












































































































































































































































































































































































































































































































































































































































































































































PRD DESIGN ELEMENTS

Non-Dominant Garages

What are Non-Dominant
Garages?

PRD’s allow applicants the flexibility to vary
from zoning standards. Applicants commonly
request smaller lots and reduced setbacks in
PRDs. On these lots, garages can become the
focal point of the subdivision, leading to poor
urban design and auto-dominated, rather than
people-centric, design. The PRD criteria in
19.31.190 therefore, emphasize the front en-
trances of residential buildings, which are more
attractive than the garage. This regulation is
meant to refocus the residential streetscape on
quality design and pedestrian-scaled architec-
ture.

Summary of Code Requirements

If smaller lot sizes or decreased setbacks are
proposed from what is required by the underly-
ing zoning, buildings on these lots must meet
requirements (a) to (c) below or requirement (d),
or requirement (e):

(a) Garage walls facing the street must be no
closer than the wall containing the main
entrance, or to the edge of a covered
porch or deck if provided.

(b) A garage facing the street must not be
more than one-half of the facade length.

(¢) The main entrance must be prominent, eas-
ily visible and directly accessible from the
street frontage.

(d) No two adjacent buildings on the same side
of the street may have the same front set-
back. Setbacks must alternate from building
to building. Minimum front setback varia-
tion must be two feet or greater.

(e) Residential buildings are accessed from an
alley at the rear of the lots.

OHMC Reference: 19.31.190(3)(a-c)

BENEFITS OF NON-DOMINANT
GARAGES

¢ IMPROVED, PEDESTRIAN-
ORIENTED STREETSCAPE.

o SENSE OF PLACE

e MORE EYES ON THE STREET,
HELPING PROMOTE SAFETY

Examples of Garage Architecture

Figure 47 - Example of non-dominant garage
architecture.
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PRD DESIGN ELEMENTS

Alternating Front Setbacks

Why Vary the Setbacks?

On residential street frontages where houses
have the same front setback; unbroken “strings”
of houses can occur (Figure 50). The monoto-
nous look of residential streetscapes can be re-
duced by varying the setback of homes. The
problem is especially exacerbated in small lot
developments, as is typical in PRDs.

Summary of Code Requirements

If smaller lot sizes or decreased setbacks are
proposed from what is required by the underly-
Ing zoning as part of a PRD, buildings on these
lots must meet requirements (a) to (c) below or
requirement (d), or requirement (e):

(a) Garage walls facing the street must be
no closer than the wall containing the
main entrance, or to the edge of a cov-
ered porch or deck if provided.

(b) A garage facing the street must not be
more than one-half of the fagade length.

(c) The main entrance must be prominent,
easily visible and directly accessible
from the street frontage.

(d) No two adjacent buildings on the
same side of the street may have the
same front setback. Setbacks must
alternate from building to building.
Minimum front setback variation
must be two feet or greater.

(e) Residential buildings are accessed from
an alley at the rear of the lots.

OHMC Reference: 19.31.190(3)(d)

BENEFITS OF ALTERNATING
BUILDING SETBACKS

o CREATES AN INDIVIDUAL FEEL TO
EACH HOME ON THE BLOCK

e MITIGATES THE MONOTONOUS,
UNBROKEN STRING OF HOUSES

* IMPROVES THE AESTHETIC QUAL-
ITY OF STREETSCAPES

Examples of Alternating
Building Setbacks

Figure 48
Neighborhood
with varying
Jront setbacks
giving the resi-
dence and street
more visual in-
terest.

Figure 49
Neighborhood
where all of the
houses are set
back at the
same distance
and lacks visual
interest and
character.
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PRD DESIGN ELEMENTS

Alley Loaded Buildings

What is the benefit of a Side or
Rear Loaded Garage?

In cases where a smaller lot size than that of the
underlying zone is used via the PRD process, an
alley or rear garage may be required. Resi-
dences which can be accessed by a garage on the
side or rear of the building are preferred to
those that contain a garage on the front because
it enhances the pedestrian streetscape and tucks
the garage into a space that is less prominent.
As lot sizes decrease, the dominance of garages
becomes more pronounced.

Alleys also bring safety value in that they elimi-
nate traffic conflicts when people back out of
their driveways onto public roads and side-
walks.

Summary of Code Requirements

If smaller lot sizes and dimensions or decreased
setbacks are proposed from what is required by
the underlying zoning, buildings on these lots
must meet requirements (a) to (c) (see previous
page)or requirement (d)(see previous page), or
requirement (e):

(a) Garage walls facing the street must be
no closer than the wall containing the
main entrance, or to the edge of a cov-
ered porch or deck if provided.

(b) A garage facing the street must not be
more than one-half of the fagade length.

(c) The main entrance must be prominent,
easily visible and directly accessible
from the street frontage.

(d) No two adjacent buildings on the same
side of the street may have the same
front setback. Setbacks must alternate
from building to building. Minimum
front setback variation must be two feet
or greater.

(e) Residential buildings are accessed

from an alley at the rear of the lots.

OHMC Reference: 19.31.190(3)(e)
19.31.190(7)(c)

BENEFITS OF ALLEY LOADED
BUILDINGS

e REDUCES TRAFFIC CONFLICTS CRE-
ATED FROM BACKING OUT OF
DRIVEWAYS ONTO PUBLIC STREETS

* PRODUCES A HIGHER QUALITY
STREETSCAPE WHICH EMPHASIZES
PEDESTRIAN-ORIENTED DESIGN

Examples of Alley Loaded Buildings

Figure 50
Garages at the rear of buildings accessed by an
alley.

Figure 51 - Garages are hidden on alley-loaded
homes.
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PRD DESIGN ELEMENTS

Enhanced Design

What is Enhanced Design?

PRD’s are required to meet either the criteria
for enhanced design (summarized below in code
requirements) or the criteria for optional site
design elements per 19.31.190(8). Enhanced
design is building design with articulation and
visual distinction. It can occur through a vari-
ety of methods ranging from changing and
varying the materials used on the exterior to de-
emphasizing garages on residences.

Enhanced design works in conjunction with al-
ternating setbacks, non-dominating garages,
and alley loaded buildings to create visually in-
teresting residential design. Collectively, they
address the problem of monotonous neighbor-
hood designs that are built without any distin-
guishing characteristics.

Summary of Code Requirements

Enhanced design is met through the following:
e A variety of exterior building materials
such as brick, stucco, stone, and wood
used as primary siding or as accent ma-

terials on front facades (Figure 52) or;

® Building articulation ( offsetting walls,
inclusion of windows, changes in mate-
rial types) on side and rear walls of
buildings (Figure 54).

e Side or rear loaded garages.

* Other applicant proposed building de-
sign elements.

OHMC Reference: 19.31.190(7)

BENEFITS OF SUPERIOR
ARCHITECTURE

* ENCOURAGES QUALITY NEIGHBOR-
HOOD DESIGN

* HELPS CREATE A SENSE OF PLACE
FOR RESIDENTS

* PROMOTES PEDESTRIAN ORIENTED
DESIGN

Examples of Superior Architecture

Example of
houses display-
ing superior
architecture,
through use of
different materi-
als and colors.

Example of architecture
with no distinguishing fea-
tures (at left) and architec-
ture using different exterior
building materials, changes
in color,
and
offset-
ting .
building |
. walls (ot BEEES
Figure 53 right).  Figure 5
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PRD DESIGN ELEMENTS

Critical Area Integration

How do you integrate a critical
area into a PRD?

A critical area is an ecologically sensitive area
that provides a variety of valuable and beneficial
biological and physical functions that benefit the
city and its residents. "Critical areas" include
any of the following areas or ecosystems: critical
aquifer recharge areas, fish and wildlife habitat
conservation areas, geologically hazardous ar-
eas, garry oak trees, and wetlands.

When a critical area is located on a development
site, it is often overlooked as a potential asset to
the development and is instead regarded as a
burden that development often tries to build
around. The intent behind the code is to ap-
proach preserving critical areas with a different
frame of mind and utilize them as an asset of the
subdivision by making them a feature, rather
than an after-thought.

Summary of Code Requirements

e Critical areas shall be preserved and incor-
porated into the open space of the PRD.

e Preserved natural areas, such as wetlands,
streams, and woodlands may count as pas-
sive open space.

e  Optional Criteria: The project will not only
preserve, but enhance or rehabilitate the
functions and values of a critical area of the
site, such as significant woodlands, wildlife
habitats, streams or wetlands, subject to the
recommendations in an approved critical
areas report.

OHMC Reference: 19.31.130
19.31.190(2), 19.31.190(8)(e)

BENEFITS OF CRITICAL AREA

INTEGRATION

e PROVIDES IMPORTANT HABITAT AND BIO-
LOGICAL FUNCTIONS FOR NATURAL SYS-
TEMS

e OFFERS ENVIRONMENTAL EDUCATIONAL
OPPORTUNITIES FOR ADULTS, CHILDREN,
AND GROUPS

¢ MAKES ENVIRONMENTAL FEATURE PART
OF THE NEIGHBORHOOD , NOT AN AF-

Examples of Critical Area Integration

Figure 54 - Example of critical area that is inte-
grated rather than shoved in a corner.

Figure 85 - Example of critical area with an
adjacent pedestrian trail.
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Purpose

The purpose of the August meeting of the Planning Commission is to:

& Summarize changes to the draft code since the July Planing Commission
meeting. There have been very few substantive changes to the code since
the July Planning Commission meeting. However, staff did reorganize the
code sections in a way that we believe makes more sense.

@ Prepare Planning Commission for recommendation to Council. Staff will
summarize how the project has met the three original goals of
sustainability, livability and readability set up at the beginning of the
project. This discussion will prepare Planning Commission to make a
recommendation to Council.

& Conduct a public hearing. Staff recommends that Planning Commission
continue the public hearing from last month, accept any comments and
close the public hearing.

© Make recommendation of approval. Provided Planning Commission is
comfortable with the draft code, staff recommend Planning Commission
forward a recommenation of approval to the City Council.

Summarize changes to the draft code since the July Planning Commission
meeting.

To give Planning Commission as much time as possible to be comfortable with the
draft code so that they can form a recommendation to Council, staff are providing
a copy of the draft a week in advance of the August 25 Planning Commission
meeting. This draft code takes into consideration all comments made by the
public, staff and the Planning Commission over the last few months. As was the
case for the July draft, the changes generally fall into three categories: (1)
substantive, (2) organizational, and (3) grammatical. We describe the substantive
changes here and give a very brief summary of the organizational changes.

Substantive Changes to the Code - Chapter 19.31 and Title 21.

o Chapter 19.31. No substantive changes were made to this chapter.

e Purpose statements for chapters 21.20,, 21.40, 21.50 and 21.60.
Purpose statements were added for preliminary plats, final plats, general
design standards, residential design standards and short subdivisions
chapters of Title 21. These chapters did not previously have purpose
statements.

e Landscape plan required for preliminary plat approval, see sections
21.20.030. Added landscape plans to the list of required plans needed for
preliminary plat approval.

* Fencing discouraged around stormwater ponds, see section 21.60.250.
Per the comments received from Planning Commission in July, staff have
changed the language in Title 21 to discourage fencing around stormwater

ds.
ponds > |
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e Concrete as material for stormponds, see section 21.60.250. Further
defined what type of concrete is allowed as a building material for storm
ponds to ensure that the City receives high-quality, visually attractive
material finishes.

Organizational changes.

Both chapter 19.31 and Title 21 were significantly reorganized in the most recent
draft attached. The changes only involved the ordering or combining of sections,
but do not affect how the substance of the draft code.

o Chapter 19.31. The sections in this chapter were signifcantly reorganized
from what was released at the June 23 Planning Commission meeting. The
draft code attached as Exhibit A shows these changes. In short, the
reorganization follows this pattern:

o General provisions (purpose, applicability, how flexibility works in
PRDs).

o Uses (Allowed and Secondary Uses)

o Development Standards (density, design of open spaces, PRD
perimeter design).

o Process (review criteria, approval process, modifications,
termination, extensions, etc.)

o Title 21. As with chapter 19.31, Title 21 was also signifcantly reorganized.
The main organization changes involved dividing what was previously
called the “Design Standards” chapter into two chapters: (1) “General
Design Standards” and (2) “Residential Design Standards.” This division
makes sense, because not all of the design standards apply to commercial
and industrial subdivisions; staff wanted to be sure that division was made
as clear as possible. The block length limit of 800 feet, for instance, does
not make sense for industrial developments, so this standard was put into
the new “Residential Design Standards” section.

Prepare Planning Commission for recommendation to Council.

The three goals established early on for the changes to the subdivision and PRD
codes were:

* Sustainability. Changes which improve the environmental impacts of
subdivision development.

e Livability. Changes meant to better the quality of life in subdivisions,
defined as improving the way new subdivisions integrate land uses,
functions and aesthetics.

e Readability. Changing the way regulations are described in the code.

From these three goals came the Ten Areas of Concern which staff and Planning
Commission formed in early 2008. The Ten Areas of Concern are included in
Exhibit B, for reference. The Ten Areas of Concern were used by staff to create
“code concepts,” which are ideas about the design elements within subdivisions
(streets, pedestrian connections, open spaces, stormwater ponds, etc.). The code
concepts were presented to Planning Commission from February through May of
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2009 and for review and feedback. In turn, the code concepts became code
language in June, July and August of this year.

This part of the staff report discusses how the new code achieves the three goals
originally set up for the project with the intent of making Planning Commission
comfortable with forming a recommendation to City Council. We measure and
describe how these goals were achieved by giving the “expected results” of the
draft code provisions and then giving “test results.” “Expected results” are what
improvements we can expect to see from the draft code based on professional
literature and our judgment as practicing planners. “Test results” are the impacts
we measured by redesigning a selection of existing subdivisions / PRDs in Oak
Harbor to conform to the draft code standards. The test results are documented
in the cumulative impacts analysis (Exhibit C) and provide useful information on
how the draft code is achieving the original goals established for the project.

Below, we describe each of the three original goals for the project and the code

concepts which address these goals. First, we list the “expected results” of each
code concept and then the “test results” as seen through the cumulative impacts
analysis.

Goal: Sustainability

In the context of this project, sustainability refers to environmental
sustainability. Will the new code lessen impacts to the natural environment?

How the Goal is Addressed by the Draft Code
Sustainability is addressed multiple ways in the draft code:
o New street sections . The new standard street sections offer applicants a
choice between a “narrow street” with on-street parking on one side and a
“wide street” with parking on both sides.

o Expected results. The new “narrow” street section is expected to
be the dominate street type used by applicants and will reduce the
total amount of pavement in new subdivisions, potentially leading
to cost savings for applicants (as compared with the existing street
section) and lessen environmental impacts (especially stormwater
impacts) associated with excessive amounts of pavement.

o Test results. The cumulative impacts analysis projects that the
draft code will reduce the average square feet of pavement by
approximately eight percent (8%) in the subdivisions / PRDs we
examined. That reduction in pavement should confer the
environmental benefits listed above.

o Grid street pattern. The draft code will require that streets in new
subdivisions assume a grid or modified grid pattern.

o Expected results. The grid street pattern is expected to increase
the number of connections and, therefore, route options for all
travel modes, but especially for pedestrians and bicycles.
According to the professional planning literature, grid street
patterns encourage walking and bicycling and reduce reliance on
automobiles resulting in less environmental impacts as compared to
curvilinear streets.
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o Test results. The cumulative impacts analysis shows that the
average linear feet of street in new subdivisions will increase by
about 16 percent by implementing a grid pattern. Since more
streets means more route options, which makes it more likely that
people will walk and bike to their destination, we can expect to
see more trips taken by these “clean” modes of transportation.

o Pedestrian / bike connections. The draft code requires pedestrian
connections at mid-block locations where blocks are over 800 feet long
AND to all land uses adjacent to subdivisions.

o Expected results. Staff expect that the new requirements for
pedestrian connections, like the grid street pattern, will lead to
more route options for pedestrians and bicycles, making it more
likely that people will choose to use these travel modes, both of
which are clean forms of transportation.

o Test results. The cumulative impacts analysis in Exhibit C shows
that the average number of pedestrian connections to adjacent
uses will double on average under the draft code. The professional
planning literature documents that there is a greater likelihood
that people will walk or bike to their destination if safe and
attractive facilities are made available to them.

o Street trees. The draft code will now require that street trees be placed
along both sides of all Local Residential streets.

o Expected results. Since street trees will be required along all Local
Residential streets, we can expect that there will be an increase in
the number of street trees typically provided in subdivisions. Street
trees are not currently required. We expect to see an increase in
all of the environmental benefits associated with more street trees
such as, reduced heat island effects, reduced stormwater runoff,
and improved air quality.

o Test results. The cumulative impacts analysis shows there to be a
dramatic increase in the average number of street trees provided
in subdivisions under the draft code. These street trees would be
required for every 30 feet of planter strip. The analysis also shows
that these tree would remove an additional 364,000 pounds of CO2
from the air each year in Oak Harbor if the six developments we
looked at had been developed under the draft code.

¢ Dead-end streets. The new code requirements will limit the number of
dead-ends to exceptional circumstances of steep topography, critical
areas, and existing development.

o Expected results. We would expect that these new regulations will
reduce the number of dead-ends streets, offering pedestrians,
vehicles and bicycles more route options, thereby reducing trip
length and encouraging walking and biking all of which have
positive environmental effects.

5
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o Test results. The cumulative impacts analysis shows that the
average number of dead-ends with no pedestrian connections at
the end of them in existing subdivisions is about 3.5. The
cumulative impacts analysis projects that the number of these
dead-ends will be reduced to 0.5 per subdivision under the draft
code, likely resulting in increased numbers of pedestrian and
bicycle trips.

o Block length. The new code will set an 800-foot block length limit. Blocks
of 1,000 feet are allowed with mid-block pedestrian / bicycle connections.

o Expected results. We would expect that setting a block length
limit will prohibit the development of very long blocks. Long blocks
have been shown in professional planning literature to be an
impediment to pedestrian and bicycles, making it less likely that
someone will walk or bike to their destination; setting a maximum
block length is expected to promote walkable / bikeable
neighborhoods.

o Test results. The cumulative impacts analysis shows that maximum
block lengths in Oak Harbor average 3,400 feet. This is because
some existing blocks on the exterior of subdivisions connect with
large blocks in adjacent developments, creating “super blocks.”
Exhibit D shows this more clearly. The existing blocks are denoted
by a yellow line. if these subdivisions had been developed under
the draft code rather than the existing code, the longest blocks
would be somewhere in the range of 1,600 feet - still very long, but
a dramatic improvement.

Goal: Livability

Livability emphasizes quality of life issues for residents within subdivisions.
Measures of livability include the amount of open space, the quality of that open
space, number of pedestrian and bike connections. There is much overlap in
terms of how this goal is measured and how sustainability is measured because
improvements in the natural environment are also improvements in livability.
Thus, many of the code concepts are repeated here, but with a slightly different
bent. Here we emphasize how the draft code can be expected to affect livability
apart from positive environmental impacts.

How the goal is addressed by the draft code
Livability is also addressed with multiple approaches in the code. These are some
of the key indicators we measured:
o Grid street pattern. The draft code will require that streets in new
subdivisions assume a grid or modified grid pattern.

o Expected results. The grid street pattern is expected to increase
the number of connections and, therefore, route options for
pedestrians, vehicles and bicycles (but especially walking and
biking) Walking and biking promotes physical health and therefore
the quality of life (livability) of subdivisions. The additional
connections also give cars additional route options.
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o Test results. The cumulative impacts analysis shows that the

average linear feet of street in new subdivisions will increase by
about 16 percent with a grid pattern, implying that there will be
more route options for all travel modes.

o Pedestrian / bike connections. The draft code requires pedestrian

connections at mid-block locations where blocks are over 800 feet long
and to all adjacent uses.

o Expected results. Staff expect that the new requirements for

pedestrian connections, like the grid street pattern, will lead to
more route options for all travel modes, making it more likely that
people will choose to walk and bike, either for recreational
purposes or for work trips. As previously mentioned, the prevalence
of walking / biking facilities has a direct connection to people’s-
physical activity and health.

Test results. The cumulative impacts analysis in Exhibit C shows
that the average number of pedestrian / bike connections to
adjacent uses will double on average under the draft code from
two to four. More pedestrian / bike connections means greater
mobility for people who use these modes of transportation along
with the positive health benefits that go along with more physical
activity.

Standard designs for pedestrian / bike connections. The draft code will
implement standard designs for pedestrian bike connections, which will be
a 10-foot wide path, with 5-foot wide landscape strips on either side.

o Expected results. The standard designs will ensure a high level of

design and consistency in design of these facilties, promoting
walking and biking. Well-designed pedestrian / bike facilities can
also be an aesthetic improvement for neighborhoods.

Test results. The cumulative impacts analysis does not directly
address the design of pedestrian facilities, only the provision of
them.

Street trees. The draft code will now require that street trees be placed
along both sides of all Local Residential streets

o Expected results. Street trees are expected to bring a number of

positive livability benefits, other than the environmental benefits
previously mentioned, including an enhanced pedestrian
experience and improved aesthetics for streets. The professional
planning literature identifies other benefits such as increased
property values, and reduced noise pollution.

Test results. The cumulative impacts analysis shows there to be a
dramatic increase in the number of street trees that would be
provided in subdivisions, from an average of 79 per subdivision to
an average of 345. The positive benefits listed above could be
expected to happen with an increase in street trees.

7
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Dead-end streets. The new code requirements will limit the number of
dead-ends to exceptional circumstances of steep topography, critical
areas, and existing development.

o Expected results. We would expect that these new regulations will

reduce the number of dead-ends streets, offering pedestrians,
vehicles and bicycles more route options, further promoting
walking and biking as forms of transportation. Some level of health
benefits to people from increased walking and biking can be
expected to go along with limits on dead-ends.

Test results. The cumulative impacts analysis shows that the
average number of dead-ends with no pedestrian connections at
the end of them in existing subdivisions is about 3.5. The
cumulative impacts analysis projects that the number of these
dead-ends will be reduced to 0.5 per subdivision on average
promoting connectivity for all modes, but most significantly
affecting walking and biking.

Block length. The draft code will set an 800-foot block length limit. Blocks
of up to 1,000 feet are allowed with mid-block pedestrian / bicycle
connections.

o Expected results. We would expect that setting a block length

limit will prohibit the development of very long blocks. Long blocks
have been shown in professional planning literature to reduce the
chances that someone walks or bikes to their destination; setting a
maximum block length is expected to promote walkable / bikeable
neighborhoods.

Test results. The cumulative impacts analysis shows that the block
length maximum of 3,400 feet in Oak Harbor would be reduced to
1,600 feet under the draft standards.

Access easements. The draft code will allow lots within short plats to
take access from and front onto shared drives and private streets.
o Expected results. Currently, lots must take access from public

streets. Shared drives and private streets allow more efficient lot
arrangements, which can promote more aesthetic and compatible
infill developments.

Test results. The cumulative impact analysis does not measure the
results of access easements. However, many jurisdictions use
access easements and have found that they confer benefits as
stated above.

Landscape buffers. The draft code requires landscape buffers along all
minor arterials along the boundary of residential developments. The
existing code already requires these buffers, but the draft provisions will
require specific planting requirements to address wind throw of trees and
aesthetics of these areas.

o Expected results. Having a definitive landscape requirement for

these buffers will help them look more orderly and aesthetically
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appealing. The tree density requirements are expected to help
prevent wind throw.

o Test results. The cumulative impacts analysis did not look at the
impacts to landscape buffers from the new requirements.

o Stormwater pond aesthetics. New code requirements will discourage
fencing around ponds, limit the use of plain, smooth, unfinished concrete
as a pond material, and require a 10-foot wide landscaped ring around
ponds.

o Expected results. The new requirements are expected to make

. stormwater ponds more visually appealing.

o Test results. The cumulative impacts analysis did not look at the
aesthetic impacts to stormwater ponds. However, many
jurisdictions regulate the appearance of these ponds with success.

o Active open space design in PRDs. The draft PRD requirements would
mandate that these spaces have a minimum street frontage, regulate the
size of these spaces, and requiring that the space have certain amenities
(activity center, trash cans, benches, lighting).

o Expected results. The draft requirements are expected to make
active open spaces in PRDs more visible, useable and accessible.

o Test results. The cumulative impact analysis looked at two PRDs,
Island Place and Crosby Commons. In each of these cases, the open
space provided in these developments would not meet the draft
requirements of this code. If developed under the new code, open
space in these PRDs would require more amenities, in the form of
an activity center, benches, lighting and trash cans.

e Alternating setbacks in PRDs. The new PRD code will require that lots
with reduced setbacks and / or lots with reduced size from what is
allowed in the zone mitigate these impacts with alternating front setbacks
and garages which do not project beyond the front entrances.

o Expected results. On smaller lots or lots with reduced setbacks,
garages can become the focal point of the building. The new PRD
regulations will emphasize the front entrance of residential
buildings, which is more attractive than the garage. Alternating
setbacks will address the architectural uniformity often seen along
residential street frontages where houses have the same front
setback resulting in unbroken “strings” of houses. This standard is
intended to give the appearance of architectural variation to the
residential streetscape.

o Test results. The cumulative impacts analysis shows building
footprints on the Island Place and Crosby Commons designs. The
alternating front setbacks can be seen on these layouts.

Goal: Readability
Ultimately, the readability of the code will be judged by its users, staff,

applicants, Planning Commission and City Council over the years to come. Staff
have taken several measures to improve the readability of the code.
o Organization. The primary external users of the code will be applicants
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and their consultants. With this in mind, staff have reorganized chapter
19.31 and Title 21 to be more user-friendly to these readers.

o New section titles. Many of the section titles in the existing code are
confusing. Staff have paid close attention to the code titles to make them
easier to understand and meaningful to code users.

o Eliminate wordiness and redundancies. Large sections of the existing
subdivision and PRD codes either duplicate or conflict with other parts of
the Oak Harbor Municipal Code. Staff have reviewed the draft code
multiple times with an eye toward eliminating these redundancies and
conflicts, as well as making sentences easier to understand.

o Subdivision Design Manual. Staff are in the process of creating a
subdivision design manual which will provide graphics and illustrations of
concepts in the draft code. The subdivision design manual will be a
supplement to the draft code, not an additional layer of regulation.

Exhibit E of this staff report also includes a table which gives a synopsis of the
public involvement efforts for the project, as evidence that the concepts, and
regulations contained in the draft code were crafted in consideration of public
input. Public input was an integral part of the project and helped staff focus on
what were the most important outcomes of the code update project for the
community. The table in Exhibit E summarizes all of the public involvement
opportunities that have happened over the course of the project.

Conduct Public Hearing

Staff recommends that Planning Commission continue the public hearing from
July 28, 2009 hearing and, after comments have been accepted from the public,
close the public hearing.

Make Recommendation of Approval

Based on the information summarized in this staff report, contained in the
attached exhibits, as well as previous meetings with Planning Commission and
public involvement efforts, staff are suggesting that Planning Commission form a
recommendation to approve the draft code as now contained in Exhibit A and
forward this recommendation to the City Council for its consideration.
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ORDINANCE NO.

AN ORDINANCE REPEALING CHAPTER 19.31 OF THE OAK HARBOR
MUNICIPAL CODE ENTITLED “PLANNED RESIDENTIAL DEVELOPMENTS”
AND ADOPTING A NEW CHAPTER 19.31 “PLANNED RESIDENTIAL
DEVELOPMENTS” TO ESTABLISH NEW REVIEW CRITERIA AND DESIGN
STANDARDS INTENDED TO MITIGATE IMPACTS FROM REDUCED LOT SIZES
AND / OR SETBACKS, REQUIRE THAT OPEN SPACE BE VISIBLE, USEABLE
AND ACCESSIBLE AND SIMPLIFY THE DEVELOPMENT REVIEW PROCESS.

WHEREAS, the City of Oak Harbor acknowledges that its Comprehensive Plan land use
goals 2, 4, 11, 19; land use policies 2(a), 2(b), 11(d), 14(c), 19(c), 19(e); urban design
goals 4 and 5; urban design policy 4(a); transportation policy 5(c); open space goal 1;
open space polices 1(d) and 1(i); housing policy 1(g), utilities policies 5(b) and 5(d)
direct it to: encourage planned residential development with performance based
standards, consider view corridors when planning for development, preserve community
character through quality design, encourage private and public preservation of
undeveloped open space, encourage a sense of community through development of a
spectrum of housing types, allow neighborhood scale services that are compatible with
residential areas, create a balanced community that mixes residential and non-residential
uses, encourage the retention of open space in new development, provide adequate parks,
playgrounds and other open spaces, design intersections that have adequate safety for
pedestrians and bicyclists, allow provisions in development regulations for inclusionary
affordable housing and density bonus performance standards, continue to support energy
efficiency by encouraging low impact sustainable development through site designs and,;

WHEREAS, the City recognizes that there is a high probability of negative effects to
human health over long periods of time resulting from inadequate pedestrian and bicycle
infrastructure and that provision of a higher-level of pedestrian and bike facilities will
promote better physical health for the citizens of Oak Harbor and,

WHEREAS, City of Oak Harbor staff conducted public involvement efforts to relay
information and receive input on the proposed code updates including eleven (11),
publicly-noticed planning commission Meetings from April 22, 2008 to August 25, 2009
to discuss these code updates and,

WHEREAS, City of Oak Harbor staff conducted a series of “Roundtable Meetings” with
local stakeholders including real estate industry representatives and the Oak Harbor
Rotary Club on April 9, 2008, May 7, 2008, and May 14, 2008 and;

WHEREAS City of Oak Harbor staff briefed the Oak Harbor Parks Board at a publicly-
noticed meeting on March 10, 2008 and;

WHEREAS City of Oak Harbor staff established an internet blog site which provided on-
going information about the code updates and invited public input, including an online
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survey questionnaire throughout the project and;

WHEREAS City of Oak Harbor staff briefed the Oak Harbor Public Works Standing
Committee on the project at a publicly-noticed meetings on September 3, 2009 and
October 1, 2009 and,

WHEREAS City of Oak Harbor staff briefed the Oak Harbor Governmental Services
Standing Committee on the project at publicly-noticed meetings on July 14, 2008,
September 14, 2009, and October 12, 2009 and,

WHEREAS City of Oak Harbor staff invited the public to a total of twenty-four (24)
separate “Coffee House Discussions” at a local coffee shop from July 14, 2008 to
September 18, 2008 and,

WHEREAS City of Oak Harbor staff sent a letter to a list of two hundred-fifty (250)
stakeholders on March 12, 2008 inviting them to participate in the code update process
and,

WHEREAS City of Oak Harbor staff sent a letter to a list of fifty (50) interested
stakeholders on May 8, 2009 inviting them to participate in the code update process.

NOW, THEREFORE

THE CITY COUNCIL OF THE CITY OF OAK HARBOR do ordain as follows:

Section One. Oak Harbor Municipal Code Chapter 19.31 entitled “Planned Residential
Developments” last amended by Ordinance 1221 in 2000 is hereby repealed in its
entirety.

Section Two. A new Chapter 19.31 of the Oak Harbor Municipal Code is hereby adopted
to contain the following chapters:

Chapter 19.31
PLANNED RESIDENTIAL DEVELOPMENTS

Sections:

19.31.010 Purpose and intent.

19.31.020 Applicability of PRD standards.
19.31.030 Definitions.

19.31.040 Permissive variations in requirements.
19.31.050 General sale of lots.

19.31.060 Planned residential development conformity.
19.31.070 Permitted uses in PRDs.

19.31.080 Secondary use limitations.

19.31.090 Density.
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19.31.100 Open space — general requirements.

19.31.110 Open space — active areas.

19.31.120 Open space —passive areas.

19.31.130 Dedication and maintenance of common facilities.
19.31.140 PRD Perimeter.

19.31.150 Application required.

19.31.160 Combined applications.

19.31.170 PRD review criteria.

19.31.180 PRD development plan.

19.31.190  PRD development plan — Phased developments.
19.31.200 Preliminary development plan — Staff recommendation.
19.31.210 PRD development plan — Planning commission review.
19.31.220 PRD development plan — Planning commission recommendation.
19.31.230 PRD development plan — Council decision.

19.31.240 Mitigation agreement.

19.31.250 Compliance with approved PRD development plan.
19.31.260 Mapping.

19.31.270 Revocation.

19.31.280 Modifications.

19.31.290 Termination of a PRD.

19.31.300 Extension of time for construction.

19.31.310 Limitation on resubmission.

19.31.320 Judicial Review.

19.31.010 Purpose and intent.

The Planned Residential Development (“PRD”) regulations offer applicants regulatory flexibility
in return for higher quality site and architectural design with the intent of encouraging the design
of more complete and substainable neighborhood environments consistent with Oak Harbor’s
Comprehensive Plan. The PRD regulations allow and promote design flexibility, pedestrian-
oriented development, interconnectivity among uses, sensitivity to the natural environment and
natural features, and the coordination of development with adequacy of public facilities.

19.31.020 Applicability of PRD Standards.

)] An application for PRD may be submitted for any residentially zoned (R1, R2, R3 and/or
R4) parcel(s) of land within Oak Harbor. The decision of whether to submit the PRD is
the applicant’s choice.

2) The director may determine that a PRD may be submitted for a subdivision or short
subdivision of land, if the proposed development can not meet the standards in OHMC
Titles 19 and/or 21 OHMC.

19.31.030 Definitions.

Words used in the present tense shall include the future tense; the future tense shall include the
present tense. The singular shall include the plural, the plural shall include the singular. The
words “may” and “should” are permissive; “shall” is mandatory.

) “Secondary use” means a non-residential use located within a PRD.

2) “Town center” means a consolidated area within a PRD which contains secondary uses
(commercial, office, and / or mixed-uses), primarily intended to serve the residents of the
PRD.
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3) “Gross area” means the total area contained within the boundaries of a proposed PRD.

19.31.040 Permissive variations in requirements.

1) In considering a proposed planned residential development project, the approval thereof
may involve variation in the regulations, requirements and standards of the zone in
which the project is located including the general design standards and residential design
standards of OHMC Title 21 OHMC. Variations from the standards and requirements of
this Chapter (19.31) are not permitted.

2) The applicant shall bear the burden of supporting any change in requirements by
demonstrating compliance with the review criteria contained in section 19.31.170 of this
chapter.

3) The city may increase any requirement necessary to make the project conform to the
purpose and intent of this code, provided that a connection has been made between the
impact of the development and the required mitigation.

4 Other than the specific standards which are requested to be varied from, PRD
applications shall otherwise comply with all relevant standards of the Oak Harbor
Municipal Code , including those in Title 19 (Zoning) and Title 21 (Subdivisions).

19.31.050 Sale of lots.

Lots in a platted PRD may be sold to separate owners and according to the separate lots as shown
in the plat filed and approved in connection therewith. No sale shall be permitted which
subdivides a lot in such a manner as will create a new lot line, except as provided in Title 21
OHMC.

19.31.060 Planned residential development conformity.
As of the date of adoption of this chapter, all existing, legally established planned residential
developments (PRDs), shall be deemed conforming uses under this chapter.

19.31.070 Permitted uses in PRDs.
The following uses are permitted by right in PRDs.
) Those uses permitted as of right in the underlying zone;
2) As a secondary use, and subject to the limitations of the Oak Harbor Municipal Code;
(a) Grocery stores;
®) Drug stores;
©) Salons / barber shops;
(d) Restaurants
(e Uses generally considered accessory to the primary residential use of the PRD,
such as club houses, parking areas, open spaces, utilities and public facilities.
® Motor vehicle or boat storage for residents of the PRD;
(® Conditional uses as provided in the underlying zoning;
(h) Home occupations as provided in the underlying zoning; and,
(i) . Other, unlisted, similar or related uses, provided the planning commission makes

a recommendation and the city council determines that:

@) The use does not conflict with the intent of this chapter or policies of the
comprehensive plan;

(i1) The use is appropriate to the size and scale of the residential
development and primarily serves the residents of the PRD. Secondary
uses which have a regional or city-wide customer base are not
appropriate for PRDs.
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(i)  Traffic impacts from the proposed secondary use will not have a negative
impact on surrounding residential neighborhoods in terms of quantity of
traffic and circulation patterns.

19.31.080 Secondary use limitations.

To ensure they are compatible with primary residential uses, secondary uses shall conform to this

section in addition to the standards in 19.31.070. Secondary uses are also subject to site plan

review procedures contained in Chapter 19.48 OHMC and shall be integrated in the PRD

application as it was recommended by the planning commission and approved by the city council

and are subject to the following additional standards:

¢y} The gross floor area of all proposed secondary uses shall not exceed ten percent (10%) of
the gross floor area of the development;

) All secondary uses shall be architecturally compatible with residential uses in the PRD in
terms of mass, scale, height, and exterior materials.

3) Secondary uses shall be located in a “town center” apart from the residential uses, but
easily accessible to the residential uses.
@) Building permits or occupancy permits for such uses shall not be issued until one-half

(1/2) of the total project is completed unless otherwise approved by the city council.

19.31.090 Density.

Density in a PRD is regulated by the density standards of the underlying zone. Density bonuses

may be permitted under the provisions laid out in this section:

0y Increases in density as defined for each of the following may be permitted, uptoa
maximum of thirty percent (30%) over that permitted in the underlying zone. Bonus
densities are intended to provide the incentive to encourage the development of
affordable housing, provide additional public amenities or preserve valuable natural or
cultural resources and features. The satisfaction of any of the bonus density criteria
specified is considered to be in the public interest and worthy of a bonus density:

() Additional open space — one percent (1%) increase in density for each one
percent (1%) increase in open space over the minimum required under 19.31.100
OHMC. Open space design must conform to the requirements of 19.31.110 and
19.31.120 OHMC.

(b) Provision of qualified affordable housing units as defined in 19.08.695, or lots
dedicated for use in affordable housing projects. For every two (2) units of
affordable housing, applicants are allowed one (1) additional unit of market-rate
housing. For purposes of density bonuses pursuant to this section, the total of
market-rate and affordable units may not exceed thirty percent (30%) of the
density otherwise allowed in the zone. The continued affordability of the units
must be secured through registration of restrictive covenants on title, or other
permanent measure.

(©) The following example is offered to show how the density bonus for affordable
housing is calculated.

6)) A project which is five (5) acres in size and is zoned R1 (maximum of
six (6) units per gross acre) is allowed a total of thirty (30) units under
the R1 zone;

(ii) This same project proposes that six (6) of the thirty (30) units are
affordable units with the remainder twenty-four (24) being market rate
units;

@iif)  Density bonus for affordable housing = number of affordable units
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divided by two (2) or, six (6) affordable units / (2) = three (3) additional
market-rate units.

@iv) Total units allowed with density bonus = Maximum density allowed by
zone (thirty (30) units) + density bonus (three (3) additional market-rate
units) = thirty-three (33) units.

() Preservation of a scenic vista corridor within and off the site — up to ten percent
(10%) increase;
) Public access to common open space, or natural waterbodies — up to twenty

percent (20%) increase;

(e Use of Low Impact Development techniques. The density bonus shall be
proportional to the ratio of total stormwater runoff from the site which is treated
by LID techniques, up to a maximum of twenty percent (20%).

@) Density increase may be granted if the applicant satisfactorily demonstrates the following
standards have been met:

(@) All applicable PRD and subdivision design standards have been met, exempting
those that have been modified through the PRD process;

®) Building design and site layout with the proposed density increase does not
significantly change the characteristics of the neighborhood streetscapes from
what would be the case if the bonus was not granted.

3 For any PRD located in more than one (1) zone, the residential density allowed shall be
determined by totaling the number of dwelling units allowed within each of the separate
zones according to the density regulations of that zone.

(a) The total residential density shall apply to the entire area of the proposal.

) For any PRD located in more than one (1) zone, the permitted percentage of
coverage by buildings and structures allowed shall be determined by calculating
the percentage of coverage allowed upon the area for each separate zone and
averaging it across the entire project.

19.31.100 Open space - General requirements.

Common open space shall be provided for use as recreational, park or environmental amenity for

the collective enjoyment by occupants of the PRD project, and designed as follows:

¢9) Common open space shall comprise at least ten percent (10%) of the gross area of the
PRD;

3] Common open space shall not include public or private streets, driveways, buffers,
screens, perimeter landscaping, parking areas or the required or provided yards for
buildings or structures. .

3 Common open space shall meet the requirements of sections 19.31.110 and 19.31.120
OHMC.

19.31.110 Open space — Active areas.

The following standards apply to the provision and design of active open spaces in PRDs:

3] A minimum of fifty percent (50%) of all required open space in a PRD shall be “active”
open space. Active open space provides opportunities for physical activity to residents of
the PRD. Active open space must meet the following requirements:

(a) Be a minimum of five thousand (5,000) square feet in size to be counted toward
the minimum ten percent (10%) common open space requirement;
() The space must also have a minimum width of fifty feet (50°) and depth
of ninety feet (90°).
(i1) Have a minimum of forty feet (40°) of frontage on a public street.
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3)
Q)
&)
Q)
(7

Shall contain such accessory or complementary structures and improvements as are
necessary and appropriate for the benefit and enjoyment of residents of the project and
shall include at a minimum:

(a) Pedestrian-oriented lighting;

(b) Seating;
() Signage indicating what the operational hours and rules for the use of the open
space;

(d) Trash can(s); and

(e) An activity center such as children’s play structure, tennis court(s), basketball
court(s), walking / bicycling path(s) or a trail-head kiosk at the entrance of a trail
system. There are other types of activity centers other than those listed here
which can be proposed by applicants. All proposed activity centers shall provide
exercise opportunities for residents of the PRD. Unimproved, grass fields do not
count as activity centers.

Active open spaces must be visible and accessible to users and not hidden behind

residential lots.

Active open spaces must have pedestrian connections to both sides of a residential block

on which they are located.

All active open spaces shall be privately-owned and maintained by the homeowners

association in accordance with the requirements of 19.31.130 OHMC.

Trails can count as active open space provided they meet minimum desi gn requirements

specified in the Parks, Recreation and Open Space Plan.

Fifty percent (50%) of stormwater ponds may count as open space within the PRD.,

However, no more than twenty-five percent (25%) of the required ten percent (10%)

common open space in a PRD may be stormwater pond. Ponds which are counted toward

open space requirements must meet a high level of design and be an amenity to residents

and must have all of the following characteristics:

(a) Be a “wet-pond” not a “dry-pond.”

®) Be surrounded by a trail or be located adjacent to another active open space.

©) Children’s play structures may not be located closer than one hundred fifty (150)
feet to a stormwater pond.

(d) The pond must be curvilinear in shape not rectangular.

(e) Only thirty percent (30%) of the circumference of the pond may contain berming.

® The inside slope of the pond shall be three to one (3:1) or flatter.

(® Gravel and asphalt shall not be used for pond access.

(h) No fencing shall be provided around the pond.

() The applicant shall place appropriate signage near the pond which says that “This
pond is for stormwater detention and/or treatment purposes. Swimming or fishing
or other recreational activities are prohibited.”

19.31.120 Open space — Passive areas.
Passive open space is “non-active” open space which preserves natural areas and provides scenic
amenities to a PRD. Passive open space shall meet the following minimum requirements:

0y
@
©))

Passive open space may be no more than fifty percent (50%) of the total required open
space in PRDs.

Preserved natural areas, such as wetlands, streams, and woodlands may count as passive
open space.

Passive open space may include open fields and landscaped areas which are held in
common by the homeowner’s association, but which do not contain any other
improvements.
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@) Passive open spaces shall be maintained in conformance with section 19.31.130.

19.31.130 Dedication and maintenance of common facilities.

Whenever private open space, including private parks or playgrounds are to be provided, the city
council shall require that an association of owners or tenants of the PRD be organized under the
laws of the state of Washington, which shall adopt such articles of incorporation and bylaws and
adopt, impose and record such declaration of covenants and restrictions on such open space
and/or common areas that are acceptable to the City.

Said association shall be formed and continued for the purpose of maintaining such open space.
Such an association, if required, may undertake other functions. It shall be created in such a
manner that owners of property shall automatically be members and shall be subject to
assessments levied to adequately maintain said open space for the purposes intended. The period
of existence of such association shall be not less than twenty (20) years and it shall continue
thereafter and until the members terminate it. Provisions shall be made by the association for the
maintenance or disposition of such open space upon any termination of the arrangement
hereinabove provided for. If the association of homeowners subsequently disbands, the property
owners within the boundaries of the originally approved PRD are responsible for maintenance of
all common facilities.

19.31.140 PRD Perimeter.

The perimeter of the PRD shall be designed so as to minimize architectural or land use
incompatibility of the PRD on adjacent properties and, conversely, to minimize undesirable
impact of adjacent land use and development characteristics on the PRD. A building setback of
twenty (20) feet shall apply to all exterior boundary lines of the project.

19.31.150 Application required.

An application for approval of a proposed PRD shall be made to the Director upon forms
furnished by the city. Application shall be made by the owner or owners of the parcel or parcels
intended to be developed as a unit or their duly authorized agent or agents. Authorization from all
owners within the PRD project boundaries is required.

19.31.160 Combined applications.

The approval of a subdivision shall be required of all projects which involve or contemplate the
subdivision of land in a PRD and the procedures set forth in OHMC Title 21 shall be followed
concurrently.

19.31.170 PRD review criteria.

The city (staff, planning commission and city council) shall base its review of the proposed PRD

upon the following criteria:

m Aside from the specific regulations, requirements or standards proposed to be varied, the
project otherwise meets the requirements of the Oak Harbor Municipal Code;

2 Critical areas should be preserved and incorporated into the open space of the PRD.
Buffer averaging and buffer enhancements shall qualify as preservation if such is
recommended in an approved critical areas report; ‘

3) If smaller lot sizes and dimensions or decreased setbacks are proposed from what is
required by the underlying zoning, buildings on these lots must meet requirements (a) to
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(c) below or requirement (d), or requirement (€):

(a) Garage walls facing the street must be no closer than the wall containing the
main entrance, or to the edge of a covered porch or deck if provided.

(3)] A garage door wall which faces the street must not be more than one-half (1/2) of
the fagade width.

©) The main entrance must be prominent, easily visible and directly accessible from
the street frontage.

@ No two (2) adjacent buildings on the same side of the street may have the same
front setback. Setbacks must alternate from building to building. Minimum front
setback variation must be two feet (2°) or greater.

(e) Residential buildings are accessed from an alley at the rear of the lots.

CY) If non-residential uses are included in the PRD, such uses shall be easily accessible to

pedestrians meaning that primary building entrances are oriented to the street and setback
no more than ten feet (10°) from the property line or a six-foot (6’) wide pedestrian path
1s included connecting the nearest public sidewalk to the primary entrance of the
secondary use,

(5) Ten percent (10%) common open space is provided which complies with sections
19.31.110 through 19.31.130 OHMC.

(6) The PRD shall comply with all of the following adopted standards:

(2)

(b)

©
(d)
(¢)

The requirements of Title 21 Subdivisions. Variations from the requirements in
Title 21 may be requested and reviewed as part of the PRD application. Other
than the specific standards being varied from PRDs must meet all applicable
standards of Title 21, including the general design standards (Chapter 21.50) and
the residential design standards (Chapter 21.60).

The standards and requirements of Chapter 19.31 Planned Residential
Developments. If there is a conflict between the standards of this chapter and the
standards in Title 21, the standards in this chapter shall take precedence.

The Oak Harbor Comprehensive Plan policies.

The Design Guidelines and Regulations, if applicable.

All other standards adopted by the City of Oak Harbor, including engineering
details and drawings.

) Applicants must meet either subsection (a) or (b) below:

(a)

(b)

Enhanced design which includes one (1) or more of the following on each
building within the development:

@) A variety of exterior building materials such as brick, stucco, stone, and
wood used as primary siding or as accent materials on front facades or,
(i1) Building articulation (offsetting walls, inclusion of windows, changes in

material types) on side and rear walls of buildings or,
(ii))  Side or rear loaded garages or,
@iv) Other applicant proposed building design enhancements.
Optional site design elements which includes one (1) or more of the following:

) Low impact development stormwater techniques are employed on the
site.
(i) Ten percent (10%) or more of units within the development are

“qualified affordable housing” as defined by 19.08.695.

(i)  Inclusion of a mix of residential and non-residential uses within the
development.

@Gv) Fifteen percent (15%) or more of the gross area is open space.

™ The project will not only preserve, but enhance or rehabilitate the
functions and values of a critical area of the site, such as significant
woodlands, wildlife habitats, streams or wetlands, subject to the
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19.31.180

recommendations in an approved critical areas report.

PRD development plan — Filing requirements.

The applicant shall file with the director a PRD Development Plan. If an application for
subdivision is submitted concurrently, the plat document required as part of subdivision shall be a
separate plan sheet from the PRD Development Plan and shall include the requirements in Title
21. The PRD Development Plan shall including the following:

8 A legal description of the site and plot plan indicating location of all existing and
proposed adjacent streets, private rights-of-way and easements;

@) Ten (10) copies of the proposed site plan and/or drawings. Additional copies of the
application may be required at the time the PRD Development Plan is routed to planning
commission or city council for review. The PRD Development Plan shall include the
following information:

(2) Individual trees over twelve inches (12”) in trunk diameter measured four feet
(4’) above the base of the trunk in areas to be developed or otherwise disturbed;

(b) Proposed finished grades of the property with all drainage features;

(©) Location of all proposed structures together with the usage to be contained
therein and approximate location of all entrances thereto and heights, and gross
floor area thereof;

d Code required side, rear and front building setbacks;

(e) The building envelope for each lot, which is the portion of the lot excluding the
building setbacks.

® Location and nature of vehicular, pedestrian and bicycle circulation features
within the site and adjacent streets and alleys;

(2) The extent, location, arrangement, and proposed improvements of all off-street
parking and loading facilities;

) The extent, location, arrangement and proposed improvements of all open space,
landscaping, fences and walls;

)] Architectural elevation drawings of all building types (single-family,
multifamily, rowhouses, etc.) and all subtypes (single-family — model 1, single-
family model 2, etc.) and sketches demonstrating the planning and character of
the proposed development;

() Number of units proposed by type;

&) Proposed lot, tract and easement boundaries;

t)) Open space calculations for all areas which are proposed to meet the ten percent
common (10%) open space requirement. Calculations shall be divided between
active and passive open space. Open spaces which are proposed to be included in
the open space calculations must be denoted on the plan;

(m) Density calculations for the property including any bonuses requested by the
applicant; and

(n) All other calculations or information as applicable based on the PRD review
criteria.

3) Proposed conditions, covenants and restrictions including continuous maintenance
provisions for the project; and

4 A text describing conditions or features which cannot be adequately displayed on maps or
drawings.

19.31.190 PRD development plan — Phased developments.

Development of the project may be phased, in which case each complete phase may be processed
separately. A map showing all property owned or controlled by the proponent which is
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contiguous to the development site or which is within the area determined by the director to be
relevant for comprehensive planning and environmental assessment purposes, together with a
conceptual plan of said properties, shall be submitted with the application for the first phase. The
conceptual plan shall conform to the purposes of this title and shall be used by the city to review
all phases of the development.

19.31.200 PRD development plan — Staff recommendation.

After receiving the PRD Development Plan, the director shall route the same to all appropriate
city departments, and each department shall submit comments and recommendations to the
director. After receiving such information from the city departments, the director shall present
recommendations and conclusions before the planning commission at the public hearing for the
PRD Development Plan.

19.31.210 PRD development plan — Planning commission review.

8 The PRD Development Plan shall be considered at a public hearing before the planning
commission.

2) Upon receipt of the PRD Development Plan, the planning commission shall examine
such plan and determine whether it conforms to all applicable criteria and standards.

3) In the event the planning commission determines that the development plan does not

conform to these criteria and standards, they may require such changes in the proposed
project or impose such conditions of approval as are, in its judgment, necessary to ensure
conformity.

@) The planning commission shall review the project to determine if it is consistent with the
criteria in section 19.31.170 OHMC.

19.31.220 PRD development plan — Planning commission recommendation.

Planning commission shall recommend approval as submitted, approval with conditions or denial.
The recommendation of the planning commission shall be forwarded to the city council for
consideration at the earliest possible date at a regularly scheduled meeting of the council.

19.31.230 PRD development plan — Council decision.

The council shall hold a closed-record meeting to consider the application. Council shall make
one (1) of the following decisions: approval as submitted, approval with conditions or denial.
Council decisions on PRD permits shall be final unless appealed to the Island County Superior
Court in accordance with RCW 36.70C.

19.31.240 Mitigation agreement.

The applicant shall provide for methods to mitigate development impacts as set forth in Title 20
OHMC. Any fees voluntarily proposed or required as mitigation to such development impacts
shall be made prior to the issuance of any development permits.

19.31.250 Compliance with approved PRD development plan.

1) All lots or other divisions of a subdivided PRD shall remain subject to compliance with
the PRD Development Plan regardless of the fact of subdivision under Title 21 OHMC or
subsequent conveyance of such individual lots or divisions, unless a minor or major
modification has been approved.

2 The building official shall only issue building permits and certificates of occupancy for
buildings and structures which conform with the approved PRD Development Plan for
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the PRD and with all other applicable city ordinances, regulations, rezone, annexation
and development agreements.

3) The construction and development of all the open spaces and recreation facilities of each
project phase must be completed or bonded before any certificate of occupancy will be
issued for a unit or building within that phase.

19.31.260 Mapping.
Whenever a PRD permit has been granted, the boundary of the PRD shall be indicated on the
zoning map of the city of Oak Harbor as “subdistrict PRD.”

19.31.270 Revocation.

In the event of a failure to comply with the approved plan or any prescribed condition of
approval, including failure to comply with the phased development schedule, city council may,
after notice and hearing, revoke the PRD permit.

19.31.280 Modifications.

Requests for modifications of a previously approved PRD Development Plans shall be made in
writing and shall be submitted to the development services department in the manner and form
prescribed by the director. Minor modifications may be approved by the director.

¢y Modifications shall be deemed minor if the proposal does not change any of the

following:

(a) Land use;

®) Density, number of dwelling units or lots;

() General location or number of access points;

()] The general design characteristics (location, size, elements contained within) of

open space areas. In no case shall the amount of open space be less than ten
percent (10%) of the gross site area. However, the director shall not approve less
open space under a minor modification if such open space has been provided for
density bonuses in accordance with 19.31.090 OHMC.

(e) The amount of required or conditionally approved parking;

® The general height of structures. However height of one (1) structure may be
modified through a minor modification, provided the height does not exceed 35
feet.

(2) The total lineal feet and dimensions of pedestrian/bicycle facilities by more than
ten percent (10%). Locations of pedestrian/bicycle facilities may be considered a
minor modification.

2) Major modifications are any changes to the approved PRD Development Plan which do
not qualify as minor changes as defined in this section. Major modifications to the PRD
Development Plan shall be reviewed by the planning commission under the same process
as outlined under OHMC 19.31.200 through 19.31.230.

19.31.290 Termination of a PRD.

¢y Construction shall be started within five (5) years following city council approval of the
PRD Development Plan. If a preliminary plat has been reviewed and approved
concurrently with the PRD Development Plan, then the two (2) documents shall
terminate at the same time and all permits and approvals issued pursuant to such
authorization shall expire and be null and void; termination for a concurrently approved
PRD Development Plan and associated preliminary plat shall be five (5) years from the

Chapter 19.31, Planned Residential Developments
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date of city council approval. If construction has been commenced but the work has been
abandoned for a period of one (1) year or more, and if no extension of time has been
granted as provided in 19.31.300 OHMC, the authorization granted for the PRD project
shall terminate and all permits and approvals issued pursuant to such authorization shall
expire and be null and void.

19.31.300 Extension of time for construction.

€)) For good cause shown, the city council, in its discretion, may grant an extension of time
for a maximum of one (1) year for commencement or continuation of construction
subsequent to approval of the preliminary plat which accompanies the PRD Development
Plan.

) Application for extension must be made in writing to the City at least sixty (60) days
prior to the termination of the approved PRD plan.

19.31.310 Limitation on resubmission.

Whenever an application for a PRD permit has been denied, no application using the same area or
any portion thereof shall be filed by the same applicant within one (1) year after the date of denial
unless there is a change to the PRD Development Plan which more closely meets the provisions
of the Oak Harbor Municipal Code.

19.31.320 Judicial review.

Any legal action to review a decision of the city council or planning commission under this title
shall be filed in Island County superior court within twenty-one (21) days of the decision,
notwithstanding the effective date of any ordinance passed or proposed to effectuate said
decision.

Chapter 19.31, Planned Residential Developments
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ORDINANCE NO.

AN ORDINANCE REPEALING TITLE 21 OF THE OAK HARBOR MUNICIPAL CODE
AND ADOPTING A NEW TITLE 21 ENTITLED “SUBDIVISIONS” REGULATING THE
DEVELOPMENT OF SUBDIVISIONS TO CREATE MORE PEDESTRIAN-FRIENDLY
NEIGHBORHOODS, PERMIT NARRROW STREET SECTIONS, REQUIRE STREET TREES
AND REQUIRE LANDSCAPING AROUND STORMWATER PONDS WITHIN NEW
RESIDENTIAL SUBDIVISIONS FOR THE PURPOSES OF ADDRESSING THE
ECOLOGICAL AND AESTHETIC IMPACTS OF THESE DEVELOPMENTS.

WHEREAS, the City of Oak Harbor acknowledges that its Comprehensive Plan in land use goals
3, and 4; land use policies 1(a), 3(b), 11(a), and 16(e;) urban design policies 1(e) and 2(c);
transportation goals 3, 4 and 5; transportation policies 1(i), 5(a), 5(b), 5(c), and 5(e); and
environmental policy 5(d) direct the city to create a pedestrian-friendly atmosphere, protect and
manage the urban forest, preserve community character through high quality design, create a mix
of housing types within the price range of young families and seniors, provide safe and
convenient trails for walking and bicycling, give priority to tree planting and retention for buffers
along arterial streets, encourage greater bicycle use, require retention and planting of trees with
new development and substantial redevelopment projects and,

WHEREAS, the City recognizes that there is a high probability of negative effects to human
health over long periods of time resulting from inadequate pedestrian and bicycle infrastructure
and that provision of a higher-level of pedestrian and bike facilities will promote better physical
health for the citizens of Oak Harbor and;

WHEREAS, City of Oak Harbor staff conducted public involvement efforts to relay information
and receive input on the proposed code updates including eleven (11) publicly-noticed planning
commission Meetings from April 22, 2008 to August 25, 2009 and;

WHEREAS, City of Oak Harbor staff conducted a series of “Roundtable Meetings” with local
stakeholders including real estate industry representatives and the Oak Harbor Rotary Club on
April 9, 2008, May 7, 2008, and May 14, 2008 and;

WHEREAS City of Oak Harbor staff briefed the Oak Harbor Parks Board at a publicly-noticed
meeting on March 10, 2008 and;

WHEREAS City of Oak Harbor staff established an internet blog site which provided on-going
information about the code updates and invited public input, including an online survey
questionnaire throughout the code update project and;

WHEREAS City of Oak Harbor staff briefed the Oak Harbor Public Works Standing Committee
on the project at publicly-noticed meetings on September 3, 2009 and October 1, 2009 and;

WHEREAS City of Oak Harbor staff briefed the Oak Harbor Governmental Services Standing
Committee on the project at publicly-noticed meetings on July 14, 2008, September 14, 2009, and
October 12, 2009 and;

WHEREAS City of Oak Harbor staff invited the public to twenty-four (24) separate “Coffee
House Discussions™ at a local coffee shop from July 14, 2008 to September 18, 2008 to discuss
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the subdivision code update project and;

WHEREAS City of Oak Harbor staff sent a letter to a list of two hundred fifty (250) stakeholders
on March 12, 2008 inviting them to participate in the code update process and;

WHEREAS City of Oak Harbor staff sent a letter to a list of fifty (50) interested stakeholders on
May 8, 2009 inviting them to participate in the code update process.

NOW, THEREFORE

THE CITY COUNCIL OF THE CITY OF OAK HARBOR does ordain as follows:

Section One. Oak Harbor Municipal Code Title 21 entitled “Subdivisions” last amended by
Ordinances 1317 in 2002 and by 1284 in 2001 is hereby repealed in its entirety.

Section Two. A new Title 21 of the Oak Harbor Municipal Code is hereby adopted to contain the
following chapters:

Title 21
SUBDIVISIONS
Chapters:
21.10 General Provisions
21.20 Preliminary Plats
21.30 Construction Plans
21.40 Final Plats
21.50 General Design Standards
21.60 Residential Design Standards
21.70 Short Subdivisions
21.80 Binding Site Plans
21.90 Penalty

Title 21 Amendments
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Section Three. A new Chapter 21.10 of the Oak Harbor Municipal Code entitled “General
Provisions™ is hereby adopted to read as follows:

Chapter 21.10
GENERAL PROVISIONS

Sections:

21.10.010 Purpose.
21.10.020 Applicability.
21.10.030 Administration.
21.10.040 City standards.
21.10.050 Consent to access.
21.10.060 Monuments.
21.10.070 Definitions.

21.10.010 Purpose.

This title shall be known as the “Subdivision Ordinance of the City of Oak Harbor, Washington.”
The purpose of this title is to regulate the subdivision of land and to promote the public health,
safety and general welfare in accordance with the standards established by the state in Chapter
58.17 RCW as now or hererafter amended and the city and to:

(D
)
©))

4
)

(6)

(7)
®

®
(10)
(11)

Provide for the expeditious review and approval of proposed land divisions which
comply with this title, the Oak Harbor zoning ordinance, other city plans, policies and
land use controls, and Chapter 58.17 RCW:

Promote safe and convenient traffic circulation;

Facilitate adequate provision for water, sewerage, drainage, parks and recreational areas,
sites for schools and school grounds, and other public requirements;

Provide for proper ingress and egress;

Adequately provide for the housing and commercial needs of the citizens of the state and
city;

Require uniform monumenting of land divisions and conveyance by accurate legal
description;

Provide for convenient and safe pedestrian and bicycle movement;

Promote the integration of new residential neighborhoods -with developed areas of the
community;

Encourage environmentally sound Low Impact Development techniques to manage
stormwater;

Facilitate development that is aesthetically appealing and appropriate for the community;
and

Implement the goals, objectives and policies of the Oak Harbor Comprehensive Plan.

21.10.020 Applicability.

(1)
@

(€)

The provisions of this title shall apply to all division of land within the corporate limits of
the City of Oak Harbor except as expressly stated in this title.

Division of land into nine (9) or less lots shall be in compliance with the regulations and
standards governing “short subdivision” set out in Chapter 21.70 of this title unless the
binding site plan procedures of Chapter 21.80 are being followed. Division of land into
ten (10) or more lots shall comply with regulations and standards pertaining to
“Subdivisions” contained herein and must follow the preliminary and final procedures
hereafter set forth or, if applicable, binding site plan processes.

Sale of land is prohibited unless it is a duly platted parcel of land or lot or is a tract of
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record prior to September 16, 1980, or is a parcel of land approved under the short
subdivision provisions.
@) The provisions of the subdivision ordinance shall not apply to:

(2)
(b)

(c)
(d

(e)

®

®

()

Cemeteries and other burial plats while used for that purpose;

Divisions of land into lots or tracts each of which is one hundred twenty-eighth

(1/128™) of a section of land or larger, or five (5) acres or larger if the land is not

capable of description as a fraction of a section of land;

Divisions made by testamentary provisions, or the laws of descent;

Divisions of land into lots or tracts classified for industrial or commercial use

when the city council has approved a binding site plan for the use of the land in

accordance with Chapter 21.80 of this title;

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 council has approved a binding site plan for the use of the land in accordance
with Chapter 21.80 of this title;

A division made for the purpose of alteration by adjusting boundary lines

between platted or unplatted lots or both, which does not create any additional

lot, tract, parcel, site, or division nor create any lot, tract, parcel, site, or division
which contains insufficient area and dimension to meet minimum lot size
requirements for width and area as specified in the underlying zoning;

Divisions of land into lots or tracts if:

@) Such division is the result of subjecting a portion of a parcel or tract of
land to either Chapters 64.32 or 64.34 RCW subsequent to the recording
of a binding site plan for all such land;

(i) The improvements constructed or to be constructed thereon are required
by the provisions of the binding site plan to be included in one (1) or
more condominiums or owned by an association or other legal entity in
which the owners of units therein or their owners' associations have a
membership or other legal or beneficial interest;

(i)  The city council has approved the binding site plan for all such land;

@iv) Such approved binding site plan is recorded in Island County;

A division for the purpose of leasing land for facilities providing personal

wireless services, as defined in Chapter 58.17.040 RCW, while used for that

purpose.

A division of land into lots or tracts of less than three (3) acres that is recorded in

accordance with Chapter 58.09 RCW and is used or to be used for the purpose of

establishing a site for construction and operation of consumer-owned or investor-
owned electric utility facilities as defined in Chapter 58.17 RCW. This
subsection does not exempt a division of land from the zoning and permitting
laws and regulations of the Oak Harbor Municipal Code. Furthermore, this
subsection only applies to electric utility facilities that will be placed into service
to meet the electrical needs of a utility's existing and new customers.

3 Land which the city council may find to be unsuitable or inappropriate for subdivision
due to flooding, inadequate drainage, excessive slope, rock formations, high ground
water, or other features likely to be harmful to the safety and general health and welfare
of the future residents shall not be subdivided unless adequate corrective methods are
provided and approved by city council.

21.10.030

Administration.

The director of development services, referred to in this title as “director” is delegated and
assigned the administrative and coordinating responsibilities contained in this title pursuant to
Title 21 Amendments
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Chapter 58.17 RCW. All applications for land division approval under this title shall be submitted
to the development services department. In cases where an environmental impact statement is
required under the provisions of the State Environmental Policy Act (SEPA — Chapter 43.21C
RCW), the department shall not be considered to be in receipt of an application, for the purpose
of complying with time limitations established by this title, until the date of issuance of a final
environmental impact statement.

21.10.040 City standards.

In addition to compliance with this title, all subdivisions shall adhere to all applicable adopted
City standards and regulations including, but not limited to, the Comprehensive Plan, the Sewer
Comprehensive Plan, the Water System Plan, and the Comprehensive Stormwater Drainage Plan,
and the street and utility standards of the city which are on file with the city clerk.

21.10.050 Consent to access.

Persons applying for land division or lot line adjustment approval under this title shall permit free
access to the land subject to the application to all agencies considering the proposal for the period
of time extending from the time of application to the time of final action.

21.10.060 Monuments.

Concrete monuments shall be set at controlling corners of the subdivision, at all points where the
street lines intersect the exterior boundaries of the subdivision, at controlling corners and points
of curvature in each street, and at all street intersections. All surveys shall be of third order
accuracy. The use of state plane coordinates is required.

All other lot corners shall be marked with a permanent suitable metal marker not less than three-
eighths inch (3/8") in diameter and eighteen inches (18”) long and driven flush with the finished
grade.

21.10.070 Definitions.

Words used in the present tense shall include the future tense; the future tense shall include the
present tense. The singular shall include the plural; the plural shall include the singular. The
words “may” and “should” are permissive; “shall” is mandatory.

0 “Alley” means a public or private right-of-way, a minimum of twenty (20) feet in width,
which affords a secondary access to abutting property.
) “Block” means a group of lots, tracts, or parcels surrounded by public rights-of-way or

easements for pedestrian/bike travel.
3) “Block length” means the perimeter distance around a block, divided by two (2).
@) “Binding site plan” means a drawing to a scale specified by Chapter 21.80 OHMC which:
(a) Identifies and shows the areas and locations of all streets, roads, improvements,
utilities, open spaces, and any other matters specified by local regulations;
) Contains inscriptions or attachments setting forth such appropriate limitations
and conditions for the use of the land as are established by the city; and

(©) Contains provisions requiring development to be in conformity with the site plan.
%) “Building” means any structure used or intended for supporting or sheltering a
continuous use.
6) “Building setback line” means a line parallel to the front property line in front of which

no structure shall be erected. The location of such line shall be determined from the
regulations of the zoning ordinance of the city.

) “City” means the city of Oak Harbor.

8 “City engineer” means the duly appointed engineer for the city.
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®

(10)
(11
(12)
(13)
(14)
(15)

(16)
an

(18)
(19)
(20)

21

(22)
(23)

(24)

(25)

(26)

27)

(28)

(29)

“City finance director” means the duly appointed treasurer and finance director for the
city.

“Comprehensive plan” means the coordinated land use policy statement of the City
adopted pursuant to 36.70A.030(4) RCW.

“Controlling corner” means all angle points of the perimeter of a subdivision or separate
divisions of a subdivision.

“Council” means the city council of the city.

“County assessor” means the duly elected county assessor for the county.

“County auditor” means the duly elected county auditor for the county.

“County engineer” means the duly appointed county engineer for the county.

“County treasurer” means the duly elected county treasurer for the county.
“Dedication” means the deliberate appropriation of land by an owner for any general and
public use, reserving to him/her no other rights than such as are compatible with the full
exercise and enjoyment of the public uses to which the property has been devoted. The
intention to dedicate shall be evidenced by the owner by the presentment for filing of a
final or short plat showing the dedication thereon and the acceptance by the public shall
be evidenced by the approval of such plat for filing by the City.

“Director” means the duly appointed director of development services for the city.
“Engineer” means a registered professional engineer licensed to practice engineering in
the State of Washington.

“Grid street pattern” means a street layout characterized by rectangular blocks and four-
way intersections with streets meeting at right angles. This street pattern is also
characterized by no or very few dead-ends.

“Modified grid street pattern” means a street layout characterized by rectangular blocks.
This street pattern is distinguished from a grid street pattern by a mix of three-way and
four-way intersections with streets meeting at right angles.

“Health department” means the county department of health.

“Low impact development” or “LID” means a stormwater management strategy that
emphasizes conservation and use of existing natural site features integrated with
distributed, small-scale stormwater controls to more closely mimic natural hydrologic
patterns in residential, commercial, and industrial settings.

“Lot” means a fractional part of subdivided land having fixed boundaries being of
sufficient area and dimension to meet minimum zoning requirements for width and area.
The term shall include “plots” and “parcels.”

(a) “Corner lot” means a lot which abuts on two (2) or more intersecting streets;

(b) “Interior lot” means a lot which has frontage on one (1) street only;

(©) “Through lot” means a lot other than a corner lot abutting more than one 0))
street.

“Metes and bounds” means a description of real property which starts at a known point of
beginning and describes the bearings and distances of the lines forming the boundaries of
the property, and is completed when the description returns to the point of beginning.
“Mid-block connection” is a thoroughfare connecting two (2) sides of a residential block,
usually located near the middle of said block and intended for pedestrian and bicycle use.
“Monument” means an object used to permanently mark a surveyed location. The size,
shape and design of the monument is to be in accordance with standards specified by the
city engineer.

“Open space” means a portion of land excluding building sites and parking areas which
is designated and maintained as an area for leisure, recreation and other activities
normally carried on outdoors. Open space may include greenbelt and recreational areas.
“Pavement width” means the actual paved surface measured from edge to edge of streets
or alley road surface.
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(30)  “Pipe stem lots,” also called a “panhandle” lot, is defined as a parcel of land which
resembles a rectangle with a lot taken out of a corner or comers leaving the remainder
with considerably less width on the front lot line than the width at the rear of the parcel.

(31)  “Planning commission,” also referred to as “the commission,” means the appointed
planning commission of the city.

(32)  “Plat” means a map or representation of a subdivision, showing thereon the division of a
tract or parcel of land into lots, blocks, streets and alleys or other divisions and
dedications.

(a) “Preliminary plat” means a neat and accurately scaled drawing of a proposed
subdivision showing the general layout of streets and alleys, lots, blocks, and
other elements , which shall furnish a basis for the approval or disapproval of the
subdivision. (b) “Final plat” means the final drawing of the subdivision and
dedication prepared for recording with the county auditor and containing all
elements and requirements in Chapter 58.17 RCW and the Oak Harbor Municipal
Code.

(©) “Redivision” means a map or representation of a subdivision showing thereon the
division of a tract or parcel of platted land into two (2) or more lots, blocks,
streets, and alleys or other divisions and dedications.

(d) “Short plat” means the map or representation of a short subdivision.

(33)  “Plat certificate” means a title report by a title insurance company certifying the
ownership, deed restrictions, covenants, etc., of the land being subdivided.

(34)  “Right-of-way” or “R/W” means a strip of land deeded or dedicated to the city for street,
utility and/or drainage purposes.

(35)  “Short Subdivision” means the division or redivision of land into nine (9) or less lots,
tracts, parcels, or divisions for the purpose of sale or lease.

(36)  “Street” means a dedicated and accepted public right-of-way for vehicular traffic. The
word “street” includes the words “road, drive, boulevard or way.”

(a) “Arterial street” means an existing or proposed roadway designated as a
“Principal” or “Minor” arterial within the Transportation Element of the
Comprehensive Plan.

(b) “Collector street” means an existing or proposed roadway designated as a
“Collector” or “Collector, Industrial” in the Transportation Element of the
Comprehensive Plan.

(©) “Cul-de-sac” means a turnaround at the termination of a dead-end street designed
in such a manner as to provide for the safe and convenient reversal of traffic
movement.

@ “Dead-end street” means a local street whose continuation is not required by the
city for access to adjoining properties. For the purposes of this title, “eyebrow” or
“crescent” turn-arounds are not considered to be dead-ends.

(e) “Local or minor access street” means a street providing vehicular access to
abutting properties.

€3] “Private street” means a privately owned right-of-way which provides access for
up to nine (9) residential units and meets the requirements of this title.

(2 “Shared drive” means a privately owned right-of-way for vehicular access for a
maximum of four (4) residential units and meets the requirements of this title.

(37)  “Street and utility standards of the city” shall consist of the requirements contained in the
standard drawings and documents as specified by the city engineer which are on file with
the city clerk.

(38)  “Subdivider” means any person, firm or corporation who subdivides or develops any land
deemed to be a subdivision.

(39)  “Subdivision” means the division or redivision of land into ten (10) or more lots, tracts,
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parcels, sites or divisions for the purpose of sale or lease and includes all resubdivision of
land.

(40)  “Surveyor” means a registered professional land surveyor licensed to practice surveying
in the State of Washington.

(41)  “Tract” is a non-buildable unit of land created by a subdivision, short subdivision, deed,
or other instrument recorded with the appropriate county recorder. Tracts are usually held
in common by the owners of an organization, such as a home owner’s association, for
common benefit and are not required to meet minimum lot size and dimensional
requirements of the applicable zone.
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Section Four. A new Chapter 21.20 of the Oak Harbor Municipal Code entitled “Preliminary
Plats” is hereby adopted to read as follows:

Chapter 21.20
PRELIMINARY PLATS

Sections:

21.20.010 Purpose and Applicability.

21.20.020 Process for preliminary plat.

21.20.030 Application and submission requirements.
21.20.040 Prints, application and fee submittal.
21.20.050 Review procedures.

21.20.060 Dedications.

21.20.070 Planning commission public hearing.
21.20.080 City council decision.

21.20.090 Effect of approval.

21.20.010 Purpose and Applicability.
The purposes of a preliminary plat (preliminary subdivision) application is to:

) Accept public comment on the proposed plat application in accordance with the public
participation goals and policies of the comprehensive plan and;
2) Review the proposed division of land for conformance with the comprehensive plan,

zoning standards contained in Title 19 OHMC and design standards of this title including,
but not limited to, lot size, setbacks and density prior to submittal of detailed construction
plans and drawings under the provisions of Chapter 21.30 OHMC.

A preliminary plat shall be required when division of land into ten (10) or more lots, tracts, or
parcels is proposed for which a binding site plan process is not being followed.

21.20.020 Application and submission requirements.

D The preliminary plat shall be prepared, stamped and signed by a licensed land surveyor.

2) The preparer shall, by placing his or her signature and seal upon the face of the plat,
certify that all information is portrayed accurately and that the proposed subdivision
complies with the standards and requirements of this title, the Oak Harbor zoning
ordinance, and any other applicable land use and development controls.

3) The preliminary plat must be prepared in accordance with the following minimum
requirements:

(@) The preliminary plat shall be reproducible;

) All geographic information portrayed by the preliminary plat shall be accurate,
legible, and drawn to an engineering (decimal) scale;

(c) The horizontal scale of a preliminary plat shall be one hundred (100) feet or
fewer to the inch, except that the vicinity sketch and typical street cross sections
may be drawn to any other appropriate scale; and

(d) A preliminary plat shall be twenty-four (24) inches by thirty-six (36) inches in
size, and if more than one (1) sheet is needed, each sheet shall be numbered
consecutively and an index sheet showing the entire property and orienting the
other sheets, at any appropriate scale, shall be provided.

@) The preliminary plat must include the following information:

(a) Name of proposed plat;

(b) Name, address and phone number of the subdivider (owner) and the name,
address and phone number and seal of the surveyor preparing the plat;
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(9] An accurate and complete legal description of the area being platted;

(d All parcels of land intended to be dedicated or temporarily reserved for public
use and the conditions attached thereto shall be accurately indicated;

(e) The lines and names of all streets and other public ways, pedestrian/bike
connections, parks, playgrounds and easements intended to be dedicated for
public use and/or common areas granted for use of inhabitants of the subdivision;

® There shall be a vicinity sketch at a scale of not more than eight hundred (800)
feet to the inch showing the proposed plat in relation to surrounding land. All
platted or public rights-of-way for a distance of at least a quarter mile shall be
shown, and additional area shall be illustrated, if necessary, to show connecting
streets or arterials;

(® Monuments found and established during the preliminary survey;

(h) Names and addresses of all land owners contiguous to the proposed plat;
@) Present zoning classification on and adjacent to the proposed plat;

)] Date, scale, north arrow and lot lines; and

(9] All mapped information shall be prepared in a neat and legible manner.
%) On a separate sheet of paper from the preliminary plat map, a site plan showing the

following:

(a) Name of plat;

(b) Topography of the area with a maximum five-foot (5’)contour intervals;
(©) City datum shall be used;

(d Location of all utilities and sizing of existing and proposed public utilities,

including but not limited to fire hydrants, water, sewer, storm drains, electricity,
gas, telephone and cablevision lines, mail boxes; and
(e) Existing structures and natural features and all proposed and existing
improvements within and adjoining the proposed subdivision as required by the
design standards contained in Chapters 21.50 and 21.60 OHMC.
6) A landscape plan showing all of the following:

(a) All buffers, screening, tree retention areas, fences and hedges required by
Chapter 19.46 OHMC;
b) Landscaping around stormwater ponds as required by this title;

(c) Any landscaping required in the public right-of-way or pedestrian/bicycle
connections, including location, type and spacing of street trees; and
(d) Locations of light fixtures in pedestrian/bike connections and along all streets;

€)) An environmental checklist and review fee shall be required in accordance with city
ordinance upon the submittal of a preliminary plat;
®) A copy of any deed restrictions or protective covenants existing or proposed; and

)] Any additional materials, supporting documentation, and fees necessary to fulfill the
requirements of other applicable municipal standards defined in the Oak Harbor
Municipal Code.

21.20.030 Prints, application and fee submittal.

The preliminary plat application number of prints and applicable fees shall be as set forth on
forms provided by the development services department.

21.20.040 Review procedures.

€9 Preliminary subdivision approval shall be a Type IV review process as outlined in
OHMC Chapter 18.20.

2) Upon receipt of the proposed preliminary plat application and determination of “fully
completed” status, the director shall distribute it to each of the following for their review
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and comments as applicable:

(a) City administrator or such other person as designated by the mayor;

(b) City engineer;

© Fire chief;

(@ Police chief;

(e Public works superintendent;

® City park board;

(g) Island County planning department;

(h) Oak Harbor school district;

@) Post office; .

6) Public and private utilities (such as power and natural gas), telephone, cable TV,
telecommunications providers holding franchises in Oak Harbor; and

k) Other agencies designated by the mayor.

3) For purposes of this section, the term “fully completed,” as used in RCW 58.17.033, is

the same as Technically Complete” as defined and referenced in OHMC 18.20.350.

@ The director shall prepare and give notice of the time, location and purpose of the hearing
to the following agencies, if applicable:

(a) Department of Transportation if the preliminary plat is adjacent to the right-of-
way of a state highway or within two (2) miles of the boundary of a state or
municipal airport; and

®) The county if the preliminary plat abuts the city limits.

21.20.050 Dedications.

9 Dedication of land to any public body, provision of public improvements to serve the
subdivision, and/or impact fees imposed in conformity with RCW 82.02.050 through
82.02.090 may be required as a condition of subdivision approval. Dedications shall be
clearly shown on the final plat. No dedication, provision of public improvements, or
impact fees imposed under RCW 82.02.050 through 82.02.090 shall be allowed that
constitutes an unconstitutional taking of private property. The city shall not, as a
condition to the approval of any subdivision, require a release from damages to be
procured from other property owners.

3] If the preliminary plat includes a dedication of a public park with an area of less than two
(2) acres and the donor has designated that the park be named in honor of a deceased
individual of good character, the city shall adopt the designated name.

21.20.060 Planning commission public hearing.
€8 Notice shall be provided of a public hearing before the planning commission.
(a) The director shall set a public hearing before the planning commission on the

preliminary plat application.

®) The director shall publish notice of the hearing not less than fifteen (15) days
prior to the hearing date in a newspaper of general circulation in the area where
the real property which is proposed to be subdivided is located.

© The director shall also give special notice of the hearing to landowners of
adjacent real property located within three hundred (300) feet of any portion of
the boundary of the proposed subdivision. If the owner of the real property which
is proposed to be subdivided owns another parcel or parcels of real property
which lie adjacent to the real property proposed to be subdivided, special notice
shall also be given to landowners of real property any portion of the boundaries
of which are adjacent to real property owned by the owner of the real property
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proposed to be subdivided.

(d All hearing notices shall include a description of the location of the proposed
subdivision. The description may be in the form of either a vicinity location
sketch or a written description other than a legal description.

) The planning commission shall consider the preliminary plat application and make a
recommendation to the city council whether to approve or disapprove the proposed
subdivision.

(a) The public hearing shall be an open record hearing where testimony and evidence
shall be taken subject to the rules of procedure of the planning commission.

() The applicant shall be given an opportunity to testify and produce evidence in
support of the preliminary plat application.

(©) Members of the public shall also be allowed to testify and to produce evidence.

(d) The planning commission shall review the application to determine whether the
proposed subdivision conforms to the city’s comprehensive plan, zoning code,
and other planning documents adopted by the city council.

(e) The planning commission shall enter written finding of fact and conclusions
concerning the proposed subdivision and include them in the recommendations to
the city council.

® The recommendations of the planning commission shall be transmitted to the city
council within fourteen (14) days of action by the planning commission.

21.20.070 City council decision.

€8 The preliminary plat application shall be placed on the agenda for the next regular city
council meeting not less than one (1) week after the city council’s receipt of the planning
commission recommendations.

2) Consideration of the application by the city council shall be a closed record proceeding.
The city council shall make its determination whether to approve or disapprove the
application based on the record created before the planning commission and the planning
commission’s recommendations.

3) The city council shall inquire into the public use and interest proposed to be served by the
establishment of the subdivision and dedication(s). It shall make written findings:

(a) Whether appropriate provisions have been made for, but not limited to, the public
health, safety and general welfare, for open spaces, drainage ways, streets or
roads, alleys, other public ways, transit stops, potable water supplies, sanitary
wastes, parks and recreation, playgrounds, schools and schoolgrounds, and all
other relevant facts, including sidewalks and other planning features that assure
safe walking conditions for students who walk to and from school.

®) Whether the public use and interest will be served by the platting of the
subdivision and dedication(s).

(©) The city council may approve or disapprove the application by resolution, which
shall include the written findings required in paragraph (3) of this section. The
city council may condition approval of the preliminary plat upon actions to meet
the requirements of paragraph (3) of this section. The city council may not
require a release from damages to be procured from other property owners as a
condition of preliminary plat approval.

(d) The city council decision shall be made within ninety (90) days of the date of the
director’s determination that the application is fully completed, excluding those
excepted time periods specified in RCW 58.17.140, unless the applicant consents
in writing to an extension of the time period for decision.
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21.20.080 Effect of approval.

69 Approval of the preliminary plat by the city council shall constitute approval for the
applicant to develop construction plans and specifications for facilities and
improvements, as required, in strict conformance with the approved preliminary plat,
street and utility standards adopted by the city, and any special conditions required by the
council.

2 Permission shall not be granted for installation of required improvements until all
construction plans and specifications have been approved in writing by the city engineer.

?3) Time for performance. Except as provided for in 21.40.020, construction shall be
completed within five (5) years of the date of the city council resolution approving the
preliminary plat or the preliminary plat approval shall terminate and all permits and
approvals issued pursuant to such authorization shall expire and be null and void. If
construction has been commenced but the work has been abandoned for a period of one
(1) year or more, and if no extension of time has been granted as provided in 21.40.020
OHMC, the authorization granted for the preliminary plat shall terminate and all permits
and approvals issued pursuant to such authorization shall expire and be null and void.
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Section Five. A new Chapter 21.30 of the Oak Harbor Municipal Code entitled “Construction
Plans” is hereby adopted to read as follows:

Chapter 21.30
CONSTRUCTION PLANS
Sections:
21.30.010 Purpose and Applicability.
21.30.020 Construction plans — Engineering Review.

21.30.010 Purpose and Applicability.

The purpose of construction plans is to document that the specific construction details for all
public and private improvements such as, but not limited to streets, sewer, water, storm sewer,
pedestrian/bike connections, landscape strips, and sidewalks, required as part of preliminary plat
or short subdivision approval, and ensure that they will be built according to City standards.

Construction plans are required of all projects which seek to divide land and create parcels, tracts,
or lots through the subdivision or short subdivision process.

21.30.020 Construction plans — Engineering Review.

) Following approval of the preliminary plat or short subdivision by the city council, if the
subdivider wishes to proceed with the subdivision, he or she shall submit to the city
engineer the applicable plan and other review fees as set out in this title and the city’s fee
schedule, and three (3) complete sets of construction plans and specifications (sheet size
twenty-four (24) inches by thirty-six (36) inches) prepared by an engineer registered in
the State of Washington showing all improvements as required by the city council in
granting the preliminary plat. Such plans must be submitted and approved by the city
engineer prior to beginning any grading work on the site.

2 All construction plans and specifications shall be in conformance with the city street and
utility standards. The city engineer shall approve, conditionally approve, or disapprove
the submitted plans according to the timelines established in Chapter 18.20 OHMC. The
subdivider shall indicate, either on the plans or by separate document, the engineer
retained to provide certification of all improvements. Approval shall expire five (5) years
from the date of initial preliminary plat approval.

3) After the city engineer has approved the construction plans and specifications, the
subdivider may then proceed as follows:

(a) Prior to the submission of a final plat for approval, all streets, alleys, sidewalks,
pedestrian/bike connections, landscaping, storm drainage, utilities,
monumentation, street lights, trees, and any other improvements specified in this
title shall be installed and completed by the subdivider to the satisfaction of the
city engineer and in conformance with this chapter;

(b) The subdivider’s engineer shall provide “as-built” drawings of all city-
maintained streets and utility improvements related to the subdivision. As-built
drawings shall be submitted to and approved by the city engineer prior to
acceptance of public improvements;

(c) A performance bond in the amount of one hundred-twelve percent (112%) of the
cost to construct required and uninstalled improvements may be posted in lieu of
the complete installation of improvements, provided that such bond is
recommended by the city engineer. All deferred improvements shall be
completed within two (2) years from the date a bond has been accepted or the-
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city will use securities to complete. The performance bond shall specify exactly
what improvements are included, accompanied by a time schedule for
completion. In lieu of the performance bond, the developer may provide for other
security approved by the city council at the next regularly scheduled council
meeting following the city engineer’s approval of construction plans;

(d The subdivider shall promptly proceed with the completion of the guaranteed
improvements. If, in the opinion of the city engineer, the subdivider has not
proceeded toward the prompt completion of the bonded improvements, he may
cause the bond or other security to be updated with new estimates of cost on all
incomplete improvements and all increased cost estimates shall be passed on to
the bond or other security. If these increased costs are not accepted by the
security, then the city shall foreclose on the bond or other security. In any event,
all bonded improvements must be completed within the period specified in the
bond, or the bond shall be forfeited and the city will undertake the installation
and completion of all improvements with the bond;

(e) Water, sanitary sewer and storm sewer connections to private property will not
be allowed until preliminary approval of all public utility installations has been
made by the city engineer. Prior to the acceptance of public improvements, the
subdivider shall submit to the city engineer a permanent reproducible mylar of
the original construction drawings, said mylar corrected to indicate all as-built
information together with a certification by the developer’s engineer certifying
the accuracy of said as-built information, and conformance of the installation
with the approved plans/specifications and all city requirements. In addition to
the mylar, one (1) electronic copy and two (2) sets of prints shall be provided;

® Before acceptance of the improvements by the city council of the city of Oak
Harbor, a maintenance bond or other security acceptable to the city shall be
posted by the developer jointly obligating the developer, or some other party
acceptable to the city, and a security, acceptable to the city guaranteeing these
improvements from any defects caused by faulty workmanship, materials or
design or combination thereof for a period of two (2) years from the date of
written acceptance of the improvements. The amount of bond or other security
requested shall be determined by the city engineer, but in no event shall the
amount be less than ten percent (10%) of the cost of the improvements; and

(2) The city engineer shall be responsible for approving all engineering drawings, the
final inspection and acceptance of all subdivision improvements. A reasonable
fee to cover the cost to the city of inspecting and reviewing the construction plans
shall be billed to the developer. The fee shall be the cost to the city per hour of
employee time spent inspecting and reviewing construction plans. This fee shall
be paid in full prior to formal acceptance of the improvements by the city
council.
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Section Six. A new Chapter 21.40 of the Oak Harbor Municipal Code entitled “Final Plats” is
hereby adopted to read as follows:

Chapter 21.40
FINAL PLATS

Sections:

21.40.010 Purpose and Applicability.

21.40.020 Timeline for submittal of final plat and extensions for completion of
improvements.

21.40.030 Application requirements.

21.40.040 Prescribed form.

21.40.050 Review and approval process.

21.40.060 Filing — Copies.

21.40.010 Purpose and Applicability.

Final plats are final drawings of the subdivision and dedication prepared for filing with the county
auditor in accordance with Chapter 58.17 RCW and county and city ordinances. Final plats are
required for any land division which uses the subdivision process to create lots, parcels or tracts.
Final plats are not required to be submitted for binding site plans.

21.40.020 Timeline for submittal of final plat and extensions for completion of
improvements.
€)) Final plat approval is a Type IV review process, in accordance with Chapter 18.20 of the
OHMC.
2 An application for final plat approval shall be submitted to the director within five (5)
years of the preliminary plat approval and when either:

(a) The subdivider has completed and has received approval of the construction and
installation of all improvements; or
® The subdivider has submitted an approved performance bond in lieu thereof,

3) The city council may grant a time extension for completion of the requirements for
preliminary plat for a maximum of one (1) year. Said extension shall be conditioned
upon:

(a) The plat meeting all subdivision requirements which are in effect at the time the

extension is granted; and
(b) Upon a showing that the applicant has attempted in good faith to submit the final
plat within the five (5)-year period.

21.40.030 Application requirements.

D The application for the final plat shall include all of the following:

(a) A reasonable application processing fee in accordance with RCW 82.02.020 to
cover the cost of processing the application as set out in the City’s
Comprehensive Permit Fee List;

)] The final plat map meeting the requirements of 58.17 RCW, including
certifications, dedications and title reports. Every plat containing a dedication
filed for record must be accompanied by a title report confirming that the title of
the lands as described and shown on said plat is in the name of the owners
signing the certificate or instrument of dedication.

© A recordable survey and surveyor’s signature meeting the requirements of
Chapter 58.09 RCW and RCW 58.17.250.
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(d)

The subdivider’s engineer shall provide cost information for construction and

installation of all improvements including but not limited to the following:

@) Water Mains and Appurtenances. Total cost by size and number of feet
and the cost of any other associated improvement by item, including
water services;

(i1) Storm Drains. Total cost by size and number of feet;

(iii)  Sanitary Sewer. Total cost by size and number of feet;

@iv) Streets. Total cost by size and number of feet;

™) Pedestrian/bike connections. Total cost by size and number of feet;

(vi) Landscaping, including street trees. Total cost;

(vii)  Other on or off-site improvements as required.

2) The application and number of prints as set forth on the application of the final plat shall
be submitted to the director along with the original signed by the owner and registered
land surveyor.

21.40.040

Prescribed form.

The final plat shall be submitted to the director in the form and manner prescribed in this section.
The prescribed form described in this section also applies to short subdivision maps.

€y Form.
(a)

(®

The final plat, containing all the information specified in this chapter, shall be
prepared in a neat and legible manner in permanent drawing ink or equivalent on
mylar film or better. Applicant shall also submit an electronic copy to the city of
the approved final plat. All documents, maps, survey calculations and notes shall
contain the name of the subdivision, the name(s) of the subdivider(s), and the
name of the registered land surveyor responsible to the subdivider(s) and;

The plat map shall be eighteen inches (18”) by twenty-four inches (24”) with a
one-half-inch (1/2”) border on the top, bottom, and right hand margins and a two-
and-one-half-inch (2 1%”) border on the left hand or binding margin.

2) Specific Requirements. The final plat shall clearly show the following information:

(a) The lines and names of all streets and other public ways, pedestrian/bike
connections, parks, playgrounds and easements intended to be dedicated for
public use and/or common areas granted for use of inhabitants of the subdivision;

M) The lines and names of all existing or platted streets or other public ways,
pedestrian/bike connections, parks, playgrounds and easements adjacent to the
subdivision, including municipal boundaries, township lines, and section linés;

(©) The lengths and bearings of all straight lines, curve radii, curve delta, arcs and
semitangents (where appropriate) of all curves;

() All bearings and dimensions along the lines of each lot together with any other
data necessary for the location of any lot lines in the field. All bearings shall be
referenced to the Washington Coordinate Systems, North Zone;

) All easements and associated restrictions and maintenance provisions;

® Building setbacks;

(g Tracts or areas set aside for environmental protection, tree retention, community
open space, common access or any other restricted use with associated
restrictions and maintenance provisions clearly defined;

(h) The area of all lots and tracts expressed in square feet;

) Suitable primary control points, approved by the city engineer, on descriptions
and ties to such control points, to which all dimensions, angles, bearings and
similar data given on the plat shall be referred;

0 The location of all permanent monuments;

69) The names of all subdivisions immediately adjacent thereto;
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1)) The date, north arrow, scale, datum plane, and date of survey;

(m) The boundary of the tract with the courses and distances marked thereon as
determined by a field survey made by a registered land surveyor of the state;

(n) A vicinity sketch map of approximately 800 feet to the inch;

(o) Street names; and

(r) The stamp and signature of a surveyor licensed in the State of Washington.

?3) All linear dimensions shall be given in feet and decimals of a foot to the nearest
hundredth (1/100™).

@ The scale of the final plat will be one-hundred (100) feet to the inch, or as approved by
the director.

) If the plat constitutes a replat, the lots, blocks, streets, etc., of the original plat shall be
shown by dotted lines in their proper positions relative to the new arrangement of the
plat, the new plat being clearly shown in solid lines so as to avoid ambiguity.

6) Document Forms. All final plats shall contain the elements listed in Chapter 58.17.160
RCW. In addition, the final plat shall contain the legal description of the subdivision and
easement provision, a dedication, acknowledgments, and other statements, in
substantially the form as follows:

() Easements (Sample Utility Easement)

An easement is reserved for and granted to (the names of all the utilities, public and
private, serving the area) and their respective successors and assigns under and upon the
exterior ten (10) feet of front boundary lines of all lots and tracts, in which to install, lay,
construct, renew, operate, maintain and remove utility systems, lines, fixtures and
appurtenances attached thereto, for the purpose of providing utility services to the
subdivision and other property, together with the right to enter upon the Iots and tracts at
alt times for the purposes stated, with the understanding that any grantee shall be
responsible for all unnecessary damage it causes to any real property owner in the
subdivision by exercise of rights and privileges herein granted.

®) Dedication (By Individuals).

Know All Men by these Presents that we, the undersigned owners in the fee simple or
contract purchaser and mortgage holder of the land hereby platted, hereby declare this
plat and dedicate to the use of the public forever all streets and avenues shown thereon
and use thereof for all public purposes not inconsistent with the use thereof for public
highway purposes; also the right to make all necessary slopes for cuts and fills upon the
lots and blocks shown on this plat in the original reasonable grading of the streets and
avenues shown hereon. This subdivision has been made with our free consent and in
accordance with our desires.

IN WITNESS WHEREOF we have hereunto set our hands and seals this day of

(© Dedication (By Corporation).

Know All Men by these Presents that the , Inc., a state corporation, owner in the fee
simple or contract purchaser and mortgage holder of the land hereby platted, declares this
plat and dedicates to the use of the public forever, the streets and avenues shown hereon
and the use thereof for all public purposes consistent with the use thereof for public
highway purposes together with the right to make all necessary siopes for cuts and fills
upon the lots and blocks shown hereon in the original reasonable grading of all such
streets and avenues shown hereon. This subdivision has been made with our free consent
and in accordance with our desires.

IN WITNESS WHEREOF, the said corporation has caused its corporate name to be
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hereunto subscribed and its corporate seal to be hereunto affixed this day of

, Inc.

By

By,
(d) Acknowledgment (By Individuals).

State of , County of , | certify that | know or have satisfactory evidence
that signed this instrument and acknowledged it to be (his/her) free and
voluntary act for the uses and purposes mentioned in the instrument.

WITNESS my hand and official seal the day and year first above written.
Notary Public in and for the State of

residing at
My Appointment Expires
(e) Acknowledgment (By Corporations).

State of , County of - I certify that I'know or have satisfactory evidence that

signed this instrument, on oath stating that (he/she) was authorized to
execute the instrument and acknowledged it as the (type of authority, e.g.,
officer, trustee, etc.) of (name of party on behalf of whom
instrument was executed) to be the free and voluntary act of such party for the uses and
purposes mentioned in this instrument.

IN WITNESS WHEREOF | have set my hand and affixed by official seal the day and year
above written.

Notary Public in and for the State of

residing at
My Appointment Expires
® Surveyor’s Certificate.

| hereby certify that the plat of is based upon a complete and actual survey and
subdivision of Section ___, Township ___, Range East W.M.; that the courses and
distances are shown correctly thereon; that the monuments have been set and the lot and
block comers staked correctly on the ground; and that | have fully complied with the
provisions of the statutes and platting regulations.

Certificate No.

Expiration

Date

(g) City engineer Approval.

| hereby certify that this final plat is consistent with all applicable city improvement
standards and requirements in force on the date of preliminary plat approval, examined
and approved this day of ,20_ .

City engineer
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)

(h) City Council Approval.

Approved by the Council of the City of Oak Harbor, Washington this day of
Attest:
Clerk Mayor

(1) City Finance Director Approval.

| hereby certify 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.

This day of ,

City Finance Director

()] County Treasurer Approval.

This is to certify that all taxes heretofore levied and which have become a lien upon the
lands herein described, have been fuily paid and discharged, according to the records of
my office, up to and including the year of

k) County Auditor.

Filed for at the request of , this ___ day of , 20___, and recorded in
Volume ____ of Plats, page(s) , Records of Island County, Washington.
County Auditor

0 The final plat shall be accompanied by a computer check of the boundaries, street
centerlines, lots, blocks and lot areas.

(m)  All documents submitted under this section shall contain the name of the
subdivision and the name and address of the subdivider.

Waivers of claims of damages for damages to adjacent land pursuant to RCW 58.17.165
may be required where the City accepts a street or avenue as part of final plat approval.

21.40.050 Review and approval process.

)

@
©))

The director shall forward the final plat application to the city council if:

(a) The application is in order; and,

(b) Improvements are constructed in a satisfactory manner and approved by the city
engineer or a bond or other security acceptable to the city engineer has been
satisfactorily posted for deferred improvements.

The recommendations of the director regarding the final plat shall be forwarded to the

mayor for placement upon city council agenda.

After receipt of the recommendation on any final plat, the city council shall consider the

final plat at a public meeting.
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21.40.060 Filing — Copies.

1) If approved, the subdivider shall file the final plat with the county auditor within 30
working days after approval by the city council. If the final plat has not been recorded
within the above specified timeframe, the city resolution adopting the final plat will
automatically become null and void.

2 The subdivider shall furnish the director with one (1) permanent reproducible copy,
mylar or better quality, of the final plat including all recording data and covenants. Paper
and electronic copies shall be supplied within five (5) days of the approval.
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Section Seven. A new Chapter 21.50 of the Oak Harbor Municipal Code entitled entitled
“General Design Standards” is hereby adopted to read as follows:

Chapter 21.50
GENERAL DESIGN STANDARDS

Sections:

21.50.010 Purpose.

21.50.020 Applicability.

21.50.030 Relationship to other plans required by this title.

21.50.040 Waiver of requirements — Procedure.

21.50.050 General improvement standards.

21.50.060 Streets — Access requirements.

21.50.070 Streets — Required improvements.

21.50.080 Streets — Relationship to adjoining development.

21.50.090 Alleys.
21.50.100 Lot Dimensions.

21.50.010. Purpose.

The design standards in this chapter implement the goals and policies of the Oak Harbor
Comprehensive Plan for the division of land within city boundaries into lots, tracts, and parcels,
as well as set requirements for the design and provision of public infrastructure needed to serve
land divisions.

21.50.020. Applicability.

The general design standards in this chapter apply to all divisions of land within the City of Oak
Harbor, including binding site plans, short subdivisions, and subdivisions.

21.50.030 Relationship to other plans required by this title.

All improvements required by this chapter for land divisions must be shown on the preliminary
plat site plan, short subdivision map, or the binding site plan map, as applicable.

21.50.040 Waiver of requirements - Procedure.

€Y Any subdivider can make application for a waiver from one (1) or more of the design
standards contained in this chapter provided the request is received concurrently with the
proposed subdivision, short subdivision, binding site plan or dedication. In addition, the
waiver process described in this section may be used to vary from the residential design
standards in Chapter 21.60. A waiver shall be granted only upon a finding that strict
compliance with the provisions for subdivision, short subdivision, binding site plan or
dedication would cause unusual and unnecessary hardship on the subdivider due to the
following:
(@ Because of the size of the tract to be subdivided; or,
b) Its topography; or,

(©) The condition or nature of adjoining areas; or,
(d The existence of unusual physical conditions.

2) No waiver shall be granted which allows a subdivision, short subdivision or binding site
plan, which is not in the public interest as identified in RCW 58.17.010 et seq.

3) Subdivision waivers are a Type IV review process, as described in Chapter 18.20 of the

OHMC and shall accompany and be processed with the preliminary plat, short
subdivision, binding site plan or boundary line adjustment application.
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)
)

Such conditions may be required which may achieve, insofar as practicable, the
objectives of the requirements for which a waiver is authorized.

Application for an Adjustment or Waiver from the Local Residential Street designs
contained in Table 21.50 -1 shall be processed in accordance with the provisions of
section 21.60.070 and 21.60.080 OHMC, not the provisions of this section.

21.50.050 General improvement standards.
The standards of this section shall apply generally throughout the city of Oak Harbor.

)

2

3)

“)

A water distribution system, including fire hydrants, shall provide domestic water service
and fire protection to each lot. Said system shall conform to the city’s comprehensive
water plan, established policy and state requirements. Fire hydrant type and location shall
be subject to the review and approval of the fire chief or his designee. Water mains and
distribution systems shall be installed as shown on construction plans approved by the
city engineer pursuant to Chapter 21.30 OHMC

Sewer mains shall be installed as shown on drawings approved by the city engineer and

shall conform to the city’s comprehensive sewer plan. When required, sewer mains,

manholes, lift stations and force mains shall be installed in all subdivisions prior to any
water service being connected to any improvements. Service connections shall be
provided to each lot.

Drainage:

(a) All drainage in and through the subdivision shall be the responsibility of the
subdivider.

()] The subdivider may divert or enclose the natural drainage in his subdivision after
providing a drainage system approved by the city engineer. The subdivider shall
bear all costs associated with diverting or enclosing natural drainage and such
alterations shall comply with Title 20 OHMC.

© All drainage within street rights-of-way must be contained in underground pipes
and culverts except where permitted in gutters, or where Low Impact
Development (“LID”) stormwater management facilities are approved by the
city;

(d Where required, the subdivider shall design and install storm drain detention or
infiltration systems.

(e) Alternate drainage structures, facilities and conveyances, such as LID techniques,
may be acceptable where soil conditions permit, subject to approval by the city
engineer.

® For maintenance purposes, all storm water detention or treatment facilities shall
be placed in a tract, unless located within a public right-of-way.

Streets:

(a) Paved streets, sidewalks, landscape strips and concrete curbs and gutters shall be
required on all dedicated street rights-of-way in all subdivisions, unless an
alternative design has been approved in accordance with section 21.60.070 and
21.60.080. LID alternatives such as permeable surfacing and on-site stormwater
management facilities are encouraged where site and soil conditions make these
feasible alternatives. All improvements shall be constructed in conformance with
city street and utility standards and, when applicable, the “LID Technical Manual
for Puget Sound” (Puget Sound Action Team, January, 2005 edition).

b) The improvements shall be made from intersection to intersection, intersection to
subdivision boundary, or from subdivision boundary to subdivision boundary.

(© All streets, roads and alleys shall be graded to their full width so that pavement
and sidewalks can be constructed on the same plane. Before grading is started,
the entire right-of-way area shall be cleared of all stumps, roots, brush and other
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objectionable materials, and all trees not intended for preservation.

(d) On streets where a proposed subdivision adjoins an existing subdivision or
existing street dedication and the existing subdivision or existing street
dedication does not meet city standards, the subdivider shall, as a minimum, be
responsible for installing paved streets, sidewalks, curbs, gutters, landscape
strips, street trees, monuments, sanitary and storm sewers, street lights, water
mains, and street name signs on both sides of all streets within the subdivision
and on one (1) side on streets around the perimeter of the proposed subdivision.
Any partial street improvements required on the perimeter of a subdivision shall
be designed to allow for two-way vehicular traffic where reasonably necessary as
a direct result of the creation of the subdivision.

%) Alleys shall be constructed to the standards indicated in Table 21.50 — 1.
(6) Sidewalks:

(a) Sidewalks shall be installed on both sides of all streets, along dead-end streets
and around cul-de-sacs. No physical obstructions such as poles, fire hydrants,
utility boxes, utility vaults, or mailboxes shall be constructed in the sidewalk or
overhang the sidewalk from zero to eight (8) feet above grade. Sidewalks shall be
a minimum of five (5) feet wide and four (4) inches thick. Where rolled curb has
been approved by the city engineer, all sidewalks adjacent will be a minimum
thickness of six (6) inches.

) All sidewalks shall be completed prior to an occupancy permit being granted for
any new building.

@) Other Utilities:

(a) Street light standards and fixtures shall be provided to supply adequate lighting
for the safety and convenience of the public.

M) Franchise utilities shall be installed to provide electricity, natural gas, telephone,
television/internet cable, and other services to the platted area. Said utilities shall
be restricted to underground installation.

(© All utilities (water, sewer, and electrical, and if available, gas, TV cable, and
internet cable) shall be installed to the property line prior to acceptance of the
public improvements.

®) The subdivider shall install street name signs and traffic control signs and/or
improvements and devices other than traffic signals to the satisfaction of the city
engineer. The city may install such signs and devices at the expense of the subdivider.

9 All utilities except water, sewer and storm sewer will be installed behind the sidewalk.

21.50.060 Streets - Access requirements.

€)) Each lot in a subdivision or short subdivision must have access to a public street or road.

This requirement does not apply to lots created through a binding site plan. Alternatively,

access may be by private access easement within a residential short subdivision in

accordance with the requirements of sections 21.60.120 — through 21.60.140 of this title.

In the case of lots intended for use by single-family residences, no more than one 0))

driveway access is permitted for each lot, except as authorized by the city engineer.

) Whenever a proposed lot created through land divisions abuts two (2) or more streets of a

different functional classification, access to the lot must be from the street with the lowest
functional classification. Provided, that access may be from the street with the highest
functional classification if it is determined by the city engineer that access from the street
with the lower functional classification is impractical or impossible due to:

(a) Existing site conditions;
) Existing structures; and/or
(©) Topography or critical areas constraints of the site.
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21.50.070 Streets - Required Improvements.

¢)) Table 21.50 — 1 gives the minimum required dimensional standards for each functional
street type listed in the Transportation Element of the Oak Harbor Comprehensive Plan.
All public rights-of-way proposed within subdivisions, short subdivisions or binding site
plans must conform to the requirements in Table 21.50 — 1, unless an alternative Local
Residential Street design has been approved in accordance with section 21.60.070 or
21.60.080.

Table 21.50 — 1. Required Street Improvements

Street Type Right-of- Face of curb | Sidewalk Landscape | Bike lane
way width * | to-face of width each | strip width | width each

curb width side each side side
Principal 97 - 105 feet | 52 feet 8 feet 12 feet 4 feet.
Arterial, 4-lane without bike

lanes, 60 feet

with bike

lanes.

Landscaped

median is 12

feet.
Minor 80 feet 47 feet, with | 5 feet 10.5 feet 5 feet
Arterial, 2-lane 11 foot center

turn-lane
Minor 60 feet 38 feet none 6 feet 4 feet
Arterial, (bioswale)
Industrial
(enterprise
area)
Collector w/ 66 feet 48 feet 5 feet 3 feet 5 feet
bike lanes
Collector, 50 feet 26 feet none 6 feet 4 feet, one side
Industrial (bioswale)
Local, 50 ft 28 feet with 5 feet 5 feet 4 feet, optional
Residential - one parking
Narrow lane. Or 28

feet including

two 4-foot

bike lanes

and no

| parking

Local 60 feet 36 feet 5 feet 5 feet 4 feet,
Residential, parking on optional.
Wide both sides. Or

36 feet with

parking on

one side and

4-foot bike
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lanes on both
sides.

Alley 20 19 feet. *** none none

* All street types include a 6-inch strip at the outside edge of the physical improvements, but within the right-of-way, with the
exception of the “Minor Arterial, Industrial” which has a 1-foot strip on the outside edge of right-of-way and the “Collector,
Industrial” which has a 4 foot strip on the outside edge of right-of-way

** All streets include 6-inch curbs not shown in the dimensions above, with the exception of alleys which do not have curbs.
***16-foot width pavement sections may be approved on alleys with permission from the city engineer.

2 Where landscape strips are required on Local Residential streets within the public right-
of-way, they are to be maintained by the property owner whose property is adjacent to the
landscape strip. Such landscape strips shall contain one hundred percent (100%)
groundcover in the form of drought-tolerant grass or turf.

3) Intersection spacing of less than one hundred twenty five feet (125°) is not allowed.

@) For land division of commercial or industrial property, dead-end streets may be permitted
where the proposed dead-end street will not adversely affect the traffic flow and
circulation within the area. Dead-end streets shall terminate in a turnaround approved by
the city engineer. The maximum allowable length is for dead-end streets is four hundred
feet (400°), measured from the center of intersection to the dead-end terminus.
Requirements for dead-end streets in residential subdivisions or short subdivisions are
contained in OHMC section 21.60.110.

3) All public roads shall also meet the requirements Title 11 OHMC.

21.50.080 Streets - Relationship to adjoining development.

The standards in this section address pedestrian, vehicular and bicycle traffic flow on a site as it

relates to surrounding sites. These provisions create continuous, multimodal connections across

properties and developments of different ownership. In so doing, these standards facilitate the

efficient and safe movement of pedestrians, bicycles and vehicles, giving each mode multiple

route choices from origins to destinations.

) Streets, sidewalks, pedestrian or bike paths, shall be linked within and between
neighborhoods to create a continuous and interconnected network of roads and pathways;

2 Local Streets, Arterials and Collectors shall be extended to the boundary of the
development, unless an exceptional circumstance of topography, critical areas or existing
development prohibits the extension. Provided, that if an adjacent property has a
reasonable likelihood of redeveloping in the future, the director may require a street stub.
Streets that end within a subdivision which will be extended in the future must be
designed at least 200 feet beyond the limits of the subdivision and shall be shown on the
preliminary plat document.

3) The location of all Principal Arterials, Minor Arterials, and Collectors must conform to
the Transportation Element of the Oak Harbor Comprehensive Plan;

C) All streets dedicated shall be full-width except along the boundary lines of the plat. Half-
width streets may be permitted along the boundaries of a development upon approval of a
final plat and in compliance with 21.50.050(4) OHMC where reasonably necessary as a
direct result of the creation of the subdivision. MAY NEED TO BE REVISED
PENDING MARGERY’S COMMENTS.

) The number of intersecting streets with Principal or Minor arterials shall be held to a
minimum.

6) Increased right-of-way requirements: the city engineer may require that street widths be
increased from the minimum width in Table 21.50 - 1 to provide for traffic movement, to
reduce or eliminate traffic congestion and for safety reasons.
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21.50.090 Alleys.

Alleys provide secondary access to an abutting property. Alleys may be considered as a design
solution to provide vehicular or service access to residential, commercial and industrial properties
according to the following provisions:

(1)

@
3)

4

When alleys are proposed, they may be publicly dedicated and maintained or privately
owned and maintained. All alleys which are dead-ends and do not provide a through
connection to the other side of the block shall be privately owned and maintained.

The dimensions of alleys must conform to Table 21.50 — 1.

Alleys may be required by the city engineer as a design solution to serve residential
properties which front on Arterials and Collectors and to minimize the number of
driveway accesses on these streets. Alleys may also be required by the city engineer in
commercial and industrial areas.

Where private alleys are proposed, access and utility easements for residential areas may
be permitted in lieu of public dedication. All utility easements shall contain access
provisions for purpose of public utility maintenance.

21.50.100 Lot Dimensions.
The following requirements address the size and shape of lots created as part of subdivisions or
short subdivisions and are intended to create a well-ordered and efficient arrangement of lots.

)

(2)

4
®)

(6)

(7
®

Every lot shall have a minimum width of sixty feet (60°) at the building line. All lots
which do not have a width of sixty feet (60°) at the setback line as referenced under the
applicable zoning ordinance shall indicate on the face of the final plat the location of said
building line.

The size, shape, and orientation of lots shall meet the minimum area and width
requirements of the applicable zoning classification and shall be appropriate for the type
of development and use contemplated.

Generally, the depth of the lot should not be more than three (3) times the width of the
lot.

All lots shall have a minimum frontage of thirty feet (30°) on a public street unless access
from a shared drive or private street has been approved in accordance with the
requirements of 21.60.120 through 21.60.140.

Insofar as practical, side lot lines shall be at right angles to street lines or radial to curved
street lines, and no more than twenty (20) degrees from perpendicular to the front
property line with which it intersects.

Side and rear lot lines shall be straight, or composed of straight line elements.

All lot corners in subdivisions and short subdivisions at intersections of dedicated public
rights-of-way shall have a minimum radius of fifteen feet (15".
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Section Eight. A new Chapter 21.60 of the Oak Harbor Municipal Code entitled “Residential
Design” is hereby adopted to read as follows:

Chapter 21.60
RESIDENTIAL DESIGN STANDARDS

Sections:

21.60.010 Purpose.

21.60.020 Applicability.

21.60.030 Relationship to other plans required by this title.
21.60.040 Blocks — Configuration.

21.60.050 Blocks — Size.

21.60.060 Local residential streets - Alternative designs.

21.60.070 Local residential streets — Adjustment application for alternative designs.

21.60.080 Local residential streets — Waiver application for alternative designs.

21.60.090 Local residential streets - Submittal requirements for alternative street
designs.

21.60.100 Local residential streets — Layout.

21.60.110 Local residential streets - Limitations on dead-ends.

21.60.120 Access easements — When allowed.

21.60.130 Access easements — Design.

21.60.140 Access easements - Utility services.

21.60.150 Street trees — Requirement.

21.60.160 Street trees — Species.

21.60.170 Street trees — Maintenance and protection.

21.60.180 Landscape buffer — Requirement.

21.60.190 Landscape buffer — Design.

21.60.200 Landscape buffer — Maintenance and protection.

21.60.210 Pedestrian/bike connections — When required.

21.60.220 Pedestrian/bike connections — Design.

21.60.230 Pedestrian/bike connections — Safety.

21.60.240 Pedestrian/bike connections — Maintenance and Protection.
21.60.250 Stormwater ponds —Location and design.

21.60.260 Stormwater ponds — Required landscaping.

21.60.010 Purpose.

The following design criteria address the street, block and lot layout, landscaping and aesthetic
design of residential subdivisions and short subdivisions and are intended to create attractive and
safe neighborhoods and networks for pedestrians, bikes and vehicular travel within Oak Harbor.
The criteria promote “walkable” neighborhoods which contribute to the efficient and comfortable
movement of pedestrians, within Oak Harbor, and a reduction in the growth of vehicle trips, in
accordance with the comprehensive plan policies.

21.60.020 Applicability.

The design standards contained in this chapter shall apply to all residential subdivisions or short
subdivisions of land within the City of Oak Harbor, unless stated otherwise and are in addition to
the general design standards of OHMC Chapter 21.50. These standards do not apply to the
division of land for commercial or industrial use.
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21.60.030

Relationship to other plans required by this title.

All improvements required by this chapter for land divisions must be shown on the preliminary
plat site plan, or short subdivision map, as applicable.

21.60.040

Blocks — Configuration.

) Blocks shall be deep enough to allow two (2) tiers of lots, except where:

(2)
(b)

(©)
(d

©

21.60.050

There is an abutting Principal or Minor Arterial defined in the Transportation
Element of the Comprehensive Plan;

The location and extent of environmental constraints prevents a two-tiered lot
arrangement;

Unusual shape or small size of the lot prevents a two-tiered lot arrangement;

A single-tiered lot arrangement may be permitted on the boundary of a residential
subdivision or short subdivision bordering existing non-residential development.
Prior to approval of a single-tier lot configuration based on exceptions

(a), (b) or (c), the proponent has demonstrated to the city that a different layout or
provision of an alley system is not feasible.

Blocks - Size.

) Blocks shall be a maximum of eight hundred (800) feet in length, as defined in 21.10,
2) Blocks may be up to a maximum of one thousand feet (1,000) in length provided:

(2)

(b)
(©)

21.60.060

The applicant has demonstrated, through written materials, drawings, and
illustrations, submitted as part of the plat application, that an exceptional
circumstance exists. Exceptional circumstances are steep topography (exceeding
10%), a critical area designated in the comprehensive plan or delineated in a
critical areas report; and

An alternative block pattern is proposed which achieves the purpose of this
chapter; and,

A mid-block pedestrian/bike connection conforming to the design standards of
this chapter are provided for all blocks over eight hundred feet (800°) in length.

Local residential streets - Alternative designs.

) The following process for reviewing alternative street designs applies to Local
Residential streets only. The City has a two-tiered process for reviewing alternative Local
Residential street designs which do not meet the requirements in Table 21.50 - 1:

(a)

(®

21.60.070

In the first tier, applicants for residential subdivisions may request to vary from
the standard designs in Table 21.50-1 for Local Residential streets. Such requests
must continue to provide all of the essential elements listed in 21.60.070. These
types of alterations are reviewed administratively through an “Adjustment”
application under a Review Process II.

In the second tier, applicants may propose unique Local Residential street
designs which eliminate one (1) or more of the essential elements found in
21.60.070 under a Review Process IV which shall be reviewed by planning
commission at the time the preliminary plat is reviewed.

Local residential streets - Adjustment application for alternative designs.

€)) The director may at the request of an applicant, allow adjustments under a Type II
Review process to the Local Residential Street sections specified in Table 21.50 - 1
“Required Street Improvement Standards” in residential subdivisions. If an adjustment is
requested, it must meet both provisions (a) and (b) below.

(2)

All of the “essential elements” continue to be provided in the street design.
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Essential elements are:

@) Pedestrian facilities must be provided on both sides of the street.
Pedestrian facilities must be a minimum of five (5) feet in width, but
need to be either concrete (pervious or impervious) or hard-packed
gravel. However, hard-packed gravel surfaces may only be provided
adjacent to critical areas, and shall not be provided adjacent to residential
lots.

(1) Adequate public parking is provided. In place of on-street parallel
parking lanes, applicants for residential subdivisions may provide public
parking in the form of head-in parking, diagonal parking, parking courts,
or parking in side alleys. A minimum of one (1) public parking space per
two (2) residential units in the subdivision must be provided, whether or
not parking is provided in on-street parallel spots, or an alternative
design (parking courts, parking alleys, etc.) or a combination. Public
parking spaces must meet the parking space size and access requirements
specified in 19.44.110 OHMC, with the exception of on-street parallel
spaces which shall be eight feet (8”) in width by twenty feet (20°) in
length. The public parking spaces must be interspersed throughout the
subdivision or short subdivision and within convenient walking distance
to all units.

(i) A landscaping element which has a total dimension of ten (10) feet in
width. The landscape element may be one (1) or more landscape strips
located within the street section. No single landscape strip may be less
than three (3) feet in width. Low Impact Development (LID) bio-
retention and stormwater treatment facilities qualify as landscaping
elements as long as they are located within the public right-of-way.

@iv) Two (2), minimum ten (10) foot wide travel lanes.

®) A narrative is provided which describes how the proposed design will meet all of
the following:

6y How the proposed street section will provide an equal or better street
design for vehicles and pedestrians.

(i) The proposed design will not compromise vehicle or pedestrian safety,

(iii))  Public utilities, such as storm, sewer and water can continue to be
provided, as necessary to serve the development.

(iv)  All comprehensive plan designated vehicular and pedestrian connections
will continue to be provided.

21.60.080 Local residential streets — Waiver application for alternative designs.

)

@

Applicants for residential subdivisions or short subdivisions may also propose alternative
Local Residential Street designs which do not contain all of the essential elements listed
in section 21.60.070 above. The waiver will be reviewed by the planning commission
under a Type IV review as specified in OHMC 18.20.260 and must be reviewed
concurrently with the preliminary plat application.

If an applicant is proposing to eliminate one (1) or more essential elements listed in

21.60.070 through the waiver process, all of the criteria for Adjustment contained

21.60.070(1)(b) must be met. In addition, applicants must meet criteria (a), (b), and (c)

below and also meet either criteria (d) or criteria (e).

(a) There are unique site conditions (topography, critical areas or size and / or shape
of the site) not common to other residential sites, which necessitate street designs
that do not have all of the essential elements listed in 21.60.070(1)(a),

) Essential elements which have been eliminated from the street design are
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unnecessary either from a functional (pedestrian or automobile movement) or
safety standpoint,

© Essential elements are not being eliminated solely for applicant convenience and,

d The applicant proposes to offset the loss of the essential element by replacing it
with another element (i.e. bike lanes in place of landscaping) within the street
section or

(e) The unique site conditions limit the applicant’s ability to provide either the
essential elements listed in 21.60.070 OHMC or any replacement elements
referenced in (d) above.

21.60.090 Local residential streets — Submittal requirements for alternative street
designs.

0" Requests for alternative Local Residential Street designs, either under the Adjustment or
Waiver processes must be received from the applicant at the time of preliminary plat
submittal and must contain the following:

(a) Section drawings prepared by an engineer certified in the State of Washington
that clearly illustrates the proposed street improvements.

(b) Written rationale for requesting to vary from the Local Residential Street
improvements which meets all of the criteria in 21.60.070(1)(b) (if Adjustment or
Waiver is pursued) and the criteria in 21.60.080(2) (if Waiver is pursued).

21.60.100 Local residential streets — Layout.

) The street pattern utilized for short subdivisions and subdivisions shall be a grid or
modified grid, with four or three-way intersections designed at right angles. Blocks shall
be rectilinear. The grid or modified grid street pattern may be adjusted to a curvilinear
street pattern where the following factors are present on site:

(a) Infeasible due to steep topography (exceeding 10 percent)
or presence of critical areas designated in the comprehensive plan; or delineated
in a critical areas report in accordance with the requirements of Title 20 OHMC
of this code, and/or

) Substantial improvements exist on adjacent properties which inhibit a grid or
modified grid pattern and/or
© In lieu of the requirement for a grid or modified grid street pattern, alley access is

an acceptable street pattern, in accordance with the requirements of 21.50.090.

21.60.110 Local residential streets — Limitations on dead-ends.

Dead-end streets may only be permitted in residential subdivisions or short subdivisions by the
city engineer where, due to demonstrable physical constraints, no future connection to a larger
street pattern is physically possible.

) Dead-end streets shall only be allowed where:

(a) There exists an exceptional circumstance of steep topography (exceeding 10
percent), a critical area identified in the Comprehensive Plan or delineated in a
critical areas report, or existing development which prohibits a stub street or
connection to the adjacent property;

) The street length for the dead-end as measured from the intersection to the
terminus is no longer than 400 feet;

© The design of the dead-end tum-around has been approved by the city engineer
and the Fire Department. Oak Harbor encourages alternative dead-end designs
which reduce stormwater impacts and use less space. Dead-end designs shall
meet minimum turning radius requirements for appropriate design vehicles.
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(d)

(e)

21.60.120

A pedestrian/bike connection has been provided for connectivity or future
connectivity at the terminus of the dead-end constructed to the standards in
21.60.210 through 21.60.240; or

A temporary turn-around may be approved when connections to adjacent
properties cannot be extended at the time of development, but will be provided in
the future and such temporary turn-around is required for emergency vehicles.

Access Easements — When allowed.

0)) The City may, at the request of the applicant and as permitted by the Oak Harbor zoning
code, allow access to residential lots created through a short subdivision by alternative
means in the form of shared drives and private streets. The purpose of the provisions in
sections 21.60.120 through 21.60.140 is to optimize the opportunity for efficient and
compatible use of land and infrastructure within city limits and where full public street
improvements are not needed to serve the development. Alternative access may be
provided when the applicant demonstrates that all of the following criteria have been met
as part of the short subdivision application:

() Public utilities can be accommodated in the access easement or other easements
on the site;

(b) The access easement will not compromise, pedestrian, bicyclist, or vehicular
safety and will provide for efficient traffic movement within the short
subdivision and connecting to the surrounding circulation system;

(c) A public street is not necessary to provide access to a future developable area.

() A site contains steep topography (exceeding 10 percent) or a critical area(s), and
the use of an access easement would reduce impacts to those areas. If a site
contains steep topography or critical areas, criteria (a) through (c) must continue
to be met; and

(e) The access easement must conform to the requirements of the Transportation
Element of the Comprehensive Plan, OHMC section 21.60.130, and all other
relevant street and utility standards as adopted by the city which are on file with
the city clerk.

21.60.130 Access Easements — Design.
08 Shared drives and private streets shall, at a minimum, be constructed to the following
standards:
Table 21.60 — 1 Access Easement Dimensions
Feature Shared Drives Private Streets
Pavement width Minimum 16 feet for up to 2 Minimum 20 feet
units, or 20 feet for 3 or more
units.
Sidewalk N/A 5 feet, one side only
On- street parking N/A Optional. If provided, parallel
parking must be 8 feet wide.
The public parking
requirements from OHMC
21.60.070 must be met.
Maximum length 150 feet 400 feet
Turnaround required? N/A Yes, if more than 150 feet in
length, or as required by the
city engineer.
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2 Shared drives may be created which access a total of four (4) residential units in any
combination of single-family detached units and / or duplex units.

(a) Shared drives may be connected to private streets as long as the total number of
units served by the private street does not exceed nine (9).
€)) Private streets may be created which access a total of nine (9) residential units in any

combination of single-family detached units and / or duplex units.

(@) Where a private street intersects a public street, signage shall be placed at the
entrance to the private street indicating that the street is private and is not
maintained by the City of Oak Harbor.

@ All land divisions with more than nine (9) residential units accessing the same street must

provide public streets that meet the configurations described in Table 21.50 — 1.

21.60.140 Access Easements — Utility services.

A maximum of two (2) lots can be served by private utility side services within an easement,
unless the city engineer determines that a public utility main is necessary for adequate area
service. Three (3) or more lots served within an easement will require public utilities.

21.60.150 Street Trees — Requirement.

Street trees shall be required along both sides of Local Residential Streets. The purpose of street
trees is to improve the visual quality of streets, improve the pedestrian environment, and provide
the environmental benefits of improved air quality, reduced stormwater impacts, and reduced
heat-island effects associated with large paved areas.

21.60.160 Street Trees — Species

The following standards shall apply to the installation of street trees on any Local Residential

Street containing landscape strips within a subdivision or short subdivision

) Street trees of a species specified in 21.60 - 2, shall be planted in the designated
landscape strip within the public right-of-way, with a maximum spacing of thirty feet
(30°) along frontage for all divisions of land and on both sides of any public street.
Landscape strip minimum dimensions are contained in Table 21.60 — 2;

)] At the time of planting, all street trees shall be a species listed in Table 21.60 - 2 “Street
Tree Species” or as otherwise approved by the director.

3) The following table identifies tree species acceptable to the City of Oak Harbor.

Table 21.60 — 2. Street Tree Species

Species Characteristics

Armstrong Maple Common deciduous landscape tree. Fast growing, typically 40
feet with brilliant fall color. May be appropriate in a native
setting.

Red Sunset Maple Common deciduous landscape tree. Fast growing, typically to
40 feet with brilliant fall color. May be appropriate in a native
setting.

Paper Bark Maple Small, compact tree appropriate as a street tree.

Acer Griseum

Japanese Hornbeam

Deciduous tree, mid-size, compact tree recommended for

Carpinus Japonica street tree use.

Lavelle Hawthorne Appropriate for street tree use.

Crataegus Lavelle

Little Leaf Linden Small deciduous tree reaching height of 30 feet. Tolerant of
Tilia Cordata urban conditions.

Title 21 Amendments
Ordinance
Page 33 of 50

=




Autumn Brilliance Serviceberry | Slow growing, small compact tree.
Amelanchier Arborea

21.60.170 Street Trees — Maintenance and protection.

To protect their function, define management responsibilities, and protect the health of the street
trees, the following language shall be placed on face of the plat:

Street trees planted in the designated landscape strip along the frontage of all lots, in
accordance with the approved landscape plan associated with the residential plat of

, shall be maintained by the property owners of lots directly adjacent to the
location of the street trees. The replacement of street trees for those that have died is the
responsibility of the adjacent property owners. The location and tree species for
replacement street trees must be in conformance with the approved landscape plan for
the plat or as approved by the director and shall not obstruct the travel lane or parking
stalls at full maturity. If property owners do not maintain street trees, the City of Oak
Harbor may choose to maintain these trees and invoice the adjacent property owner for
the cost of the work.

21.60.180 Landscape buffer — Requirement.

A landscaped buffer shall be required along all Minor Arterial roads for a width of at least
twenty-five feet (25°) abutting all standard residential subdivisions. The purpose of the landscape
buffer is to minimize the impact of the roads on adjacent residential uses, encourage tree
preservation and planting, and to create visually attractive corridors along these roadways. The
landscape buffer shall be established as a separate tract on the face of the plat. The provisions in
this section and 21.60.190 and 21.60.200 OHMC do not apply to short subdivisions.

21.60.190 Landscape buffer - Design.

The landscape buffer may incorporate either natural vegetation, applicant proposed vegetation or
a combination of both. The purpose of the following requirements is to provide a “complete”
buffer which contains overstory, understory and groundcover vegetation.

) The Landscape Buffer shall include the following landscaping:

(a) Trees planted thirty feet (30°) on center along the entire length of the edge closest
to the arterial road, and no closer than ten feet (10°) from this edge of the buffer
to avoid conflicts with the required utility easement.

®) Shrubs and bushes to provide ninety percent (90%) cover of the buffer area
within two (2) years; drought-tolerant, low-maintenance varieties are required.

© Sufficient shrubs and bushes to provide a continuous four-foot (4) high visual
screen of the arterial road from within the land division. The plantings must not
restrict site distance at intersections.

(d) In addition to the street trees identified in (a), throughout the entire buffer area a
mix of deciduous and coniferous trees, of a species determined suitable by the
City of Oak Harbor, shall be provided at a planting density of at least one (1) tree
for every four hundred (400) square feet of the buffer area.

(e) All required plantings in the buffer shall avoid conflicts with public utilities and
the species shall be selected to avoid root damage to sidewalks, streets and
curbing.

) Those areas of the landscape buffer where suitable natural vegetation of understory and
ground cover and healthy stands of trees not prone to wind throw or blow down after
adjacent areas have been cleared, may be retained as substitute for the required
landscaping in (1) provided:
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(a) Trees are planted as in accordance with (1)(a);

®) Evergreen ground cover is present in accordance with (1)(b);

(©) Screening is present in accordance with (1)(c); and,

@ The minimum number of trees are present in accordance with (1)(d).

(e Trees which pose a safety hazard from wind-throw, as determined by an arborist,

must be removed.

21.60.200 Landscape buffer — Maintenance and protection.

To protect their function, define management responsibilities, and protect the health of the

landscape buffers, the following language shall be placed on face of the plat:

1) Tract(s) , are set aside as landscape buffers. No vehicular access to the adjacent
roadway is permitted through the tract(s) to protect vegetation and planting areas for their
environmental and aesthetic value to the community; and

2 Maintenance of Tract(s) shall be the responsibility of the home owners
association and not the City of Oak Harbor. If the association disbands, maintenance
responsibility for Tract(s) defaults to the individual lot owners within the boundaries of
the originally approved residential subdivision. If the landscape buffer is not maintained,
the City of Oak Harbor may choose to impose a fee structure or invoice the property
owners within the boundaries of the originally approved residential plat to maintain
landscape buffers.

?3) All vegetation shall be maintained to preserve the health of the buffer plantings and to
maintain the landscaping in a manner that conforms to the original landscape and
maintenance plans associated with the residential plat approval, including replacement of
dead or diseased plantings.

4) Trees deemed to be a hazard by a professional arborist certified in the State of
Washington may be removed, subject to approval by the City of Oak Harbor. Removed
trees must be replaced. The city reserves the right to exempt the requirement for an
Arborist’s assessment if the tree is obviously a hazard, diseased, or dead.

(5) No dumping of vegetation or debris is allowed in buffer tract(s).

6) No structures are allowed in buffer tract(s).

21.60.210 Pedestrian/bike connections — When required.

Pedestrian/bike connections shall be integrated into the design of subdivisions to enhance the
connectivity throughout the plat. They should generally be placed in locations shown in the
Comprehensive Plan. The applicant shall install pedestrian/bike connections in subdivisions and
short subdivisions in any of the following circumstances:

) Sidewalks shall be provided along both sides of public streets in accordance with Table
21.50 - 1, unless an adjustment or waiver is requested in accordance with code section
21.60.070 or 21.60.080 OHMC.

2) If the pedestrian/bike connection is necessary to provide non-circuitous pedestrian and/or
bike access to a park, open space, or activity center within or adjacent to the subdivision;

3) Mid-block pedestrian/bike connections for blocks that are over eight hundred feet (800%)
long;

@) Pedestrian/bike connections shall be provided to all adjacent uses at no greater than eight
hundred-foot (800°) intervals. The location of these connections must be coordinated
between property owners. Specific connections to adjacent uses may be waived if:

(a) The applicant has exhibited through written materials, drawings, and illustrations,
submitted as part of the plat application, that this is impractical or unsafe due to:

@) Existence of an exceptional circumstance. Exceptional circumstances are
steep topography (exceeding 10 percent), critical areas designated in the
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comprehensive plan or delineated in a critical areas report or existing
development.
(i1) The land use characteristics of the adjacent use or potential use as
determined by the Comprehensive Plan Land Use Designation; or
b An alternative connection to a bordering street can provide a non-circuitous route
to the adjacent use; and
(c) An easement or dedication for future connection is provided to properties which
have a reasonable likelihood of redeveloping as determined by the director.

21.60.220 Pedestrian/bike connections — Design.

This section provides the minimum design requirements for pedestrian/bike connections which
are required by section 21.60.210. Sidewalks do not need to meet the standards specified in this
section. Pedestrian/bike connections which meet the design standards in this section and the
safety standards in 21.60.230 may be counted as active open space in planned residential
developments.

(D

@
©))

@

)
(6)

Pedestrian/bike connections shall be built to the following standards:

(a) Be constructed within an easement twenty feet (20°) wide,

(b) The pedestrian/bike connection itself shall be either concrete or asphalt (pervious
or impervious) and be a minimum of ten feet (10°) wide;

© Hard-packed gravel may be used for walkway surface in areas adjacent to critical
areas designated in the comprehensive plan or delineated through a critical areas
report;

(d A landscape strip of five (5) feet shall be provided on either side with one
hundred percent (100%) ground cover and deciduous trees planted at a
maximum thirty-foot (30°) intervals with no less than two (2) trees on each side
of the pedestrian bike connection. Ground cover shall be low-maintenance,
drought tolerant varieties. Bark mulch and wood chips are not allowed in
landscaped areas adjacent to the pedestrian/bike connection;

Fencing along pedestrian connections shall comply with Chapter 19.46 OHMC and shall

not be constructed of chain link, plastic, or vinyl strips.

Lots should front on the pedestrian/bike connection, where possible, to provide visual

access and safety of these facilities. The sides of lots may be located along

pedestrian/bike connections, however, this is a less preferable option, since fencing is
required to separate the pedestrian/bike connection from areas on private lots such as side
and rear yards. If lots front on pedestrian/bike connections, secondary access to these lots
may be provided from an alley.

All pedestrian/bike connections required by this code must be publicly accessible either

by way of easement or through public dedication:

(a) The city may choose not to accept dedication of pedestrian/bike connections at its
discretion; and

®) All pedestrian/bike connections must be designed to city standards contained in
sections 21.60.220 and 21.60.230.

Continuous pedestrian/bike connections shall be provided by aligning with street ends,

other pedestrian/bike facilities, and connecting destinations or trails.

All trails proposed as part of subdivisions or short subdivisions shall be designed in

accordance with the Parks, Recreation and Open Space Plan.

21.60.230 Pedestrian/bike connections - Safety.

The following safety requirements apply to all pedestrian/bike connections in subdivisions and
short subdivisions with the exception of sidewalks:
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1)

€)
(4)
)
(6)

@)

Visibility.

(a) Users shall have clear vision from one (1) end to of the connection to the other;

(b) Plantings shall provide clear visibility from the ground up to thirty inches (30”)
above grade;

© In natural or critical areas with existing vegetation, sight lines for pedestrian and
bike safety may vary if:
6y The protection required of the critical area by other OHMC or other

applicable regulations prohibits the pedestrian/bike connection design
from meeting this requirement

The entire length of the pedestrian/bike connection must be well lit. Bollard lighting must

be used with number of lights and spacing of light fixtures shown on the preliminary plat

landscape plan.

Bollard lighting is required at pedestrian/bike connection entrances;

Signage directing users to the pedestrian/bike connection and appropriate use is required

at all entrances;

The intersections of pedestrian/bike connections with arterial streets shall provide a ten

foot by ten foot (10” x 10”) visibility triangle to promote clear vision into the

pedestrian/bike connection.

Mid-block connections which cross more than one (1) residential block and intersect

streets, must meet the following safety requirements:

(a) Adequate site distance for vehicles to see pedestrians and bikes and come to a
complete stop;

(b) Signage from both directions, warning motorists of the pedestrian/bike crossing;

© At a minimum, painted striping must be provided to delineate the crosswalk.
Applicants are encouraged to use crossing designs which include different
materials, such as pavers or pavement patterns, or rumble strips to warn motorists
of the crossing. Raised crosswalks may also be provided.

()} Staggered bollards at all intersections of mid-block crossings and the public
right-of-way must be provided. If safety measures cannot be provided to ensure
adequate pedestrian/bike safety, the mid-block crossing may be required at a
different location or the city engineer may require additional design features to
ensure safety of the facility.

21.60.240 Pedestrian/bike connections — Maintenance and protection.

(D

@

€)

Pedestrian/bike connections and trails shall be maintained by an association of home
owners. If the pedestrian/bike connection is part of the city-wide trail system, the city will
maintain the connection.

Language detailing the purpose, maintenance responsibilities of the home owners’
association, and design standards for these facilities must be placed on the face of the
plat.

If these facilities are not adequately maintained to allow safe pedestrian and bicycle
passage and/or landscaping is overgrown or in a state of decline, the City may choose to
maintain the facility and bill the homeowner’s association for the cost.

21.60.250 Stormwater ponds - Location and design.

Stormwater ponds shall be located and designed with consideration to aesthetics and to
incorporate the facility as an amenity to the subdivision or short subdivision with features such as
landscaping and natural building materials. The provisions in this section apply to all subdivisions
and short subdivisions proposed within Oak Harbor. The following design requirements shall
apply to the location and design of stormwater ponds.
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) To create the visual effect of larger open space areas, stormwater facilities shall be
located near open spaces, unless site conditions or topography do not allow.

2) Structural materials utilized within stormwater pond design must have regard for natural
aesthetic principles defined as follows:

(a) All structural elements of ponds shall utilize stone or other natural material that
have decorative finishes. Acceptable pond materials are brick, natural stone,
gabions and architectural blocks. Concrete is an acceptable material, subject to
the standards of (b) below.

(b) Use of concrete in stormwater ponds shall be limited to the following finish
types:

() Relief or architectural detail

(i) Fractured finish

(iii))  Exposed aggregate

@iv) Cast in patterns or textures

In addition, when concrete is used as a pond material, it shall be screened by
planting to reduce the visual impact of these facilities.

© The use of Ecology block and synthetic stone veneers in pond construction is
prohibited.

@ All masonry in contact with pond water must be designed to withstand spalling.
Pourous pond materials shall be placed above the wet zone.

?3) To limit the need for safety fencing resulting from steep slopes, stormwater facilities shall
be designed with shallow internal slopes (recommend 3:1 or flatter), whenever feasible.

If safety fencing is required it must:

(a) Be decorative or ornamental in nature. Gray, galvanized, chain-link fencing,
chain-link fencing with slats or wood-plank fencing is not permitted. Vinyl clad
chain-link fencing of green, brown or black color is acceptable if screened by

plantings;
)] For safety reasons, fencing must not completely limit visibility to the pond; and
(c) Ponds shall be designed such that safety fencing is not required on more than two
(2) sides of the pond or fifty percent (50%) of the circumference, whichever is
less.

21.60.260 Stormwater pond - Landscaping.

Landscaping shall be required for all stormwater ponds within subdivisions and short plats. The
purpose of the landscaping is to improve visual quality. The following standards shall apply to the
landscaping for stormwater ponds:

(¢)) A landscape plan that meets the standards of this section and the DOE (Department of
Ecology) Stormwater Manual shall be designed by a Landscape Architect certified in the
State of Washington and submitted as part of the preliminary plat or the preliminary
application.

2) A perimeter landscape area, a minimum ten (10) feet wide, is required adjacent to all
stormwater ponds and shall be placed in a tract owned and maintained by an association
of homeowners. This area shall be delineated on the face of the plat and associated
landscape plan. The perimeter landscape area shall include:

(a) Evergreen ground cover, shrubs and bushes, to provide one hundred percent
(100%) cover of the perimeter area within two (2) years. Native species and low-
maintenance varieties are preferred;

(b) A mix of evergreen and deciduous trees to provide visual interest with a planting
density of at least one (1) tree for every two hundred-fifty (250) square feet of
landscape perimeter.

(©) Existing vegetation may be used to fulfill the landscaping requirements.
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However, all trees which pose a safety hazard and are subject to wind-throw must
be removed.

(d Trails or pedestrian paths are allowed near the pond, provided that the side slopes
of the pond are 3:1 or flatter or safety fencing is provided around the pond. Ifa
trail or pedestrian path is included around the stormwater facility, the area
outside the trail or pedestrian path, but within the 10-foot landscape area must
have one hundred percent groundcover within two (2) years.

3) All landscaping for stormwater ponds shall be placed in a tract and maintained according
to industry standards by a homeowner’s association.
@ Any landscaping provided shall be above the freeboard water level.
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Section Nine. A new Chapter 21.70 of the Oak Harbor Municipal Code entitled “Short
Subdivisions” is hereby adopted to read as follows:

Chapter 21.70
SHORT SUBDIVISIONS
Sections:
21.70.010 Purpose and Applicability
21.70.020 Administration.
21.70.030 Exemptions.
21.70.040 Procedure.
21.70.050 Additional application requirements.
21.70.060 Design standards and required improvements.
21.70.070 Resubdivision.
21.70.080 Boundary line adjustment.
21.70.090 Filing of short plat and/or boundary line adjustment.

21.70.010 Purpose and Applicability

The purpose of the provisions in this chapter is to regulate the subdivision of land into nine (9) or
less lots for residential, commercial or industrial use. General provisions of this title, including
Chapters 21.10, 21.50, 21.60 OHMC, shall apply to land division hereunder.

21.70.020 Administration.

The director or designee is authorized and directed to administer the provisions of this chapter
and shall be granted the authority to approve or disapprove proposed short subdivisions in
accordance with this chapter.

21.70.030 Exemptions.

The provisions of this chapter shall not apply to categories of land exempted under 58.17.040
RCW, as now or hereafter amended.

21.70.040 Procedure.

¢ Short subdivisions shall be processed under a Type II review process, in accordance with
OHMC 18.20.

2) All applications for short subdivisions shall be submitted to the director and the fee, as
established in OHMC 3.64.500, shall be paid by the applicant prior to processing.

3) Inquiry shall be made into the public use and interest proposed to be served by the
establishment of the short subdivision. The director shall make written findings and shall
determine:

(a) If appropriate provisions are made for, but not limited to, the public health,
safety, and general welfare, for open spaces, drainage ways, streets or roads,
alleys, other public ways, transit stops, pedestrian/bike connections, potable
water supplies, sanitary wastes, parks and recreation, playgrounds, schools and
schoolgrounds; and

M) 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

(©) Ensure that the proposed design meets the general design standards and the
residential design standards (if applicable) of Title 21 OHMC; and

(d Consider the characteristics of the proposal and its conformance to the policies of
the Oak Harbor Comprehensive Plan; and
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® Whether the public interest will be served by the subdivision and dedication.
C)) A proposed short subdivision shall be approved if the director makes written findings that
each of the items in (3) have been met.

21.70.050 Application requirements.

The application for short subdivisions shall include the following:
08 Five (5) copies of an application for short subdivision shall be filed with the director. The
application shall contain the following information:

(a) Date, address and telephone number of the subdivider;
®) Legal description of the property to be subdivided;
(©) The location of the nearest public street and utilities;

(d) A statement, under oath, that the tract has not been subdivided within the last five
(5) years except by an approved subdivision; and

(e) A title certificate for the property issued by a title insurance company.

2 A registered land surveyor shall stake the corners of each lot on the ground and prepare a

map of the property drawn in ink upon one (1) or more sheets of mylar.

(a) The map shall be to scale not less than 100 feet to the inch, and north shall be
indicated;

®) The boundary lines of the tract to be short platted and the interior lot lines, and
relationship to adjacent properties;

(©) Length and bearing of the boundary lines and lot lines. The map shall be
referenced to the state plan coordinate system;

(d) Location of monuments or evidence used as ties to establish the boundaries;

(e) Location and dimensions of all easements and/or streets within or adjoining the
short plat, and applicable city or county file numbers;

® A certification by the land surveyor stating that all requirements of this title have
been complied with; and

(g Certificates as required by city and county.

3 In addition to the items listed in subsections (1) and (2) above, the short subdivision map
shall including all of the requirements listed in section 21.40.040 OHMC for final plats,
as to prescribed form.

21.70.060 Design standards and required improvements.
) The short subdivision shall meet the following design standards and have the required
improvements:

(a) Short subdivisions shall be consistent with the General Design Standards and the
Residential Design Standards contained in Chapters 21.50 and 21.60 OHMC.

(b) Short subdivisions shall be in accordance with the Oak Harbor development
regulations and comprehensive plan in effect at the time of application.

(2)  Asacondition to approving the plat, the director may require the subdivider to install, or
bond to install, the following improvements. Such condition must appear on the face of
the approved short plat document. The director may allow the improvements to be
installed at a later date, but they must be installed before any building can be issued a
certificate of occupancy:

(a) City water, storm sewer;
®) Roadway, curb, gutter and sidewalk; and
(c) All required improvements shall conform to the applicable provisions of this title.

21.70.070 Resubdivision.
Land contained within a short subdivision may not be further divided in any manner within a
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period of five (5) years from date of approval without filing a final plat, except that when the
short plat contains fewer than four (4) parcels, nothing in this section shall prevent the owner who
filed the short plat from filing an alteration within the five (5)-year period to create up to a total of
four (4) lots within the original short plat boundaries.

21.70.080 Boundary line adjustment.

The adjustment of boundary lines may be approved by the director if an application is filed along
with the information required by OHMC 21.70.060(1) and (2), and where no new lot is created
thereby or where no lot is reduced in size below the minimum square footage and street frontage
required, by the applicable zoning control and the subdivision ordinance.

21.70.090 Filing of short plat and/or boundary line adjustment.

The subdivider shall file the approved short plat and/or boundary line adjustment and shall
furnish the city with one (1) permanent reproducible copy, mylar or better quality, of the short
plat or boundary line adjustment including all recording data within thirty (30) days after
approval by the director or the approval shall be deemed null and void.
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Section Ten. Chapter 21.80 of the Oak Harbor Municipal Code is hereby readopted to read as
follows:

Chapter 21.80
BINDING SITE PLANS
Sections:
21.80.005 Title.
21.80.010 Binding site plans allowed.
21.80.020 Division of property.
21.80.025 Condominium binding site plan.
21.80.030 Effect.
21.80.040 Application.
21.80.050 Procedure upon application.
21.80.060 Requirements for a binding site plan map.
21.80.070 Certifications required.
21.80.080 Title report.
21.80.090 Survey required.
21.80.100 Approval procedure.
21.80.110 Recording requirements.

21.80.120 Development requirements.

21.80.130 Standards for review of commercial binding site plan.

21.80.140 Standards for binding site plans for condominium developments regulated
by Chapter 64.32 RCW.

21.80.150 Performance guarantee requirements.

21.80.160 Warranty requirements for acceptance of final improvements.

21.80.170 Survey required.

21.80.180 Dedication — Warranty deed.
21.80.200 Modification.

21.80.300 Appeals to the hearing examiner.
21.80.400 Enforcement.

21.80.005 Title.
This chapter shall be entitled “Binding Site Plans.”

21.80.010 Binding site plans allowed.

It is provided that, as an alternative to subdivision or short subdivision requirements under this
title, divisions of land may be completed by binding site plans for classes of property specified in
OHMC 21.80.020(1) through (4).

21.80.020 Division of property.

Division of property by binding site plans may only be used for the following:

¢)) Divisions of land into lots classified for industrial or commercial use;

2 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 so long as the site plan complies
with all applicable mobile home park regulations and the zoning code;

3 A division made for the purpose of alteration by adjusting boundary lines, between
platted or unplatted lots or both, which does not create any additional lot, tract, parcel,
site, or division nor create any lot which contains insufficient area and dimension to meet
minimum requirements for width and area for a building site; and

@) A division of land subject to Chapter 64.32 RCW as now in effect or hereafter amended
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so long as the site plan complies with the standards for condominium division under
OHMC 21.80.140.

21.80.025 Condominium binding site plan.

Divisions of land into lots or tracts if:

08 A binding site plan may be used to divide property without proceeding through division
by subdivision or short subdivision when the land or a portion of it is subject to either
Chapter 64.32 or 64.34 RCW when the following conditions are met:

(a) The improvements constructed or to be constructed thereon are required by the
provisions of the binding site plan to be included in one (1) or more
condominiums or owned by an association or other legal entity in which the
owners of units therein or their owners’ associations have a membership or other
legal or beneficial interest;

) The city has approved a binding site plan for all such land;

©) Such approved binding site plan is recorded in the county or counties in which
such land is located; and
(@D The binding site plan contains thereon the following statement:

All development and use of the land described herein shall be in accordance with this binding site
plan, as it may be amended with the approval of the city, town, or county having jurisdiction over
the development of such land, and in accordance with such other governmental permits,
approvals, regulations, requirements, and restrictions that may be imposed upon such land and the
development and use thereof. Upon completion, the improvements on the land shall be included
in one (1) or more condominiums or owned by an association or other legal entity in which the
owners of units therein or their owners’ associations have a membership or other legal or
beneficial interest. This binding site plan shall be binding upon all now or hereafter having any
interest in the land described herein.
3] The binding site plan may, but need not, depict or describe the boundaries of the lots or
tracts resulting from subjecting a portion of the land to either Chapter 64.32 or 64.34
RCW.
3) The binding site plan for condominiums shall be deemed approved if:
(a) Done in connection with the final approval of a subdivision plan or planned unit
development with respect to all of such lands;
) Done in connection with the issuance of a building permit or final certificate of
occupancy.

21.80.030 Effect.

Upon approval and recording of a binding site plan, any and all sale or leases of lots within the
property covered by the site plan shall be in accordance with the binding site plan. Such lot lines
as are shown on the binding site plan shall be lot lines for setback purposes under the zoning code
in effect at the time the issue of setbacks is to be determined.

21.80.040  Application.

An applicant for site plan approval under Chapter 19.48 OHMC may at the time of application for
site plan review also request that the site plan be processed as a binding site plan to allow the
division of property into separate tracts, lots or parcels.

21.80.050 Procedure upon application.

At the same time or after obtaining site plan approval, the applicant shall submit a preliminary
binding site map meeting the requirements of this chapter and the standards for development as
set out in Chapter 21.50 OHMC.
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21.80.060 Requirements for a binding site plan map.

The applicant shall submit two (2) exact duplicate binding site plan maps meeting the following
requirements. The final binding site plan shall be drawn on mylar drafting film having
dimensions of 18 inches by 24 inches and must include the following:

) The name of the binding site plan,;

2) Legal description of the entire parcel;

3) The date, scale and north arrow;

@ Boundary lines, right-of-way for streets, easements and property lines of lots and other
sites with accurate bearings, dimensions or angles and arcs, and of all curve data;

) Names and right-of-way widths of all streets within the parcel and immediately adjacent
to the parcel. Street names shall be consistent with the names of existing adjacent streets;

6) Number of each lot and each block;

@) Reference to covenants, joint use, access easements, or other agreements either to be filed
separately or on the binding site plan must be referenced on the binding site plan;

) Zoning setback lines and building envelope sites where applicable;

&) Location, dimensions and purpose of any easements, noting if the easements are private
or public;

(10)  Location and description of monuments and all lot corners set and found;

(11)  Datum elevations and primary control points approved by the engineering department.
Descriptions and ties to all control points shall be shown with dimensions, angles, and
bearings;

(12) A dedicatory statement acknowledging public and private dedications and grants;

(13)  Parking areas, general circulation, and landscaping area where applicable;

(14)  Proposed use and location of building with dimensions where applicable;

(15)  Loading areas where applicable;

(16)  Utilities; and

(17)  Other restriction and requirements as deemed necessary by the city.

21.80.070 Certifications required.

) A certificate is required giving a full and correct description of all lands divided as they
appear on the binding site plan, including a statement that the division has been made
with the free consent and in accordance with the desires of the owners. If the binding site
plan is subject to a dedication, the certificate or a separate written instrument shall also
contain the dedication of all streets and other areas to the public, to an individual or
individuals, religious society or societies or to any corporation, public or private as
shown on the binding site plan 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 the road. The certificate or instrument of
dedication shall be signed and acknowledged before a notary public by all parties having
any ownership interest in the land divided and recorded as part of the final binding site
plan.

2) A certification by a licensed surveyor is required, licensed in the state, that the binding
site plan survey is accurate and conforms to the provisions of these regulations and state
law.

21.80.080 Title report.

All binding site plans shall be accompanied by a title company certification (current within 30
days from filing of the binding site plan) confirming that the title of the lands as described and
shown on the binding site plan are in the name of the owner(s) signing the binding site plan.
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21.80.090 Survey required.

A survey must be performed for every binding site plan by or under the supervision of a state of
Washington registered land surveyor.

21.80.100 Approval procedure.

) Binding site plan approval shall be a Type II review process.

2 As part of or after site plan review as provided under OHMC Title 19, applicants for final
binding site plan approval shall file the required documents meeting all the requirements
of this chapter with the development services department.

3) The director shall review the final binding site plan and circulate it to other city
departments to determine whether the requirements of this chapter and preliminary
approval have been met.

@ If the director and city engineer determine that the requirements are met, they shall
approve and sign the binding site plan.

&) If either the director or the city engineer determine that the requirements have not been
met, the final binding site plan shall be returned to the applicant for modification,
correction, or other action as may be required for approval.

(6) If the conditions have been met, the director and city engineer shall inscribe and execute
their written approval on the face of the binding site plan.

21.80.110 Recording requirements.

€8] When the city finds that the binding site plan proposed for final approval meets all the
conditions of final approval, then the applicant shall take both original mylar binding site
plan maps to the Island County auditor. One (1) of the originals of said binding site plan
shall be recorded with the Island County auditor. The other will be stamped by the
auditor and forthwith returned to Oak Harbor. In addition, the applicant will furnish the
city with one (1) paper copy of the mylar recorded by the auditor. In addition, one (N
paper copy shall be furnished by the applicant to the Island County assessor.

) The applicant must provide the city with proof of proper filing and recording before the
binding site plan becomes valid. This proof shall include a certification by the applicant
and the surveyor certifying that the binding site plan has not been altered between the
time 1t was approved for recordation and the time of actual recordation by the Island
County auditor.

21.80.120 Development requirements.
All development must be in conformance with the recorded binding site plan.

21.80.130 Standards for review of commercial binding site plan.

The following standards shall apply to commercial binding site plans:

1) Division lines between lots in commercial binding site plans shall be considered lot lines
under Oak Harbor zoning code.

2 Each such tract or lot created by such binding site plan shall have one (1) designated front
lot line and one (1) rear lot line including those which have no street frontage.

3) All tracts, parcels and lots created by a binding site plan shall be burdened by an
approved maintenance agreement maintaining access to the various lots, tracts and
parcels and for the cost of maintaining landscaping and other common areas.

C)) When any lot, tract or parcel is created without 30 feet of street frontage, easements shall
be given to the city allowing access for police, fire, public and private utilities along the
access roads to each tract, lot or parcel.

%) If the city elects, the city shall be granted a power to maintain the access easements and
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(6)

(7
®

®

file liens on the property for collection of the costs incurred in maintaining such way. The
power to maintain such access ways shall impose no duty on the city to maintain the
access way.

The binding site plan shall contain a provision that the owner’s failure to keep the fire
access lanes open and maintained may subject the property to being abated as a nuisance
and the city may terminate occupancy of such properties until the access easement ways
are adequately maintained.

Freestanding signage may be off of the tract, parcel or lot where the business is located as
long as sign requirements are met within the area encompassed by the binding site plan.
Sufficient parking for each use must be located on the lot where the use is located or joint
parking agreements must be recorded by the owners for the area of the binding site plan.
Prior to building permit approval, parking agreements will be reviewed by the director.
Landscaping requirements will be met for each phase of the binding site plan.
Landscaping requirements may be met for an area of one (1) or more lots as long as a
Joint maintenance agreement is recorded or included in declaration of covenants.

21.80.140 Standards for binding site plans for condominium developments regulated

by Chapter 64.32 RCW.

Development standards for condominiums including residential units or structures shall meet
either the standards set out in subsection (1) or (2) of this section:

) All lots and development shall meet the minimum requirements of this title as now in
effect or hereafter amended. Phase or lot lines shall be used as lot lines for setback
purposes under the zoning code.

2 Condominiums may be developed in phases where ownership of the property is unitary
but all structures may not be completed at the same time or differing lenders finance
separate structures or areas of the property. The following conditions shall apply to
phased condominiums:

(a) All areas not within the building envelope are subject to joint use and are
burdened by a joint obligation to maintain any and all access ways. The city shall
have no obligation to maintain such access ways.

® The city of Oak Harbor shall have an easement for access along and over access
ways and parking areas to allow police, building, fire and utility department
personnel to inspect and observe such property, buildings and activities on the
property as well as for providing emergency and law enforcement services and
easements for utilities over and under such access ways.

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

(@ The developer has submitted a binding schedule for completion of all phases.

(e) Phase lines must be treated as lot lines for setback purposes under the zoning
code unless the property owner will place a covenant on the binding site plan that
the setback area for built phases, contained in all unbuilt phases, shall become
common areas and owned by the owners of existing units in the built portions of
the condominium upon the expiration of the completion schedule described in
subsection (2) of this section.

® All public improvements are guaranteed by bond or other security satisfactory to
the city engineer or his designee.

(2 All built phases in a condominium binding site plan shall have joint and several
obligation to maintain landscaping through covenants or easements or both to
assure that the responsibility is shared among the various owners.

21.80.150 Performance guarantee requirements.
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) In lieu of completing the required public improvements prior to approval of the binding
site plan, the applicant may request final approval, subject to the approval of a suitable
guarantee. The guarantee must be in a form acceptable to the city and in an amount
commensurate with improvements to be completed. The amount of the guarantee is
established at 100 percent of the cost of the city having to construct the improvements
plus 20 percent for contingency. The guarantee amount will require yearly review by the
city and the applicant will be required to revise the guarantee amount to reflect current
inflation rate. Based on the revised amount, the applicant will resubmit suitable guarantee
to the city. Also, the guarantee will be restricted as far as the amount of permissible time
in which the improvements must be completed. If not a regular surety bond from an
acceptable state approved surety, the guarantee must be in a form acceptable to the city
attorney.

2) Guarantee funds will not be released by the city unless approval has been received from
all applicable departments that are responsible for acceptance and/or maintenance of such
improvements. Partial releases will not be allowed.

3) All improvements begun by the applicant must be completed. Once the applicant has
begun making improvements, the applicant shall not be eligible for submitting a
guarantee to the city to cover the incomplete improvements.

@ Public improvements must be in place at time of certificate of occupancy or acceptable
assurances for completion with a temporary certificate of occupancy.

21.80.160 Warranty requirements for acceptance of final improvements.

At the time of final acceptance of the improvements, the applicant shall provide to the city a one-
(1) year warranty guarantee at 10 percent of the established final cost of the public and/or off-site
improvements which must be acceptable to the city.

21.80.170 Survey required.

¢)) The survey required must be conducted by or under the supervision of a Washington
State registered land surveyor. The surveyor shall certify on the binding site plan that it is
a true and correct representation of the lands actually surveyed and the survey was done
in accordance with city and state law.

) In all binding site plans, lot corner survey pins must be set before final approval can be
granted.

3 In all binding site plans, perimeter monuments must be set before final approval can be
granted.

@ In all binding site plans, control monuments must be set before final acceptance of public

improvements. Performance guarantees must include the installation of all control
monuments. Control monuments must be installed in accordance with city design and
construction standards.

%) In all binding site plans, where final approval is to be granted by the acceptance of a
performance guarantee, lot corner and perimeter monuments must be set. The
performance guarantee must include the resetting of any monument that has been lost
during construction of public improvements.

21.80.180 Dedication — Warranty deed.

Any dedication, donation or grant as shown on a binding site plan shall be considered a statutory
warranty deed to the grantee for the use intended.

21.80.200 Modification.
€y Any applicant can request and make application to the city requesting a modification of
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up to five percent (5%) from a requirement of OHMC 21.80.130 or 21.80.140 or OHMC

Title 19.

2) Such request for modification shall be considered by the director as an administrative
decision.

3) The modification shall not be granted by the director until the following facts have been
established:

(a) There are exceptional circumstances of conditions such as: locations of existing
structures, lot configuration, topographic or unique physical features that apply to
the subject property which prohibit the applicant from meeting the standards of
this chapter;

b) The authorization of the modification or variation will not be detrimental to the
public welfare or injurious to property in the vicinity or zone in which the
property is located;

(© A hardship would be incurred by the applicant if he/she complied with the strict
application of the regulations;

(d) Landscaping requirements are not thereby reduced.

21.80.300 Appeals to the hearing examiner.

0y An appeal of the decision relating to the binding site plan shall be made to the hearing
€xaminer.

2 The written appeal shall include a detailed explanation stating the reason for the appeal.
The decision of the hearing examiner shall be the final action.

21.80.400 Enforcement.

The auditor shall refuse to accept for recording any binding site plan which does not bear the
verification of approval as defined by this chapter. The city attorney is authorized to prosecute
violation of this chapter and to commence actions to restrain and enjoin a violation of this chapter
and compel compliance with the provisions of this chapter. The costs of such action shall be
taxed against the violator.
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Section Eleven. Chapter 21.90 of the Oak Harbor Municipal Code is hereby readopted to read as
follows:

Chapter 21.90

PENALTY

Sections:

21.90.010 Violation — Nuisance declared.
21.90.020 Penalty.

21.90.030 Provisions not exclusive.

21.90.010 Violation — Nuisance declared.

Any violation of the provisions of this chapter constitutes a public nuisance which the city can
abate by an action in Island County superior court. The cost of such action shall be taxed against
the violator.

21.90.020 Penalty.

) Any knowing or intentional violation of this provision of the title shall be a gross
misdemeanor punishable by a fine of up to $5,000 or a jail sentence of one (1) year in jail
or both such fine and jail time.

2) Any other violation of this title shall be a civil infraction with a maximum penalty of
$250.00.

21.90.030 Provisions not exclusive.

Penalty and enforcement provisions in this chapter are not exclusive and the city may pursue any
remedy or relief authorized by law or equity.
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RESOLUTION NO.

A RESOLUTION OF THE CITY OF OAK HARBOR ADOPTING A SUBDIVISION
DESIGN MANUAL.

WHEREAS, the Oak Harbor City Council conducted public hearings on February 2, and
February 16, 2010 and adopted revised subdivision and planned residential development
codes; and

WHEREAS, on the same dates the City Council was presented a Subdivision Design
Manual which is a visual and graphic representation of the new codes; and

WHEREAS, the approval of this manual will provide staff a guide to be used with
applicants and the community to illustrate the design concepts embodied in the code; and

WHEREAS, the City Council recognizes that from time to time minor revisions to this
manual will be necessary and the Director of Development Services is authorized to make
minor revisions to this manual from time to time as he deems appropriate;

NOW, THEREFORE BE IT RESOLVED by the City Council of the City of Oak Harbor
that the Subdivision Design Manual attached hereto as Exhibit A is hereby adopted.

PASSED by the City Council this 16th day of February 2010.

THE CITY OF OAK HARBOR
Jim Slowik
Mayor

Attest:

City Clerk

Approved as to form:

Margery Hite
City Attorney

=/
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City of Oak Harbor
City Council Agenda Bill

Bill No.

Date: February 2, 2010

Subject: Standing Committee Resolution

FROM: Paul Schmidt, City Administrator J
INITIALED AS APPROVED FOR SUBMITTAL TO THE COUNCIL BY:
Jim Slowik, Mayor
Doug Merriman, Finance Director
L | Margery Hite, City Attorney, approved as to form

PURPOSE
This agenda bill requests adoption of Resolution 10-03 to establish standing committee membership

from January 2010 through December 2011.

AUTHORITY
RCW 35A.11.020 provides that legislative bodies of each non-charter code city shall have power to
organize and regulate its internal affairs.

SUMMARY STATEMENT

For 2010 through 2011, Mayor Slowik has recommended the standing committee structure and
membership (see Exhibit “A” attached to the resolution) to continue in similar fashion as 2008 — 2009.
As this is only a recommendation, City Council may make any changes it deems necessary.

STANDING COMMITTEE REPORT
N/A

RECOMMENDED ACTION
Adopt Resolution 10-03 which establishes standing committee membership from January 2010
through December 2011.

ATTACHMENTS
Resolution 10-03.

MAYOR’S COMMENTS

February 2, 2010 — Standing Committee Resolution
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RESOLUTION NO. 10-03

A RESOLUTION BY THE CITY OF OAK HARBOR ADOPTING CITY COUNCIL
STANDING COMMITTEE MEMBERSHIP FOR 2010 AND 2011

WHEREAS, the Oak Harbor City Council addresses many different municipal subject
issues covering a wide and varied gamut of topics; and

WHEREAS, it is the duty of the Oak Harbor City Council to deliberate and make
informed decisions on the many different municipal subject issues that come forward in
the course of conducting the City’s business; and

WHEREAS, the Oak Harbor City Council wishes to conduct the business of the City in
an efficient and effective manner by dividing the study and information gathering tasks
equally among all sitting City Council members; and

WHEREAS, the Oak Harbor City Council has determined that all the City’s municipal
subject issues can be assigned to four general areas of interest which can act as standing
committees to which individual City Council members can be assigned to gather and
study pertinent information; and

WHEREAS, Mayor Slowik has recommended certain Oak Harbor City Council members
sit on certain standing committees for a two year term beginning January 2010 and
ending December 2011 represented by Exhibit “A” and attached hereto;

NOW THEREFORE BE IT RESOLVED, by the City Council of the City of Oak Harbor,
Washington, that the attached Exhibit “A” is hereby adopted as the Standing Committee
membership for 2010 - 2011.

PASSED by the City Council this day of , 2010.

CITY OF OAK HARBOR

Jim Slowik, Mayor

ATTEST:

City Clerk

APPROVED AS TO FORM:

City Attorney

REO



Exhibit “A”

Standing Committee Membership for 2010 -2011

Public Works Meets the First Thursday of the month,
7:00 a.m., at Public Works
Chair: Danny Paggao
Members: Rick Almberg
Scott Dudley

Governmental Services

Meets the Second Tuesday of the month,
8:00 a.m., at City Hall

Chair: Jim Campbell
Members: Rick Almberg
Jim Palmer
Finance Meets the second Wednesday of the month,
3:30 p.m., at City Hall
Chair: Jim Palmer
Members: Bob Severns
Beth Munns

Public Safety

Meets the third Thursday of the month, at
7:00 a.m., at the Fire Department

Chair:
Members:

Bob Severns
Scott Dudley
Beth Munns






