of property and containing a 
provision requiring that any development of the site shall be in conformity with 
the approved site plan. 

C. The Director may modify lot-based or lot line requirements contained within the 
building, fire and other similar uniform codes adopted by the City. 

D. The Director may authorize sharing of open space, parking, access and other 
improvements among contiguous properties subject to the binding site plan. 
Conditions of use, maintenance and restrictions on redevelopment of shared open 
space, parking, access and other improvements shall be identified on the binding 
site plan and enforced by covenants, easements or other similar mechanisms. 
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Chapter _.18 

RESIDENTIAL CONDOMINIUM BINDING SITE PLAN REVIEW PROCESS 

Sections: 
_.18.010 

. 18.020 
_.18.030 

.18.035 

. 18.040 

. 18.050 

. 18.060 

.18.070 

_.18.010 

A. 

B. 

.18.020 

Applicability. 
Planned tmit developments-districts . 
Building permits. 
Detel'miBatian af Cemf!leteness. Residential Condominiums Binding Site 

Plan Processing 
Conceptual plans . 
Appeal . 
Recording . 
Amendments and Rescindment 

Applicability 

This process may be used to divide land by the owner of any legal lot which is to 
be developed for residential condominiums pursuant to RCW 64.~.34. A 
binding site plan for a residential condominium project shall be based on either a 
recorded final planned unit development, a building permit issued for the entire 
project, or a conceptual site plan as set forth iu Section _.l 8.040 ofthis chapter. 

This process is separate from other site plan review processes including the 
mobile home park plan, the planned unit development, and the manufacturing 
park site plan provisions of the Zoning Code, and shall not be construed to 
substitute for the requirements of such processes. 

Planned tmit developments. districts 

Whenever a binding site plan for a residential condominium development is proposed on a parcel 
for which a final planned HRH develepment planned development district has been recorded, a 
copy of the planned HRH de~·elepment planned development district site plan shall be recorded as 
the binding site plan upon verification by the Director that the binding site plan is the same as or 
contains the relevant details of the fllanned HRit develepment planned development district site 
plan. 

_.18.030 Building permits 

Whenever a binding site plan for a residential condominium development is proposed on a parcel 
of land for which a building permit has been issued for the entire project, the following must be 
satisfied prior to recording: 

A. A plan shall be prepared in a form prescribed by the Director which is adequate 
for permanent retention by the Pierce County records and elections division. 
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B. The plan must be prepared by a registered land surveyor or civil engineer. 

C. The plan must substantially reflect the site plan approved for the building permit. 
Specific details not relevant to the division of land may be omitted. 

D. The plan must be verified by the director for compliance with the approved 
building permit. The Director may require dedication of additional right-of-way 
for public streets. 

E. The legal description and map must be verified by the City Engineer . 

. 18.0~S DeteFmiaatiea ef Cemf!leteaess. 

V/Hhin 28 clays ef reeei-vffig an apfllieatien fer bincling site fllan af!preva-1 eentailling a-11 
infermatien reEJ:Uired by Seetien_.18.030 eftbis Cecle, the Plming Department shall issue a 
cleterminatien ef eempleteness er meelllj3leteness as reE]:Uirecl by RCW 3 9.70.A.4 4 Cl. The 
PlaHHing Department is respeHSible fer eelllj3lying w4th a-11 ether reE]:Uirements ef RG\V 
39.70.A.440 

.18.035 Residential Condominiums Binding Site Plan Processing 

Except as provided by this Chapter. a Residential Condominium Binding Site Plan shall be 
processed in accordance with Title Administration of Development Regulations. 

. 18.040 Conceptual plans . 

Whenever a binding site plan for a residential condominium project is proposed on a parcel of 
land for which neither a planned unit development nor a building permit has been approved for 
the entire parcel, the following must be satisfied prior to recording: 

A. A conceptual site plan shall be prepared in a form prescribed by the Director 
which includes the following information: 

1. Maximum number of dwelling units permitted. 

2. Approximate size and location of all proposed buildings. 

3. Approximate layout of an internal vehicular circulation system, including 
proposed ingress and egress. 

4. Approximate location of proposed open space, including required 
landscaped areas, if any. 

5. Approximate location of proposed parking areas. 
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_.18.050 Appeal. 

Any decision of the Director shall be final unless appealed to the Hearings Examiner in 
accordance with Title Administration of Development Regulations . 

. 18.060 Recording . 

The proposed binding site plan approved by the Director shall be recorded with the Records and 
Elections Division within thirty days of approval. Upon recording, the site plan shall be binding 
on the owner, his heirs and assigns, and shall permit the division ofland within the site. 
Divisions shall only be permitted upon the filing of a declaration under the Heri2ieatal Regimes 
Condominium Act, Chapter 64.~ ~ RCW, provided the structure or structures, road and 
parking systems, and related facilities substantially conform to the recorded binding site plan. 

. 18.070 

A. 

B. 

c. 

Amendments and Rescindment . 

Amendment of a recorded residential condominium binding site plan shall be 
accomplished by following the same process as required for a new application as 
set forth in this chapter. 

Upon the request of the owner or owners of a legal lot or lots subject to a recorded 
binding site plan the Director shall rescind all or a portion of a binding site plan, 
provided that any portion of a binding site plan which is rescinded shall be 
considered to be one lot unless divided by an approved subdivision or short 
division. 

Signatures of owners of portions of a binding site plan which are not altered by an 
amendments or rescission are not required on the amended binding site plan or 
application for rescission. 
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Sections: 
_.20.010 

. 20.020 

. 20.030 
.20.035 

. 20.040 

. 20.010 

Purpose. 
Scope . 
Application . 

Chapter _.20 

BOUNDARY LINE ADJUSTMENTS 

Boundary Line Adjustments Processing 
Administrative Review . 

Purpose . 

The purpose of this Chapter is to clearly delineate the criteria used by City departments to review 
boundary line adjustments. Boundary line adjustments provide a procedure for minor or 
insignificant changes in property lines. A boundary line adjustment is intended to apply to minor 
boundary changes, to correct a controversy regarding the location of a boundary line, or to 
remedy adverse topographical features. A boundary line adjustment does not apply to boundary 
changes that would result in increased development or density otherwise regulated by applicable 
City land use codes and regulations, or to actions requiring replat, amendment, alteration, or 
vacation of a plat or short subdivision. This Chapter is also intended to insure compliance with 
the Survey Recording Act. 

.20.020 Scope. 

The boundary lines separating two lots of record may only be adjusted under the provisions of 
this Chapter. Extinguishing such lot lines is not a boundary line adjustment subject to the 
requirements of this Chapter. Actions which change or impair conditions or requirements 
imposed by previous platting decisions must be accomplished pursuant to the Subdivision 
Regulations. Boundary line adjustments shall not: 

A. Create any additional lot, tract, parcel, site, or division; 

B. Result in a lot, tract, parcel, site, or division which contains increased density or 
insufficient area or dimension to meet the minimum requirements for area and 
dimension as set forth in the land use and health codes and regulations. This 
provision shall not be construed to require correction or remedy of pre-existing 
non-conformities or substandard conditions; 

C. Diminish or impair drainage, water supply, existing sanitary sewage disposal, and 
access or easement for vehicles, utilities, and fire protection for any lot, tract, 
parcel, site, or division; 

D. Create or diminish any easement or deprive any parcel of access or utilities; 
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E. Increase the nonconforming aspects of an existing nonconforming lot; 

F. Rep lat, alter, or vacate a plat or short subdivision; or 

G. Amend the conditions of approval for previously-platted property. 

_.20.030 Application. 

A. The Department shall prescribe the form and content for complete applications 
made pursuant to this Code. Applications for boundary line adjustments shall be 
made on forms provided by the City Planning Department and shall be submitted to 
the Planning Department with one original and five copies of a Mylar plan signed 
and stamped by a professional land surveyor, drawn to scale with accurate 
dimensions, clearly showing the following information: 

1. The proposed lines for all affected lots, indicated by heavy solid lines; 

2. The existing lot lines proposed to be changed, indicated by heavy broken lines; 

3. The location and dimensions of all structures/improvements existing upon the 
affected lots and the distance between structure/improvements and the proposed 
lot/boundary lines; 

4. The original legal description of the entire property together with new separate 
legal descriptions for each parcel, labeling them specifically as Parcel A, Parcel 
B, etc.; 

5. The position ofRrebar and caps set at each new property comer; 

6. All parcel numbers of affected lots; 

7. The location of the property to Quarter/Quarter Section; 

8. The location and dimensions of any drain field, easement, or right-of-way 
existing within or adjacent to any affected lots; 

9. The area and dimensions of each lot following the proposed adjustment; 

10. The existing, and if applicable, proposed future method of sewage disposal for 
each affected lot. 

B. Record of Survey for Boundary Line Adjustments. 
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1. The Mylar shall be titled on the top of the page, in large capital letters, as 
follows: 

RECORD OF SURVEY FOR 
BOUNDARY LINE ADJUSTMENT 

2. A note shall be placed on the Mylar that reads as follows: 

THIS BOUNDARY LINE ADJUSTMENT IS NOT A PLAT, REPLAT, OR 
SUBDIVISION. 

APPROVAL OF A BOUNDARY LINE ADJUSTMENT IS NOT A 
GUARANTEE THAT FUTURE PERMITS WILL BE GRANTED FOR 
ANY STRUCTURE OR DEVELOPMENT WITHIN A LOT AFFECTED 
BY A BOUNDARY LINE ADJUSTMENT. 

3. All requirements of Chapter 58.09 RCW and 332-130 WAC governing 
minimum standards for land boundary surveys shall be met and a note shall be 
placed on the Mylar that reads as follows: 

THIS SURVEY COMPLIES WITH ALL STANDARDS AND 
GUIDELINES OF THE "SURVEY RECORDING ACT" CHAPTER 58.09 
RCW AND 332-130 WAC. 

C. Boundary line adjustment applications shall be submitted to the Planning 
Department with a preliminary title report on forms approved by Planning, with 
liability for errors not to exceed the value of the affected lots, as determined by the 
assessed value on the date of approval. The preliminary title report shall set forth 
all persons having an interest in the Jots affected by the boundary line adjustment. 
The preliminary title report must be dated no more than 30 days prior to application 
and must be updated to the date of boundary line adjustment approval, without cost 
to the City. 

D. The Mylar for recording in the Auditor's Office shall contain all survey information 
required for a Record of Survey under the "Survey Recording Act", Chapter 58.09 
RCW and 332-130 WAC, together with the following additional signature blocks, 
which shall be fully executed before approval: 
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B. A copy of the proposed boundary line adjustment shall be forwarded to the 
Assessor-Treasurer's Office. The Assessor-Treasurer's Office shall review the 
boundary line adjustment for accuracy of legal description, ownership, lot 
dimensions, and improvements on the lots. 

C. The Departments shall review the proposed boundary line adjustment against the 
purpose and scope described in _.20.010 and _.20.020 respectively and 
submit any comments to the Planning Department no later than 30 days of date of 
application. 

D. If the Department of Planning determines that an application for boundary line 
adjustment may impair drainage, water supply, existing sanitary sewage disposal, 
access or easement for vehicles, utilities, or fire protection for any lot, tract parcel, 
site, or decision, it shall refer the application to the appropriate department for 
review. 

E. Following receipt of the comments of consulted departments under Subsection A. 
above, but in no case later than 3 0 days from receipt of completed application, the 
Director or his/her designee shall approve or deny the requested adjustments. 

F. After approval, the applicant's surveyor must record the survey of boundary line 
adjustment, together with deeds of conveyance signed by parties disclosed in the 
title report when the adjusted boundary separates different ownership. If the record 
of survey and required deeds of conveyance have not been recorded within 30 days 
of boundary line approval, the boundary line adjustment shall be null and void. 

G. The approval of a boundary line adjustment shall not be a guarantee that future 
permits will be granted for any structure or development within a lot affected by the 
boundary line adjustment. 

H. An aggrieved person may appeal the Director's decision on a boundary line 
adjustments to the Hearing Examiner, in accordance with procedures described in 
City Cedes. The Heming Eimrniner's deeisien shall be final HIJJess appealed te the 
City Celllleil Title Administration of Development Regulations 
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Chapter _.22 

MISCELLANEOUS, REVIEW, PENAL TIES AND SEVERABILITY 

Sections: 
.22.010 Record of Proceedings . 
. 22.020 Penalties . 
. 22.030 Enforcement . 
. 22.040 Model Home . 
. 22.050 Administration . 
. 22.060 Land Surveys and Recording Fees . 
. 22.070 Severability . 

. 22.010 Record of Proceedings. 

A summary of all hearings and public meetings before the Examiner am! the CelHleil shall be 
preserved in a reasonable manner which may include a tape recorded record. 

+he Appellants shall be responsible for paying all reasonable costs for transcribing the record of 
relevant hearings or meetings . 

. 22.020 Penalties. 

A. Any person, firm, corporation or association or any agent of any person, firm, 
corporation or association who violates any provision of this Title adopted pursuant 
to State law, relating to the sale, offer for sale, lease or transfer of any lot, tract or 
parcel of land shall be guilty of a gross misdemeanor, and each sale, offer for sale, 
lease or transfer of each separate lot, tract or parcel of land in violation of any 
provision ofthis Title shall be deemed a separate and distinct offense. 

B. Any person who violates any court order or injunction issued pursuant to this Title 
or State law shall be subject to a fine of not more than five thousand dollars 
($5,000.00) or imprisonment for not more than ninety (90) days or both. 

C. Any person, firm, corporation or association or any agent of any person, firm, 
corporation or association who violates any provision of this Title or any permit or 
written order or decision issued pursuant to this Title shall be subject to a Class 1 
civil violation infraetiea citation as defined in the City's civil violation infraetioas 
ordinance. 

D. If performance of an offer or agreement to sell, lease or otherwise transfer a lot, 
tract, or parcel ofland following preliminary plat approval is expressly conditioned 
on the recording of the final plat containing the lot, tract, or parcel under this 
Chapter, the offer or agreement is not subject to the penalties above and does not 
violate any provision of this Chapter. All payments on account of an offer or 
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City of University Place, Washington 

Chapter _.01 

CRITICAL AREAS AND NATURAL RESOURCE LANDS 
AUTHORITY AND PURPOSE 

Sections: 

.01.010 Authority and Title . 

. 01.020 Purpose and Goals. 
_.01.030 Intent. 
_.01.040 Interpretation. 
_.01.050 Severability . 

. 01.010 Authority and Title. 

This Title is established pursuant to the requirements of the Growth Management Act (RCW 
36.70A.060) and the State Environmental Protection Act (RCW 43.21C). 

This Title shall be known as "Critical Areas and Natural Resource Lands." 

.01.020 Purpose and Goals. 

This Title establishes interim regulations pertaining to the development of critical areas and 
natural resource lands. 

The regulations established in this Title are intended to protect critical areas and conserve natural 
resource land features in the City of University Place. By regulating development within and 
adjacent to or abutting critical areas and natural resource lands this Title seeks to implement the 
following goals. 

A. Encourage the retention of open space and development of recreational opportunities, 
conserve fish and wildlife habitat, increase access to natural resource lands and water, and 
develop parks. 

B. Protect the environment and enhance the state's high quality oflife, including air and water 
quality, and the availability of water. 

C. A void or in appropriate circumstances, to minimize, rectify, reduce or compensate for 
impacts arising from land development and other activities affecting wetlands, and to 
maintain and enhance the biological and physical functions and values of wetlands with 
respect to water quality maintenance, stormwater and floodwater storage and conveyance, 
fish and wildlife habitat, primary productivity, recreation, education, and historic and cultural 
preservation. When avoiding impacts is not reasonable, mitigation should be implemented to 
achieve no net loss of wetlands in terms of acreage, function and value. 

City of University Place, Wa. 
Critical Areas and Natural Resource Lands Ordinance 
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. 10.010 

. 10.020 

. 10.030 

. 10.040 

. 10.050 

. 10.060 

. 10.070 

. 10.080 

. 10.090 

. 10.095 
_.10.100 

.10.110 
_.10.115 

. 10.120 

. 10.130 

City of University Place, Washington 

Chapter .10 

CRITICAL AREAS AND NATURAL RESOURCE LANDS 
GENERAL REQUIREMENTS 

Sections: 
Purpose . 
Definitions . 
Applicability . 
Permitted Uses . 
Regulated Uses/Activities . 
Exemptions . 
Reasonable Use Exception . 
Process • 
Variance . 
Current Use Assessment . 
Compliance Provisions. 
Fees. 
Title and Plat Notification. 
Appeals . 
Severability . 

_.10.010 Purpose 

This Chapter establishes general requirements and regulations for the protection of critical areas 
and the conservation of natural resource lands which shall apply throughout this Title. 

_.10.020 Definitions. 

For the purpose ohhis Title, the following definitions shall apply: 

A. "Abutting" means bordering upon, to touch upon, in physical contact with. Sites 
are considered abutting even though the area of contact may be only a point. 

B. "Applicant" means a person, party, firm, corporation, or other legal entity that 
proposes a development on a site. 

C. "Aquifer" means a saturated geologic formation which will yield a sufficient 
quantity of water to serve as a private or public water supply. 

D. "Aquifer recharge area" means areas where the prevailing geologic conditions 
allow infiltration rates which create a high potential for contamination of ground­
water resources or contribute significantly to the replenishment of groundwater. 
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City of University Place, Washington 

_.10.080 Process. 

A. The Department shall perform a critical areas and natural resource lands review of 
any City permit or approval requested for any regulated activity including, but not 
limited to, those set forth in Section _.10.050, on a site which includes or is 
adjacent to or abutting one or more natural resource lands or critical areas unless 
otherwise provided in this Title. 

B. As part of all development applications: 

1. The Department shall review the information submitted by the applicant to: 

a. Confirm the nature and type of the natural resource land and/or critical 
area and evaluate any required studies; 

b. Determine whether the development proposal is consistent with this 
Title; 

c. Determine whether any proposed alterations to the site containing 
natural resource lands or critical areas are necessary; 

d. Determine ifthe mitigation and monitoring plans proposed by the 
applicant are sufficient to protect the public health, safety and welfare 
consistent with the goals, purposes, objectives and requirements of this 
Title. 

C. A threshold determination may not be made prior to Departmental review of any 
special studies or technical reports required by this Title, except where the applicant 
requests a declaration of significance so that environmental review is required. 

D. The City may approve, approve with conditions, or deny any development proposal 
in order to comply with the requirements and carry out the goals, purposes, 
objectives and requirements of this Title. 

E. Approval of a development proposal does not discharge the obligation of the 
applicant to comply with the provisions of this Title. 

F. Unless otherwise specified in this Chapter critical area permits shall be processed in 
accordance with Title Administration of Development Regulations 

.10.090 Variance. 

Variance applications shall be considered by the City according to Variance procedures in Title 
Administration of Development Regulations the City Zelling Cede. 

City of University Place, Wa. 
Critical Areas and Natural Resource Lands Ordinance 
Adopted August 28, 1995 
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City of University Place, Washington 

a warrant. 

2. The Department shall have the authority to order restoration, rehabilitation or 
replacement measures to compensate for the destruction or degradation of 
critical areas or natural resource lands at the owner's expense. 

3. Any person, party, firm, corporation or other legal entity convicted of 
violating any of the provisions of this Title, shall be guilty of a misdemeanor. 
Each day or portion of a day during which a violation of this Title is 
continued, committed, or permitted shall constitute a separate offense. Any 
development carried out contrary to the provisions of this Title shall 
constitute a public nuisance and may be enjoined as provided by the Statutes 
of the State of Washington. 

+.- In addition to any other sanction or penalty, or any remedial or administrative 
procedure available under the City Code or state law, violation of any 
provision of this Chapter or failure to comply with any permit or other 
written order or decision issued pursuant to this Chapter constitutes a civil 
inf'Faetien. violation~ 

.10.110 Fees. 

The City shall establish an appropriate fee structure for administrative and technical review by 
separate resolution . 

. 10.115 Title and Plat Notification. 

If more than one critical areas/resource lands exist on the site subject to the provisions of this 
Title, then one notice which addresses all of the critical areas/resource lands shall be sufficient . 

. 10.120 Appeals. 

Appeals of a decision issued under this Title shall be considered ay the City in accordance with 
aeeerffiflg te j'lF0eeEl1*es in City Zefling CeEle. Title Administration of Development 
Regulations 

_.10.130 Severability. 

If any provision of this Chapter or its application to any person or circumstance is held invalid, 
the remainder of this regulation or the application of the provision to other persons or 
circumstances shall not be affected. 
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City of University Place. Washington 

Chapter .16 

AQUIFER RECHARGE AREA 

Sections: 
.010 Purpose . 
. 020 Definitions . 
. 030 Applicability . 
. 040 Severability. 

_.16.010 Purpose. 

The intent of this Chapter is to protect important water supplies from 
additional degradation or depletion originating from land use activities. Due 
to the exceptional vulnerability and susceptibility of the aquifer recharge 
areas to further contamination, it is the intent of this Chapter to safeguard 
groundwater resources in the aquifer system from hazardous substance and 
hazardous waste pollution by controlling or abating future pollution from new 
land uses or activities. 

_.16.020 Definitions. 

A. "Animal Containment Area" means a site where two or more animal units oflarge 
animals per acre or .75 of an animal unit of small animals per acre are kept, and 
where a high volume of waste material is deposited in quantities capable of 
impacting groundwater resources. 

B. "Animal Unit" means the equivalent of 1000 pounds of animal. 

C. "Aquifer" means a saturated geologic formation which will yield a sufficient 
quantity of water to serve as a private or public water supply. 

D. "Aquifer recharge area" means areas where the prevailing geologic conditions 
allow infiltration rates which create a high potential for contamination of 
groundwater resources or contribute significantly to the replenishment of 
groundwater. 

E. "Contaminant" means any chemical, physical, biological, or radiological substance 
that does not occur naturally or occurs at concentrations and duration as to be 
injurious to human health or welfare or shown to be ecologically damaging. 

F. "DRASTIC" means a model developed by the National Water Well Association 
and Environmental Protection Agency used to measure aquifer susceptibility. 

City of University Place, Wa. 
Critical Areas and Natural Resource Lands Ordinance 
Adopted August 28, 1995 
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City of University Place, Washil_lgton 

(3) Subdivision ofland as defined in PCC le.G2.Q2Q X. University 
Place Code Section .02.020: 

( 4) Residential structures housing three units or more and utilizing 
an on-site septic system; 

( 5) All commercial and industrial sites except 

(a) those under 8,000 square feet which do not store or 
handle hazardous waste and 

(b) those that are on the public sewer system; 

(6) Sludge land application sites categorized aS S-3, S-4 and S-5, as 
defined above; 

(7) Animal Containment Area; 

(8) Landfills. 

b. The hydrogeologic assessment shall include, but is not limited to: 

(1) Information sources; 

(2) Geologic Setting-Include well logs or borings used to identify 
information; 

(3) Background water quality; 

( 4) Groundwater elevations; 

(5) Location/Depth to perched water tables; 

(6) Recharge potential of facility site (permeability/transmissivity); 

(7) Groundwater flow direction and gradient; 

(8) Currently available data on wells located within 1,000 feet of 
site; 

(9) Currently available data on any spring within 1,000 feet of site; 

(10) Surface water location and recharge potential; 

(11) Water source supply to facility (e.g. high capacity well); 

City of University Place, Wa. 
Critical Areas and Natural Resource Lands Ordinance 
Adopted August28, 1995 
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City of University Place, Washington 

(12) Any sampling schedules necessary; 

(13) Discussion of the effects of the proposed project on the 
groundwater resource; 

(14) Other information as required by the TPCHD. 

c. The hydrogeologic assessment may be submitted by a 
geologist/hydrologist or by a soils scientist with a strong background in 
geology as demonstrated by coursework from an accredited college or 
university; or by an environmental scientist with a strong background 
in geology and physical sciences as demonstrated by coursework from 
an accredited college or university. Persons who believe they are 
qualified to conduct a hydrogeologic assessment may petition the 
TPCHD for consent. 

d. Uses requiring a hydrogeologic assessment may be conditioned or 
denied based upon the TPCHD's evaluation of the hydrogeologic 
assessment. Any project denied a permit based upon the Tacoma­
Pierce County Health Department's evaluation of the hydrogeologic 
assessment shall receive a written explanation of the reason(s) for 
denial and an explanation of measures required, if any, to comply with 
these regulations. 

5. Storage Tank Permits. 

The Fire Marshal specifically regulates and authorizes permits for 
underground storage tanks, pursuant to the Uniform Fire Code (Article 79) 
and this Chapter. The Washington Department of Ecology also regulates and 
authorizes permits for underground storage tanks (WAC --3-360). The 
TPCHD regulates and authorizes permits for the removal of underground 
storage tanks (Pieree Cotmt;,· Code, Claapter 8.3 4). 

a. Facilities with underground tanks. New Underground Tanks. 

1. All new underground storage facilities used or to be used for the 
underground storage of hazardous substances or hazardous wastes shall 
be designed and constructed so as to: 

2. Prevent releases due to corrosion or structural failure for the 
operational life of the tank; 

3. Be protected against corrosion, constructed of non-corrosive 
material, steel clad with a noncorrosive material, or designed to include 

39 

City of University Place, Wa. 
Critical Areas and Natural Resource Lands Ordinance 

Adopted August 28, 1995 

UNOFFICIAL DOCUMENT



City of University Place, Washington 

Chapter _.18 

FISH AND WILDLIFE HABITAT AREAS 

Sections: 
.010 Purpose and Intent . 
. 015 General Requirements and Reasonable Use .Exception . 
. 020 Defmitions . 
. 025 Exemptions . 
. 030 Applicability and Scope . 
. 040 Point Locations and Habitat Distances . 
. 050 Habitat Protection Procedures • 
. 055 Title and Plat Notification . 
. 060 Habitat Protection for Rivers and Streams . 
. 0112 Haaitat PFeteetien feF Lakes . 
. 065 Habitat Protection for Ponds and Puget Sound . 
. 067 Provisions for Buffers, Where Required. 
069 Variances from Buffer Requirements. 
070 Appendices. 

A. Endangered, Threatened, Sensitive Candidate and Monitored 
Species Recorded in Pierce County, January 1992. 

B. Diagrams Illustrating Distances from Habitat Areas and Point 
Locations of Species. 

c. Fish Sfleeies Identified ay the Triaes RS Being ef CFitieal 
lmf!eFtanee 

075 Assessment Relief. 
090 Severability. 
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City of University Place, Washington 

_.18.010 Purpose and Intent. 

Many land use activities can impact the habitats of fish and wildlife. Where areas of critical fish 
and wildlife habitat are subject to development pressure, land use should be managed to protect 
critical habitats. Managing land use to protect critical habitats is intended to allow proposed 
development to occur in a manner that is sensitive to the habitat needs of critical fish and wildlife 
species. 

As a necessary first step in achieving the necessary protection of critical fish and wildlife species, 
it is the intent of this Chapter to: 

A. identify critical fish and wildlife species and habitats; 

B. emphasize and encourage education, information and voluntary action to enhance, 
protect, rehabilitate, and restore critical fish and wildlife species and habitats; 

C. rely primarily upon existing procedures and laws, such as the State Environmental Policy 
Act, RCW 43._C, Chaflter .OS PCC University Place Ordinance No.32 and the 
Shorelines Management Act, RCW 90.58, Title 20 PCC,University Place Ordinance 
No. that directly or indirectly, protect fish and wildlife species and habitats; and 

D. establish buffers adjacent to rivers and streams to protect critical fish and wildlife 
habitats. 

It is not intended that this Chapter repeal, abrogate, or impair any existing law or regulations. If 
the buffering provisions of this Chapter conflict with any existing City law or regulation, the 
more stringent shall apply. 

_.18.015 General Requirements and Reasonable Use Exception. 

A. The general requirement provisions of Section P~_.10 of this code apply 
throughout this Title, including this Chapter (PCC _.18) pertaining to fish and 
wildlife habitat areas. 

B. The reasonable use exception provisions of Section PGG _.10.070 of this code 
apply throughout this Title, including this Chapter (FGG-_.18) pertaining to fish 
and wildlife habitat areas . 

. 18.020 Definitions. 

A. "Buffer" means an area contiguous with a critical area that is required for the 
integrity, maintenance, function, and structural stability of the critical area. 
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City of University Place, Washington 

species are found. Many of these sites have been identified and mapped by 
the Washington Department of Wildlife. The procedure for identifying 
whether proposed regulated activities are in the vicinity of species or habitat 
areas is as set forth below and illustrated in Appendix B. 

a. For endangered, threatened, sensitive, candidate and monitored species 
L.18.030 B. l .a and b ), the distance is as follows: 

b. For commercial and recreational shellfish areas; and kelp and eelgrass 
beds and herring and smelt spawning areas L.18.030 B.l .c. and d.) 
the distance is within 200 feet of the habitat area . 

. 18.050 Habitat Protection Procedures. 

A. Education and Information. 

A voluntary education program to explain the need for and methods of habitat 
management will provide for long-term protection and enhancement of critical fish 
and wildlife habitat areas. By informing citizens of the declining populations of 
several fish and wildlife species in Pierce County, the diminishing animal habitat 
available, and the management techniques that individuals can use to preserve and 
restore fish and wildlife habitat areas, the City can foster good stewardship of the 
land by property owners. 

1. The department will provide educational materials and lists of additional sources 
of information to applicants proposing regulated activities in the vicinity of 
critical fish and wildlife habitat areas. Materials will be selected from a variety 
of state and local resources. 

2. The department will accumulate information on the number of proposed 
activities associated with fish and wildlife habitat areas as identified by this 
Chapter and indicated by County maps to be in the vicinity of identified critical 
fish and wildlife habitats pursuant to .18.040. Information shall include the 
number of single family residences and other development occurring in the 
vicinity of critical fish and wildlife areas. Based on this information, additional 
regulations may be developed. 

B. Use of Existing Procedures and Laws. 

The primary procedures used to implement this Chapter shall be the State 
Environmental Policy Act (RCW 43.21C), the City's Environmental Regulations 
Shorelines Management Act (RCW 90.58), and the City's Shoreline Management 
Regulations, and Title Administration of Develoment Regulations 
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B. Critical Fishery Rivers and Streams Requiring Buffers. The following river 
and stream (segments) have been identified by the various Indian tribes, particularly 
the Puyallup Tribe, as being critical to anadramous fish and, therefore, requiring a 
larger buffer protection. Specific salmon species identified by the Tribes in March 
1992 are listed in Appendix C. Critical fishery rivers and streams include: 

Buffer Width Tribe 

Stream Name WRIA# In Feet Identifring 
Sollth Prairie Creek 10.0429 150 Payallup 
Carbon RiYer 10.0414 150 Puyallllfl 
Clearwater RPrer 10.0080 150 Payallllfl 
P'lfj'allup RiYer 10.00 150 Puyallllfl 
Vlhite RPler 10.0031 150 Puyallllfl 
'.l/est Fork White River 10.0189 150 Pllyallllfl 
Green Water River 10.0122 150 Puyallup 
\'sights CFeelc 10.0414 150 P\fj'allllfl 
Hllekleaerry Creek 10.0253 150 Puyallup 
Chambers Creek 12.0007 150 Puyallup 
NisEJ:llally River 11.0008 150 }lisEJ:Ually 
Masli.el RiYer 11.0101 150 }lisEJ:Ually 

C. Other Rivers and Streams Requiring Buffers. For rivers and streams not 
governed by _.18.060 B above, the buffer width shall be as follows: 

DNR Water Type 
I through 5 

Buffer Width in Feet 
35 

.18.092 H11ait11t PFeteetiea feF Lakes. 

A. Reglllateel aetiYities flrOflOSeel on lakes taat are llrllan in eaaraeter will not be 
subjeet to the buffering reEJ:llirements of this Ch~ter. The fellowing lakes are 
llrllan in eharaeter: 

' . ,.menean 

Creseent 
Gra>lelly 

Steilaeoom 

Stansberry (Holielay) 
'Whitman 
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For proposed siagle family residenees on lakes that are Hrllan in eharaeter, haeitat 
proteetion shall ee preYided through edueation anEl!or YOffintary agreements. 
Howe'ier, ei<isting law, as refereneed in .18.050, may affeet Sliefi proposals. 

For proposed regulated aetiYities other than siagle family residenees, on lakes that 
are Hrllan in eharaeter, habitat proteetion shall se provided trnough edueation, 
Yolmxtary agreements, and eidsting la\vs as refereneed in _.18.050. 

B. Regulated aetP.·ities proposed on lakes that are not Hrllan in eharaeter shall se 
suej eet to a 3 5 foot em-fer re"lllirement. The suffer, eonsisting of undistiffiied 
namral Yegetation, shall eictend land>.vard from the ordinary higfi water mark of the 
water sody. Bmfers mE17' ee altered oiliy as provided in 8eetions _.18.087 and 

.18.069. 

_.18.065 Habitat Protection for Ponds and Puget Sound. 

Regulated activities proposed on ponds and Puget Sound will not be subject to the buffering 
requirements of this Chapter. Habitat protection for ponds and Puget Sound shall be provided 
through education, voluntary agreements and existing laws as referenced in_. 18.050. 

_.18.067 Provisions for Buffers, Where Required. 

A. Building Setback and Construction near Buffer. A minimum setback of 8 feet from 
the buffer shall be required for construction of any impervious surface(s) greater 
than 120 square feet of base coverage. Clearing, grading, and filling within eight 
feet of the buffer shall only be allowed when the applicant can demonstrate that 
vegetation within the buffer will not be damaged. 

B. Marking of the Buffer Area. The edge of the buffer area shall be clearly staked, 
flagged, and fenced prior to and through completion of construction. The buffer 
boundary markers shall be clearly visible, durable, and permanently affixed to the 
ground. 

C. Fencing from Farm Animals. Permanent fencing shall be required from the buffer 
when farm animals are introduced on a site. 

D. Enhancements to natural buffers consistent with the education program (such as 
revegetation or nest boxes) are allowed. 

E. Allowable Activities Within Buffers. The following activities may occur within the 
buffer after notification to the Department, provided that any other required permits 
are obtained. 
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1. Removal of diseased trees and trees that present a threat to properties. 

2. Repair of existing fences. 

3. Construction, reconstruction, remodeling, or maintenance of docks and 
bulkheads as authorized and pursuant to (Shoreline Management Regulations). 

4. Construction of a pervious path for purposes of private access to the shoreline. 

5. Trimming of vegetation for purposes of providing view corridors, provided that 
trimming shall be limited to view corridors of 20 feet or Jess and provided that 
benefits of the buffer to fish and wildlife habitat are not reduced. Trimming shall 
be limited to pruning of branches and vegetation. Trimming shall not include 
felling or removal of trees. 

6. Construction of public trails. 

7. Roadways, bridges, rights-of-way, and utility lines where no feasible alternative 
exists, and where the development minimizes impacts on the stream and buffer 
area. 

_.18.069 Variances from Buffer Requirements. 

The Examiner shall have the authority to grant a variance from the buffer width provisions of this 
Chapter. In order to grant a buffer width variance, the applicant must demonstrate and the 
Examiner must find that the requested buffer width modification preserves adequate vegetation 
to: (1) maintain proper water temperature, (2) minimize sedimentation, and (3) provide food and 
cover for critical fish species. Variance applications shall be considered according to the 
variance procedures in the City Zening Cede Title Administration ofDeveloment 
Regulations 

City of University Place, Wa. 
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APPENI>IXC 

fish Sfleeies Ie!eatifiee! b~' the Tribes as Being ef Critieal Imf)ertanee. 

Speeies 

V/hite River SflriRg Chiaeek Muekleshe et 
Puyalhtjl River Pink S almea Puyalllifl 
PliJ•allllfl Ri'ler fall Chineek 
Puyalllifl River Wile! Celle 
Puyalllifl River Wile! Chllm. 
J>lis<J:llally River ·wile! J>lative Steelheae! Trellt Nis<J:llally 
Mashel River \Vile! J>lative Steelheae! Trellt Nis<J:llally 
l'lis<J:ually River Late Timee! \Vile! Chllffi Salmea NiS<J:llally 
Muek Creek Late Timee! 'Nile! Chllffi Salmea 

Preteetiea ef these SfJeeies shall be by eel!ieatiea ane! infermatiea aeeere!iag te _.l 8.050 A. ane! 
by bllf:fers aeeere!ffig te _.18.000. 
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_.18.075 Assessment Relief. 

A. The assessment provisions of PGG-_.10.095 apply through this Title, including 
this Chapter fPGG _.18) pertaining to fish and wildlife habitat areas. 

B. The Assessor-Treasurer's Office shall consider buffering requirements ofthis 
Chapter in determining the fair market value of land. Any owner of an 
undeveloped buffer which has been placed in a separate buffer tract, protective 
easement, public or private land trust dedication, or other similarly preserved areas 
shall have that portion of the land assessed consistent with these restrictions. 

_.18.090 Severability. 

If any provision of this Chapter or its application to any person or circumstance is held invalid, 
the remainder of this regulation or the application of the provision to other persons or 
circumstances shall not be affected. 
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CHAPTER .22 

WETLANDS AREAS 
Sections: 
_.22.010 Purpose . 

. 22.020 Definitions. 
_.22.030 Wetland Categories . 

. 22.040 Regulated Activities. 
_.22.050 Exemptions. 
_.22.060 Delineation and Wetland Analysis Requirements. 
_.22.070 Establishing Buffers. 
_.22.080 Standards for Allowing Regulated Activities in Wetlands and 

Buffers,lncluding a Reasonable Use Exception. 
_.22.090 Mitigation. 
_.22.100 On-site Density Transfer. 
_.22.110 Transfer of Development Rights. 
_.22.220 One-Family Dwellings Procedures and Reasonable Use Exception. 
_.22.130 New Agricultural Activities. 
_.22.135 Alternative Review Process, Corps of Engineers Section 404 Individual 

Permits. 
_.22.140 Wetland Application Procedure and Fees. 
_.22.150 Reconsideration and Appeal Procedures. 
_.22.160 Wetland Variances. 
_.22.170 Suspension and Revocation. 
_.22.175 Financial Guarantees. 
_.22.180 Compliance Provisions. 
_.22.185 Nonconforming Uses. 
_.22.190 Administrative Procedures and Technical Criteria. 
_.22.195 Assessment Relief . 

. 22.210 Appendices. 
A. Wetland Categories. 
B. Information to be Included in a Wetland Analysis Report. 
C. Mitigation Plan for Regulated Activities in Buffers. 
D. Compensatory Mitigation Plan for Regulated Activities in 

Wetlands, Conceptual Phase. 
E. Compensatory Mitigation Plan for Regulated Activities in 

Wetlands, Detailed Phase. 
_.22.220 Severability. 
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_.22.090 

7. The proposed activities comply with all state, local and federal laws, including, 
but not limited to, those related to sediment control, pollution control, floodplain 
restrictions, and on-site wastewater disposal; and 

8. Any and all regulated activities in wetlands and buffers will be mitigated 
according to Section _.22.090; and 

9. There will be no damage to nearby public or private property and no threat to the 
health or safety of people on or off the property; and 

10. The inability to derive reasonable economic use of the property is not the result 
of actions by the applicant in segregating or dividing the property and creating 
the undevelopable condition after the effective date of this Chapter. 

E. Reasonable Use Provision, Categories III and IV Wetlands: If an applicant for 
regulated activity on a Category III or IV wetland and/or associated buffer cannot 
obtain permission through the procedures described in _.22.080 A. and 
_.22.080 C., the activity may be allowed if, following a public hearing, the 
Hearing Examiner determines the criteria of_.22.080 D. are met. 

F. The procedure to obtain a Reasonable Use Exemption are contained in Title 
Administration ofDeveloment Regulations 

Mitigation. 

A. All activities in wetlands and/or buffers shall be mitigated according to this 
Section. Usually, mitigation is considered in order of preference; there may be 
circumstances when an alternative mitigation strategy is preferable. 

The order of preference for mitigation is: 

1. A voiding the impact altogether by not taking a certain action or parts of 
actions; 

2. Minimizing impacts by limiting the degree or magnitude of the action 
and its implementation, by using appropriate technology, or by taking 
affirmative steps to reduce impacts; 

3. The following types of mitigation (no order of preference): 

a. Rectifying the impact by repairing, rehabilitating, or 
restoring the affected environment; 

b. Reducing or eliminating the impact over time by preservation 
and maintenance operations during the life of the action; 
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segregating or dividing the property after the effective date ofthis Chapter. 

The procedure to obtain a Reasonable Use Exemption are contained in Title 
Administration of Develoment Regulations 

_.22.130 New Agricultural Activities. 

An applicant may use the following procedure to initiate agricultural activities: 

A. Where the Department determines that a regulated wetland may be present within 
150 feet of the proposed activity, the applicant shall select one of the following 
options: 

1. The applicant shall provide the Department with a report prepared by a wetland 
specialist which recommends the appropriate wetland category and includes 
rationale for the recommendation. The Department will review and approve the 
wetland category and buffer as follows: 

Wetland Category Buffer 

I 150 feet 
II 100 feet 
III 50 feet 
IV 25 feet 

2. Alternatively, the Department, upon request, shall determine the appropriate 
wetland category. The buffer width shall be according to the table in _.22.130. 

B. The Department will determine whether the activity would intrude into the buffer, 
the wetland, or both. 

1. If the Department determines that the proposed activity may intrude into the 
wetland and/or buffer, the applicant shall prepare a delineation report subject to 
approval by the Department; or 

2. If the Department determines that the proposed activity may intrude only into 
the buffer, the Department, upon request, shall delineate the wetland. 

C. Following approval of the delineation report or the Department's completion of the 
delineation, the applicant shall place permanent, clearly visible markers on-site at 
the edge of the buffer. Placement of markers by a licensed surveyor is not required. 
No regulated activities shall occur within the wetland and/or buffer except as 
allowed in _.22.130 D. Temporary intrusion into the buffer necessary for 
construction activities may be allowed ifthe buffer can be adequately restored. 
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1. The applicant shall notify the Department when the applicant applies 
for the Section 404 permit or contacts the Corps concerning a specific 
project. The applicant shall apprise the Department of the Corps' 
permitting process, including notifying the Department of all hearings 
or meetings scheduled to discuss the applicant's project, potential 
mitigation or approval. The review process of the Corps will · 
substitute for the review process outlined in Section _.22.140. The 
City participation in the Corps' review process does not constitute 
approval of the applicant's project by the City. The substantive 
provisions of this Chapter are still applicable and a wetland permit will 
be approved or denied by the Department based upon those provisions. 
However, the Department shall consider the mitigation requirements as 
set forth by the commenting agencies during the Corps' review process 
and shall concur with that mitigation, if it is functionally equivalent 
with the requirements of this Chapter. 

2. The applicant shall submit the information specified in Section 
_.22.060 and _.22.140 to the Department when filing for the Corps 
permit. The Department may also require the submittal of any 
additional information deemed necessary. 

3. Notice of Application: A notice of application will be required as 
provided for in Section _.22.140 . 

. 22.140 Wetland Application Procedure and Fees. 

A. The Department shall, te the ei<teat reaseaa\Jle, consolidate the processing of 
related aspects of other the City regulatory programs which affect activities in 
wetlands, such as subdivision, site development, floodplain and environmentally 
sensitive areas, with the wetland approval process established herein so as to 
provide a timely and coordinated review process. 

B. When the Department determines that a regulated wetland is on the site or may be 
within 150 feet of the site, an application containing the following shall be 
submitted to the Department: 

1. The City Master Application; 

2. Wetland Application; 

3. Wetland Analysis Report; 

4. Fees: Each applicable fee, as set forth in Chapter 2.05, a separate fee 
resolution shall be payable at the time the applicant submits the document 
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to which the fee applies. Site inspection fees shall be payable prior to the 
staff site visit. 

G,- Netiee. l.JflEm City aeeejltanee sf a 69H!fJleted apjllieatisn far Wetland fqijlrsval, 
nstiee sf ajljl!ieatisn shall ee jlSSted ey the ajljllieant an the jlFSjlerty at its 
jlrineijlal entry fJSillt ts the nearest right sf way, as determined ey the 
Dejlartment. The apjllieant shall 'rerify ey netarized affidavit ts the Dejlartment 
that sueh nstiee was JlSSted. }!etiee ""<ill ee Jl9Sted en a 1 1/2' it 2' watefjlreef 
sign. The sign sfla!J ee made sf eerrngated jllastie ts Sjleeifieatisns jlrSvided B)' 
the City. If desired, a sign may ee JlHFehased frem the City at a eest ts ee 
determined ey the maoofaeraring east at the time sf JlHrehase. The sign(s) shall 
ee !seated ss as ts ee easily visie!e frem the aeatting read. When mere than ene 
read ae!!ts tlie JlFejlerty, tlie sign(s) shall ee easily visiele frem the read ha"<ing the 
greatest traffie 'r8lllffie as determined ey the Dejlartmellt. When a jlrSjleSal is 
vrithin an eiEisting soodivisien, jllanned develejlment distriet er jllamied H!lit 
de'relejlmellt, an additienal sign shall ee jlested at eaeh majer reacP.¥ay entranee ts 
the devel8J3ment as determined ey the D9]3arJRellt. The sign(!B shall ee ereeted 
and maintained ey the af)jllieant far a minirnHFR sf thirty (3Q) days eefare a 
deeisien is rendered eR the aJ3]3lieatieR, and shall ee remeved ey the apfJlieant 
"'><ithin SRO (1) week fa!!ewing the deeisien ey the Dejlartme!lt. 

Procedure. The procedure to obtain a wetland approval shall be in accordance 
with Title Administration ofDeveloment Regulations 

A. Notice on Title. When the City determines that activities not exempt from this 
Chapter are proposed, the property owner shall file for record with the Pierce 
County Auditor a notice approved by the Department in a form substantially as set 
forth below. The notice shall provide notice in the public record of the presence of 
a wetland or buffer, the application of this Chapter to the property, and that 
limitations on actions in or affecting such wetlands and buffers may exist. The 
notice shall be notarized and shall be recorded prior to approval of any land use 
proposal for the site. 

Notice on title is not required for utility line easements on lands not owned by the 
jurisdiction conducting the regulated activity. 

Form of notice: 

WETLAND AND/OR WETLAND BUFFER NOTICE 

Tax Parcel Number: 
Name: 
Address: 
Legal Description: 
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extension, the Department may require updated studies if, in its judgment, the 
original intent of the approval is altered or enlarged by the renewal, if the 
circumstances relevant to the review and issuance of the original permit have 
changed substantially, or ifthe applicant failed to abide by the terms of the 
original approval. 

_.22.150 Reconsideration and Appeal Procedures. 

Requests for R~eonsideration and Appeals of a decision issued under this Chapter shall be 
considered by the City according to procedures in the City Zoning Code Title 
Administration of Develoment Regulations 

.22.160 Wetland Variances. 

A. Wetland Variance Applications shall be considered by the City according to 
Variance procedures in the City Zoning Code, Title Administration of 
Develoment Regulations, except that required criteria for a Wetland Variance shall 
be as set forth in _.22.160 C. 

B. To apply for a Wetland Variance the applicant shall submit six (6) copies ofa 
complete Wetland Variance Application. The Variance Application shall include a 
City Master Application, a wetland application. a wetland analysis report,a site 
plan, and a cover letter addressing the required criteria for a variance, and 
appropriate fees. 

C. The Hearing Examiner shall have the authority to grant a Wetland Variance from 
the requirements of this Chapter, when, in the opinion of the Examiner, the 
following criteria have been met. 

1. There are special circumstances applicable to the subject property or to the 
intended use such as shape, topography, location, or surroundings that do not 
apply generally to other properties; and 

2. The Wetland Variance is necessary for the preservation and enjoyment of a 
substantial property right or use possessed by other similarly situated property 
but which because of special circumstances is denied to the property in question; 
and 

3. Granting the Wetland Variance will not be materially detrimental to the public 
welfare or injurious to the property or improvement; and 

4. Granting the Wetland Variance will not violate, abrogate or ignore the goals, 
objectives or policies of the City Wetland Management Policies. 

89 

City of University Place, Wa. 
Critical Areas and Natural Resource Lands Ordinance 

Adopted August 28, 1995 

UNOFFICIAL DOCUMENT



City ofUniversity Place, Washington 

B. Enforcement actions shall include civil infraotieas violations, administrative orders, 
and actions for damages and restoration. 

1. The Department may bring appropriate actions at law or equity, including 
actions for injunctive relief, to ensure that no uses are made of regulated 
wetlands or buffers which are inconsistent with this Chapter. 

2. The Department may serve a cease and desist order when any person makes 
or partakes in any use of land, development or any activity on regulated 
wetlands and/or buffers in violation of this Chapter. The order shall include 
the following: 

a. A description of the specific nature, extent and time of violation. The 
order may include the damage or potential damage resulting from the 
violation. 

b. A notice that the violation or the potential violation cease and desist or, 
in appropriate cases, the specific corrective action to be taken within a 
given time. A civil penalty may be issued with the order. 

c. Effective date. The cease and desist order issued under this Section 
shall become effective immediately upon receipt by the person to 
whom the order is directed. 

d. Compliance. Failure to comply with the terms of a cease and desist 
order can result in enforcement actions including, but not limited to, the 
issuance of a civil penalty. 

e. The order may include specific corrective measures to be taken to 
mitigate environmental damage. 

f. The erder shall state that a heariag may lie requested liy aa affeeted 
party liy seadiag a writtea request fer a heariag te the Heariag 
fa.:amiaer "vitflia tea (10) days efthe reeeipt ef said erder. 

3. Any person who undertakes any activity within a regulated wetland or buffer 
without first obtaining an approval required by this Chapter, or any person 
who violates one or more conditions of any approval required by this Chapter 
or of any cease and desist order issued under this Chapter shall be subject to a 
Class 1 civil violation infraotien oitatien. Each violation and, in the case of a 
continuing violation, each violation and each day of activity without a 
required approval shall be a separate and distinct violation. The civil penalty 
shall be assessed at a rate oftwe ~hundred fifty dollars per day per 
violation. The penalty previded shall lie appealalile as preYided ia fee 
Reselutien. 
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Chapter _.34 

MINERAL RESOURCE LANDS 

Sections: 
Purpose . 
Definitions . 
Applicability . 
Title Notification . 
Plat Notification. 
Regulated Activities Notification . 
Severability. 

_.34.010 Purpose. 

The purpose of this Chapter is to promote the conservation of mineral resource lands through 
inclusion of known deposits of minerals and materials; to assure that undeveloped mineral and 
material resources will not be forever lost by prior development of the land for other purposes; 
and to allow for the necessary processing to convert such minerals and materials to marketable 
products. 

_.34.020 Definitions. 

A. "Minerals" include gravel, sand, and valuable metallic substances. 

B. "Mineral resource lands" means lands primarily devoted to the extraction of 
minerals or that have known or potential long-term commercial significance for the 
extraction of minerals . 

. 34.030 Applicability. 

A. General. Mineral resource lands are lands that have long-term significance for the 
extraction of minerals. 

B. Classification. 

1. Any area under this Chapter presently operating under a valid Washington State 
Department of Natural Resources (DNR) surface mining permit. 

2. Ptlf'j other area shall be elassified Miaeral R-eseuree Lands whea: 

a. a sW"faee miaiag permit is granted by the DNR; and 

b. aa Uaelassified Use Permit is granted by the City of University Plaee, 
J3W"SHant to the City Zeaiag Cede, proYided; 

113 

City of University Place, Wa. 
Critical Areas and Natural Resource Lands Ordinance 

Adopted August 28, 1995 

UNOFFICIAL DOCUMENT



City of University Place, Washington 

1. The site dees aet eeataia pflm.e agrietiltHfal seils, and 

2. ai.e site is aet a registered er desigaated histerie er areheelegieal 
site, and 

3. ai.e site is Bet wi-thia a Shereliae ef ai.e State er State wide 
Signifieanee desigaated J>fatural. 

_.34.040 Title Notification. 

The owner of any site within this designation, for which an application for a regulated activity is 
submitted, shall record a title notice with the Pierce County Auditor. The notice shall be 
notarized and shall be recorded prior to approval of any development proposal for the site. Such 
notification shall be in the form as set forth below. 

MINERAL RESOURCE LANDS AREA TITLE NOTIFICATION 

Parcel Number:-----------

Parcel Address:-----------

Notice: This parcel lies within an area of land designated mineral resource lands by the City. A 
variety of commercial mineral extraction activities occur in the area that may be inconvenient or 
cause discomfort to area residents. This may arise from the use of heavy equipment, chemicals, 
and spraying which may generate dust, smoke, and noise associated with the extraction of 
mineral resources. The City has established mineral resource extraction as a priority use on 
productive mineral resource lands, and residents of adjacent property should be prepared to 
accept such inconveniences or discomfort from normal, necessary mineral resource extraction 
operations. 

Signature of Owner 

Signature of Owner 
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Sections: 

20.01.010 
20.01.020 
20.01.030 
20.01.040 

20.01.010 

City of University Place, Wa. 

Chapter 20.01 

SITE DEVELOPMENT REGULATIONS 

Applicability and Compliance with the Ordinance 
Violation of Regulations Constitutes a Misdemeanor 
Ordinance Available at Development Center 
Administration of Development Regulations 

Applicability and Compliance with the Ordinance 

All requirements contained in the Pierce County Site Development Ordinance, identified as Exhibit 
"A" to this Ordinance, must be complied with prior to the approval of any proposed development in 
the City of University Place. 

20.01.020 Violation of Regulations Constitutes a Misdemeanor 

Violation of any of the provisions of these Regulations by an Applicant or Engineer shall be a 
misdemeanor. Each day or portion of a day during which a violation of these Regulations is 
continued, committed or permitted shall constitute a separate offense. Any work carried out 
contrary to these provisions shall constitute a public nuisance and may be enjoined as provided by 
the Statutes of the State of Washington. 

20.01.030 Ordinance Available at Development Center 

The City of University Place Site Development Ordinance shall be available for inspection or 
purchase at the City's Planning Department during normal business hours. 

20.01.040 Administration of Development Regulations 

Except as provided by this Chapter all site development permits shall be processed in accordance 
with Title Administration of Development Regulations 
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SITE DEVELOPMENT PERMITS 

A. Permits 

Issuance of a permit by the City of University Place does not, in any way, imply 
or signify that the proposal complies with the requirements of or is allowed by 
other City ordinances, regulations, or requirements, or State or Federal laws. The 
Applicant is in no way relieved of responsibility and liability for compliance with 
all State, Federal, and local rules, requirements, laws, ordinances, and regulations. 

B. Permit Required 

Unless exempt per section 3.Q2.A LQ2., no person, party, firm, corporation, or 
entity shall do any grading, filling, cutting and clearing, excavating, or ditching, 
or create an impervious surface, unless the work is in accordance with a valid 
permit from the City issued pursuant to the provisions of these Regulations. Each 
site must have a separate permit. 

All forested land within the City of University Place is designated "likely to be 
converted," or is to be preserved in it's natural state as greenbelts, parks, or open 
space. Therefore, only Class IV DNR permits shall be issued within the city 
limits. All DNR permits will require an additional city clearing and grading 
permit. The City Engineer may require the posting of security to assure 
compliance with requirements of this permit, which may include but are not 
limited to provisions for minimizing off-site soil erosion, noise disturbance, and 
fire danger. The City clearing permit will not be issued until a development plan 
has been approved, and the applicant has demonstrated that he/she has the 
financial resources to proceed with the development project. Any cutting or 
removal of timber without a clearing permit will be subject to the penalties 
outlined in this code. 

Short plats, large lots, formal plats, mobile home parks, and other development 
projects that indicate new roads to be developed are required to obtain a permit 
unless exempt per Section 1.02 and 4.05 . The permit issuance, payment of fees, 
and plan review must be completed prior to plat approval or issuance of building 
permits. 

C. Application For a Permit 

1. An application for a permit shall be made with the City of University Place 
Planning Department and will be valid for 210 days from date of application. 

2. The application must be accompanied by the appropriate number of site 
development plans as requested by the City such as grading plans, erosion and 
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City of University Place, Wa 

sedimentation control plans, storm drainage plans, and a site development report. 

3. When work occurs on a site not under control or ownership of the Applicant, the 
property owner must sign the application and agree to be responsible for all work 
that occurs on the property. 

4. The applicant may provide additional information, as appropriate, to identify the 
scope of the work. 

5. Comments regarding the application and requirements for additional studies, 
plans, information, or reports will be sent by the City to the Applicant within 
thirty days after proper submittal is made to the City of University Place Planning 
Department. 

Q,_ Site Develqpment Permits shall be processed in accordance with Title 
Administration of Development Regualtions 

D. Permit Issuance 

1. The City shall review the submitted information to determine if it complies 
with the provisions of these Regulations. If the proposed work, as identified 
by the application and plans, complies with the provisions herein or as 
imposed by the City pursuant to these Regulations or if they are corrected or 
amended to comply within the specified time limit, the City shall issue a 
permit to the Applicant. 

2. The permit must be signed by the Applicant and, if applicable the property 
owner, before issuance by the City and is not transferable. 

3. Site Development Permits cannot be issued until after the envronmental 
and/or Hearing Examiner's decison is final, i.e., the appeal periods have 
expired,-aOO or no appeals have been filed. 

4. Upon receiving Hearing Examiner approval (if required) and after the 
expiration of the appeal period, site development permits may be issued for 
clearing, site grading, road construction, and installation of storm drainage 
facilities individually or under one site development permit. If separate 
applications are submitted, they must be accompanied by the pertinent plans 
and reports. 

5. A Determination of Non-Significance (DNS), Mitigated Determination of 
Non-Significant (MDNS) or a Final Environmental Impact Statement (FEIS) 

City of University Place, Wa 
Site Development Regulations 
Adopted August 28, 1995 
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Chapter _.03 

STREET AND STORM DRAINAGE DESIGN 
AND CONSTRUCTION STANDARDS 

Sections: 
.03.010 Applicability . 
. 03.020 Introduction . 
. 03.030 Design Elements . 
. 03.040 Functional Classification Elements . 
. 03.050 Access Control. 

_.03.060 Administration, Plans, Specifications and Construction . 
. 03.070 References and Abbreviations . 
. 03.080 Standard Details . 

. 03.010 Applicability. 

All reEtUiremeffis eeffiaiflea ifl the City Street Stanaaras, tegether '>vith any an<l all ameaameffis 
therete, are These standards apply aJljllieable to all design and construction within City rights-of­
way and rights-of-way that will be dedicated to the City . 

. 03.020 Introduction. 

The JlHFJlese ef tihese street standards are meant is to ensure that minimum public safety 
requirements are met as well as and to provide the roost effective and appropriate design 
elements-fer considering the function each streetway serves. The aAppropriate design elements 
should address, safety, welfare, appearance, and economics of a streetway design. and-Design 
elements should be consistent with the City Transportation Plan and City Comprehensive Plan 
policies. 

These sStreet standards are intended to serve as guidelines te airest for the appropriate design 
features ef the streetway te ae auik along City streets. The standards are to be followed by and 
are intended to assist professional engineers, planners, and developers to apply their skills and 
professional judgments in the design of better quality and cost effective streets. The City 
Engineer will make administrative decisons to ae the fiRal aHtherity iH resolvs:iag aispmes 
eeaeemiag questions of fact in connection with work not specifically covered by these Street 
Standards. 

This document is organized into seven major sections: 

A. Introduction 
B. Design Elements 
C. Functional Classification Elements 
D. Access Control 
E. Administration, Plans, Specifications and Construction 
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allow for inflation and engineering administration expenses 
should the City have to complete the project. 

b. The applicant will be allowed a 2-year time period from the acceptance 
of the financial guarantee in which to complete the work after which 
the financial guarantee is subject to default to The City who will 
complete the work and use the guarantee for reimbursement. The 
Applicant shall remain financially responsible for any and all costs 
exceeding the amount of the original financial guarantee. 

c. Final approval of the street construction plans will not be given or a 
construction permit issued until a financial guarantee is submitted an 
the amount necessary when so required by the City. 

E. Submittal Standards. 

1. Submittal Procedure. Plans for proposed street construction shall be submitted 
to the City with a Right of Way Application on forms provided by the City 
tfansmittaJ. letter. The City shall prescribe the form and content for 
complete applications made pursunat to this Chapter 

a. For proposed street and drainage construction by a developer, 
complete street plans and profile, together with drainage calculations 
supporting topography mapping, contributing areas, etc., and shall be 
signed, stamped and submitted by the Applicant's engineer to the City 
for review. 

b. Review fees, if applicable, shall be paid by the Applicant concurrently 
with the plan submittals. 

c. Plans shall be reviewed by the City according to the date they were 
submitted. Previously approved plans submitted to the City for a 
revisions shall be considered a new submittal. Approved plans under 
construction will be considered a resubmittal and will be reviewed 
prior to new submittals. 

d. Except as provided by this Chapter all Right -of - Way Permits shall 
be processed in accordance with Title Administration of 
Degelopment Regulations. 

2. Time Limitation of Approval. The approval of street construction plans shall 
be valid for a time period of two (2) years from the date of approval by the 
City. Plans not implemented within this time period shall be submitted to 
the City for review and any revisions or modifications necessary to meet the 
current Standards shall be made before the plans are approved by the City. 
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For variances other than from Geometric Design Criteria, the City Hearing 
Examiner shall have the authority to grant a variance from the provisions of 
this Chapter, when, in the opinion of the City Hearing Examiner, the 
conditions as set forth in 03.100.4.a below have been found to exist. In such 
cases a variance may be granted which is in harmony with the general 
purpose and intent of this Chapter so that the spirit ofthis Chapter shall be 
observed, public safety and welfare secured, and substantial justice done. 

Prior to the public hearing on any proposed variance, the Hearing Elffiffiiner 
.cill'. shall notify the fire district in which the variance is located of the 
hearing and request comments and concerns that the fire district may have 
about the variance. 

a. Required Showings for a Variance. Before any variance may be 
granted, it shall be shown: 

(1) That there are special circumstances applicable to the subject 
property such as shape, topography, location, or surroundings 
that do not apply generally to the other property in the same 
vicinity; 

(2) That such variance is necessary for the preservation and 
enjoyment of a substantial property right possessed by other 
property in the same vicinity but which because of special 
circumstances is denied to the property in question; 

(3) That the granting of such variance will not be materially 
detrimental to the public welfare or injurious to the property or 
improvement in such vicinity in which the subject property is 
located; 

( 4) That such variance is based on sound engineering judgment, and 
that requirements for safety, function, and maintainability are 
fully met. The City may grant a variance to this Chapter only 
upon submittal of additional information, plans and/or design 
data by an engineer showing that the requested variance is safe, 
in the best interest of the public, and will not impose undue 
maintenance costs on City maintenance forces, if applicable. 

b. The City Hearing Examiner May Impose Conditions on Variances. 
When granting a variance, the City Hearing Examiner shall determine 
that the circumstances do exist as required by Subsection 03.100.4.a of 
this Section, and attach specific conditions to the variance which will 
serve to accomplish the standards, criteria, and policies established by 
this Chapter. 

39 

UNOFFICIAL DOCUMENT



V arinaces shall be processed in accordance with Chapter 
Adminjstation of Development Regulations 

5. Appeals. Any person aggrieved by any Administrative decision of the City under this 
Chapter may appeal to the City Hearing Examiner pursuant to the provisions 
of the City ,"ql13eals Ordinanee, Title Administration of Development 
Regulations as now enacted or hereafter amended. 

Any person aggrieved by any act or decision of the Examiner under this 
Chapter may appeal to the City Caooeil Supeirior Court pursuant to the 
provisions of City A1313eals OrdiHaHee, Title Administration of 
Development Regulations as now enacted or hereafter amended. 

6. Severability. If any part of these Design Standards and Specifications, as 
established by ordinance, shall be found invalid, all other parts shall remain 
in effect. 

7. Penalties. 

a. Failure to comply with these Standards will be cause for withholding or 
withdrawing approval of plans, forfeiture of bond or non-acceptance of 
the work by the City. 

b. Any person, firm, or corporation who fails to obtain the necessary 
permit( s) as required by this Chapter shall be deemed guilty of a 
misdemeanor, and such violation shall be punishable by a fine of 
$250.00 $500.00 for each offense and up to ninety (90) days in jail. 
Each person, firm, or corporation found guilty of a violation shall be 
deemed guilty of a separate offense for every day during any portion of 
which any violation of any provision of this Chapter is committed, 
continued, or permitted by such person, firm, or corporation and shall 
be punishable therefore as provided for in this Chapter. 

.03.070 References and Abbreviations. 

A. Default Standards. When the "City Street Standards" do not address a design 
standard, the following documents will serve, in the order presented, as the street 
standards. 

1. AASHTO 
2. WSDOT 
3. LAG 
4. UAB 
5. City and County Design Standards 
6. Accepted engineering practice 
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Chapter _.06 

PRIVATE STREET STANDARDS 

Sections: 

PART I-PRIVATE STREET STANDARDS 

.06.010 Purpose . 

. 06.020 Applicability. 
_.06.030 Environmental Considerations . 

. 06.040 Definitions . 

. 06.050 Severability. 
_.06.060 Street Types, Geometrics and Design Parameters. 
_.06.070 Signs. 
_.06.080 Driveways to City Streets . 

. 06.090 Compliance 

.06.100 Maintenance. 
_.06.110 Conditions of Recording . 

. 06.120 Private to Public Street Dedication. 
_.06.130 General Plan Formatting . 

. 06.140 Administration. 
_.06.150 Vesting. 

PART II - EMERGENCY VEHICLE ACCESS 

.06.210 Purpose. 
_.06.220 Administration . 

. 06.230 EV Access Requirements. 

_.06.300 Chart 1., pg. 80 
_.06.310 Chart 2., pg. 81 

Appendices., pg. 71 

PART III - CHARTS 
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11. All miscellaneous details such as drainage basins, pipe details, construction 
details, etc. 

D. Profile Elements. Profile elements shall include the following: 

1. Original ground line at 100-foot stations and at significant ground breaks and 
topographic features, with accuracy to within 0.2 feet on unpaved surface and 
0 .10 feet on paved surface. 

2. Final street and storm drain profile with stationing the same as the horizontal 
plan, preferably reading from left to right, to show stationing of points of curve, 
tangent, and intersection of vertical curves, with elevations to 0.10 feet for each 
street in the project. 

3. Street grade and vertical curve data; street to be measured at centerline. 

4. Datum and all bench mark information must use established United States 
Coast and Geodetic Survey control or City bench marks when there is an 
existing bench mark within one-half (1/2) mile of the project. 

5. Vertical scale 1" = 5'. Clarifying details may be done to a convenient scale. Use 
1" = 1 O' for vertical scale when horizontal plans are at l" = 100'. 

_.06.140 Administration. 

A. Plan Submittal Procedure. Plans for proposed street construction shall be 
submitted to the City with a transmittal Jetter. 

1. For proposed street and drainage construction by a developer, complete street 
plans and profile, together with drainage calculations supporting topography 
mapping, contributing areas, etc., shall be signed, stamped and submitted by the 
Applicant's engineer to the City for review. 

2. Plans shall be reYiewed processed by the City in erder ef the date they were 
stl!Jmitted in accordance with Title Administration of Development 
Regulations. Previously-accepted plans submitted to the City for a revision 
shall be considered as new submittals. Accepted plans requiring modifications 
which are under construction shall be considered as resubmittals, and shall be 
reviewed prior to new submittals. 

3. First submittal: Two sets of prints of street plans, profiles, and detail sheets,· 
including two sets of prints of drainage area plans and drainage calculations. 
When required, the erosion and sedimentation control plans shall be submitted 
at this time. 
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2. City Hearings Examiner May Impose Conditions on Variances. When 
granting a variance, the City Hearings Examiner shall determine that the 
circumstances do exist as required by subsection C.l. of this section, and 
attach specific conditions to the variance which will serve to accomplish the 
standards, criteria, and policies established by this Chapter. 

3. Procedures. Variances shall be processed in accordance with Title 
Administration of Development Regulations 

D. Appeals. Any person aggrieved by any act or decision of the Examiner under this 
Chapter may appeal te the Ceuneil Superior Court pursuant to the provisions of 
City Appeals Oraiflaflee, Title Administration of Development Regulations 
as now enacted or hereafter amended. 

E. Inspections. The City reserves the right to enter onto the property during 
construction to inspect the clearing and grading operation as authorized by the 
latest version of the City "Site Development Regulations". 

The City reserves the right to periodically inspect all private streets for fire and 
emergency vehicle access. 

F. No Protest R.I.D. Covenant. The Applicant must form a homeowners' association 
and execute a "No Protest R.I.D. Covenant" (Declaration of Covenant and 
Irrevocable Power of Attorney) as contained in the Appendix 1. If the association 
fails to maintain the street, the City reserves the right to execute the "No Protest 
R.I.D. Covenant" which will allow the City to assess the members of the 
homeowners' association the monies necessary to construct the street to City 
standards. 

Upon completion of the street construction to City standards and dedication of 
rights-of-way, the City will accept the street into the City street system for 
maintenance. 

G. Enforcement. 

1. The Public Works Department shall have authority to enforce this Chapter. The 
Department is authorized to issue notices of civil infFaetien violation pursuant to 
the provisions of the City's Enforcement Ordinance, and/or institute legal 
actions in any court of competent jurisdiction. Recourse to any single remedy 
shall not preclude recourse to any of the other remedies. 

Each violation of this Chapter, approval or order issued pursuant to this Chapter, 
shall be a separate offense, and, in the case of a continuing violation, each day's 
continuance shall be deemed to be a separate and distinct offense. All costs, 
fees, and expenses in connection with enforcement actions may be recovered as 
damages against the violator. 
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2. Enforcement actions shall include civil iHfraetiefls violation and actions for 
damages and restoration. 

a. The Department may bring appropriate actions at law or equity, 
including actions for injunctive relief. 

b. Any person, firm or corporation who violates any provision of this 
Chapter shall be subject to a Class 1 civil infraetiefl eitatiefl violation . 
A person found to have committed a Class 1 civil infFaetiefl violation 
shall be assessed a monetary penalty at a maximum of ?Ne lumdred 
fifty five hundred dollars per day per violation. 

c. Notice of Civil Infraetiefl Violation: Civil infraetiefls violation shall be 
initiated by issuance, service, and filing of a notice of civil violation 
iflfraetiefl pursuant to the provisions of the City's Enforcement 
Ordinance. 

3. Any person, firm, or corporation found to have violated any provision of this 
Chapter shall be guilty of a misdemeanor. Any person, firm, or corporation who 
knowingly makes a false statement, representation or certification in any 
application, record or other document filed or required to be maintained under 
this ordinance or who falsifies, tampers with, or knowingly renders inaccurate 
any monitoring device, record or methodology required to be maintained 
pursuant to this Chapter shall be guilty of a misdemeanor. 

H. Financial Guarantees. Financial guarantees will be held by the City until the 
letter of compliance as specified in Section _.06.090 A. has been received by the 
City. 

Financial guarantees less than $5,000.00 must be by assignment of funds. 

Standard forms are available from the City. 

All financial guarantees must remain valid until released by the City and shall not 
be subject to an expiration or cancellation date. 

I. Reimbursement by Other Property Owners. The City hereby adopts RCW 
35.72, "Contracts for Street Projects." When the City requires the Applicant to 
make off-site street improvements and an adjacent property owner benefits from the 
improvement, reimbursement to the applicant making the improvement or 
participating in the cost thereof shall be in accordance with RCW 35.72. 

The City is authorized to retain administrative and overhead costs from the 
reimbursement cost, not to exceed ten (10) percent of the total funds. The 
Applicant must notify the City that the project is to be administered in accordance 
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PART II - EMERGENCY VEHICLE ACCESS 

.06.210 Purpose. 

Emergency vehicle access shall be provided from a public or private street to a parcel(s) ofland 
that has a structure(s) on it. This access is exempt from any normal setbacks established for 
public or private streets. Emergency vehicle access shall be provided and maintained in 
accordance with the provisions of these Standards. 

A. Abbreviated Designation. Emergency vehicle access will be cited routinely in the 
text as the "EV Access." 

B. Applicability. EV Access shall be required for every building hereafter 
constructed or installed when any portion of an exterior wall of the first story is 
located more than one hundred fifty (150) feet from the edge of the driving surface 
of the private or public street providing access to the parcel(s) ofland on which that 
building is located as measured by an approved route around the exterior of the 
building. 

C. Exemptions. 
1. When buildings are protected with an approved automatic fire sprinkler system, 

the provisions of this section may be modified by the City after conferring with 
the local fire chie£ 

2. When an EV Access cannot be installed in conformance with these Standards 
due to topography, waterways, nonnegotiable grades, or other similar 
conditions, the City, after conferring with the local fire chief, may allow an 
exemption to these Standards by requiring additional fire protection as specified 
in Section 10.30l(b) of the most current edition of the Uniform Fire Code as 
adopted by the City. 

3. All common residential accessory buildings similar to Group M-1 occupancies 
(private garages, carports, sheds, some agricultural buildings, tanks, towers and 
fences over six feet tall) as defined by the most current edition of the Uniform 
Building Code as adopted by the City. 

4. A one-time expansion, rerp.odel, or alteration of existing uses or structures ifthe 
proposed change does not exceed twenty-five percent (25%) of the floor area of 
the existing use or structure. 

D. Environmental Considerations. When an environmental checklist is required, it 
shall be submitted to the City Environmental Official for the work shown on the 
EV Access construction plans. Before the project plans are given final approval by 
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a. That there are special circumstances applicable to the subject property 
such as shape, topography, location, or surroundings that do not apply 
generally to the other property in the same vicinity; 

b. That such variance is necessary for the preservation and enjoyment of a 
substantial property right possessed by other property in the same 
vicinity but which because of special circumstances is denied to the 
property in question; 

c. That the granting of such variance will not be materially detrimental to 
the public welfare or injurious to the property or improvement in such 
vicinity in which the subject property is located; 

d. That such variance is based on sound engineering judgment, and that 
requirements for safety, function, and maintainability are fully met. 
The City may grant a variance to this Chapter only upon submittal of 
additional information, plans and/or design data by an engineer 
showing that the requested variance is safe, in the best interest of the 
public, and will not impose undo maintenance costs on City 
maintenance forces, if applicable. 

2. City Hearings Examiner May Impose Conditions on Variances. 

When granting a variance, the City Hearings Examiner shall determine that 
the circumstances do exist as required by Subsection 06.220.C.1 of this 
section, and attach specific conditions to the variance which will serve to 
accomplish the standards, criteria, and policies established by this Chapter. 

3. Procedures. Variances shall be processed in accordance with Title 
Administration of Development Regulations 

D. Appeals. Any person aggrieved by any act or decision of the Examiner 
under this Chapter may appeal to the Ceuneil Superior Court pursuant to the 
provisions of City Aflfleals Onliaanee, Title Administration of 
Development Regulations as now enacted or hereafter amended. 

E. Inspections. The City reserves the right to enter onto the property during 
construction and after completion of the EV Access to inspect it for compliance 
with the conditions of the permit. 

The City reserves the right to periodically inspect all EV Accesses. 

F. Enforcement. The Applicant must have the EV Access constructed in compliance 
with the conditions of the permit before the project will receive final inspection 
approval. 
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