ORDINANCE NO. 3090
___________________________________________________________________________

AN ORDINANCE OF THE CITY OF LONGVIEW, WASHINGTON, RELATING TO ZONING AND LAND USE, REPEALING CHAPTER 19.79, “PARK LAND DEDICATION”; REPEALING CHAPTER 19.80, “LONGVIEW SUBDIVISION CODE”, IN ITS ENTIRETY AND REPLACING IT IN ITS ENTIRETY WITH A NEW CHAPTER 19.80, “LONGVIEW SUBDIVISION CODE”;  AND ADOPTING A NEW CHAPTER 12.50, “STREET AND DEVELOPMENT STANDARDS”, REPEALING SECTIONS 19.06.040 and 19.06.050; ALL TO THE LONGVIEW MUNICIPAL CODE. 
___________________________________________________________________________

WHEREAS, the City of Longview is a code city and is authorized to adopt zoning controls pursuant to Chapter 35A.63 of the Revised Code of Washington (“RCW”); and

WHEREAS, the City of Longview adopted a revised Longview Comprehensive Plan in 2007; and

WHEREAS, the City of Longview has not engaged in a comprehensive review and revision of residential zoning standards for several years; and

WHEREAS, it was determined that a revised Title 19 was necessary to ensure consistency between the City of Longview’s zoning standards and the Longview Comprehensive Plan and applicable state laws; and

WHEREAS, a SEPA Determination of Non-Significance and Notice of Public Hearing were issued by the City of Longview on March 3, 2009; and

WHEREAS, the Planning Commission reviewed proposed amendments to Title 19, held public hearings on March 4 and April 1, 2009 and heard public testimony and forwarded a favorable recommendation for amendment to the City Council at its May 14, 2009 meeting; and

WHEREAS, the Longview City Council finds that the proposed modifications to Title 19 substantially advance the Longview Comprehensive Plan; and

WHEREAS, the Longview City Council finds that Title 19 of the Longview Municipal Code shall be amended as provided herein; and
WHEREAS, that by the repeal and replacement of Chapter 19.80 there is a need to move the street and development standards to a more appropriate location in Title 12; and
NOW THEREFORE the City Council of the City of Longview do ordain as follows:

SECTION 1.  Chapter 19.79, Park Land Dedication, of the Longview Municipal Code, is hereby repealed in its entirety.
SECTION 2.  Chapter19.80, Longview Subdivision Code, of the Longview Municipal Code, is hereby repealed in its entirety and replaced in its entirety with a new Chapter 19.80 to read in its entirety as follows; provided manifest and numbering errors shall be corrected prior to publication:
:

Chapter 19.80

LONGVIEW SUBDIVISION CODE

Sections:

19.80.010
Citation of chapter

19.80.020
Purpose

19.80.030
Authority

19.80.040
Administration of chapter

19.80.050
Applicability

19.80.060
Exemptions

19.80.070
Penalties and enforcement

19.80.080
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19.80.090
Fees
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Review process
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Application requirements

19.80.120
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19.80.130
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19.80.140
Master plan – phasing
19.80.150
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19.80.160
Final plat procedure

19.80.170
Final plat drawing and recording

19.80.180
Modification to adopted standards
19.80.190
Modifications to approved preliminary plats

19.80.200
Alteration or vacation of approved subdivisions

19.80.210
Assurance for completion and maintenance of improvements

19.80.220
Latecomer reimbursement

19.80.230
Appeals

19.80.010
Citation of chapter.

This chapter shall be known and may hereafter be cited as the “Longview Subdivision Code.”

19.80.020
Purpose.

The purposes of this chapter are to:

(1)
Protect the public health, safety and general welfare;

(2)
Guide the future growth and development of Longview in accordance with the comprehensive plan;

(3)
Provide for adequate space, light and air and ensure protection of the environment;

(4)
Protect and conserve the value of land throughout the city and the value of buildings and improvements;

(5)
Provide adequate water, sewerage, drainage, transportation and access, fire protection, schools, parks, playgrounds, recreation and other public utilities and facilities;

(6)
Provide appropriate ingress and egress;

(7)
Establish standards of design and procedures to further the orderly layout and use of land; and

(8)
Provide a method for the easy and accurate description of real property for the purpose of conveyance, taxation and assessment.

19.80.030
Authority.  

The authority for this chapter is derived from RCW 35A.63.100, Chapter 58.17 RCW, and other laws of the State of Washington.

19.80.040
Administration of chapter. 

The Community Development Director, referred to hereafter as the “director,” is authorized and directed to administer the provisions of this chapter, and he/she shall be and is granted the authority to summarily approve or disapprove of activity proposed in accordance with this chapter.

19.80.050
Applicability. 

All divisions of land except those listed in Section 19.80.060 below, shall be subject to the requirements of this chapter. 

(1)
Subdivisions (“long” plats). A subdivision is the division of any lot, parcel or tract of land into five or more lots or tracts, or other divisions of land for the purpose of sale or lease, whether immediate or future, including re-subdivision or re-platting of land or lots, to include land within short subdivisions that is further divided within five years of the effective date of the short subdivision in accordance with RCW 58.17.060.

19.80.060
Exemptions.

The provisions of this chapter shall not apply to:

(1)
Cemeteries and other burial plots while used for that purpose;

(2)
Divisions of land into lots or tracts each of which is one-one hundred twenty-eighth of a section of land or larger, or five acres or larger if the land is not capable of description as a fraction of a section of land except when a dedication to the public is necessary provided, that for purposes of computing the size of any lot under this item which borders on a street or road, the lot size shall be expanded to include that area which would be bounded by the center line of the road or street and the side lot lines of the lot running perpendicular to such center line;

(3)
Divisions made by testamentary provisions, or the laws of descent;

(4)
Divisions of land into lots or tracts classified for industrial or commercial use, when the approval authority has approved a binding site plan for use of the land in accordance with Chapter 19.90 LMC;

(5)
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, town, or county has approved a binding site plan for the use of the land in accordance with local regulations;

(6)
A division made for the purpose of alteration by adjusting boundary lines in accordance with Chapter 19.68 LMC, between platted or non-platted 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 requirements for width and area for a building site;

(7)
Divisions of land made by subjecting a portion of a parcel or tract of land to Chapter 64.34 RCW (Condominiums) if the approval authority has approved a binding site plan in accordance with Chapter 19.90 LMC;

(8)
A division for the purpose of leasing land for facilities providing personal wireless services while used for that purpose. "Personal wireless services" means any federally licensed personal wireless service. "Facilities" means unstaffed facilities that are used for the transmission or reception, or both, of wireless communication services including, but not necessarily limited to, antenna arrays, transmission cables, equipment shelters, and support structures; and

(9)
A division of land into lots or tracts of less than three 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. For purposes of this subsection, "electric utility facilities" means unstaffed facilities, except for the presence of security personnel, that are used for or in connection with or to facilitate the transmission, distribution, sale, or furnishing of electricity including, but not limited to, electric power substations. This subsection does not exempt a division of land from the zoning and permitting laws and regulations of cities, towns, counties, and municipal corporations. 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. New customers are defined as electric service locations not already in existence as of the date that electric utility facilities subject to the provisions of this subsection are planned and constructed.

19.80.070
Penalties and enforcement. 

Any person who shall subdivide property, except as herein provided, for the development, sale or lease thereof shall be guilty of a misdemeanor. It is unlawful to sell, offer to sell, lease, transfer or otherwise dispose of any real property which is subject to the provisions of this chapter except where specifically exempted. Any person or any agent of any person who violates any provision of this chapter shall be guilty of a gross misdemeanor. Each sale, offer for sale, lease or transfer of each separate lot in violation of any provision of this chapter and subsequent application of penalty shall not relieve the violator from compliance with this chapter.

19.80.080
Severability.

If any subsection of this chapter is for any reason held invalid or unconstitutional by any court of competent jurisdiction, such section, subsection or portion shall be deemed a separate provision of this chapter and such holdings shall not affect the validity of the remaining portions of this chapter. These regulations shall not be construed as affecting the liability of any person or as waiving the right of the city under any provisions existing at the time of adoption of these regulations, or as annulling any right obtained by any person by lawful action of the city under provisions existing at the time of adoption of these regulations.

19.80.090
Fees.

Fees for applications and permit review associated with actions authorized by this are as prescribed in LMC 19.06.060 and shall be paid to the city with the filing of each application. Such payment shall be made to the Department of Community Development. 

19.80.100
Review process.

Subdivisions shall be reviewed in accordance with the process set forth below and shall also be consistent with the provision set forth in Chapter 58.17 RCW.

(1)
Subdivisions. Subdivisions are approved or disapproved by the Longview City Council upon receipt of the recommendation, findings and public hearing record transmitted by the Longview Planning Commission. Preliminary plats of any proposed subdivision and dedication shall be approved, disapproved, or returned to the applicant for modification or correction within 90 days from date of filing a complete application thereof unless the applicant consents to an extension of such time period, provided that if an environmental impact statement is required as provided in RCW 43.21C.030, the ninety day period shall not include the time spent preparing and circulating the environmental impact statement by the local government agency.  The approval authority shall base its decision on the review criteria set forth in Section 19.80.120 LMC. 

(2)
Public hearing – subdivisions. The preliminary plat shall be filed not less than 21 days prior to any planning commission meeting. The Planning Commission shall set the hearing date and the Director shall cause notice to be prepared. Only one open-record public hearing is allowed. Public notice of complete subdivision applications shall adhere to the following standards:
(a) Publication of notice of public hearing. The city shall publish at least one public notice of the public hearing of the application before the planning commission in the city’s official newspaper, which notice shall be published at least 10 days prior to the hearing date. A combined SEPA/public hearing notice requires publication at least 14 days prior to the hearing date. Notice of such hearing shall also be mailed to the applicant and to all adjacent landowners. Adjacent landowners are the owners of real property, as shown by the records of the county assessor, to be located within 300 feet of any portion of the boundary of the proposed subdivision. If the owner of the real property proposed to be subdivided owns another parcel or parcels of real property which lie adjacent to the real property proposed to be subdivided, notice under this subsection shall be given to owners of real property located within three hundred feet of any portion of the boundaries of such adjacently located parcels of real property owned by the owner of the real property proposed to be subdivided. The records of the Cowlitz County assessor shall be used in notifying owners of adjacent property. Persons requesting notice of the city’s action on an application shall also be notified.

(b) Integrated notice of SEPA decision and public hearing. The city shall provide notice of the threshold determination as set forth in Chapter 17.20 LMC, and attempt to integrate such notice in the notice for the planning commission’s public hearing on the application. The public hearing shall be held after expiration of any SEPA comment period, but in general, should not be held more than forty-five days after the city’s SEPA determination.

(c) Contents of public hearing notice. Public notices shall contain the following:
(i)
A description of the location of the proposed subdivision in two forms: a legal description and a location description in general terms;

(ii)
An announcement of the date, time and place of the public hearing;

(iii)
A listing of all elements of the total proposal for which approval is sought, including not only application for preliminary plat approval, but also any applications or requests for variances, zoning map amendments, comprehensive plan map amendments or other matters;

(iv)
A statement that interested persons are invited to attend the public hearing to express their position or to make written comments in order that they can be made a part of the public hearing process; and

(vii)
For those notices that are mailed to adjacent landowners, the city may include a copy of the preliminary plat map and other information deemed useful or appropriate.

(d) Planning commission hearing. The planning commission shall conduct an open record public hearing on the preliminary plat application, and shall review all materials, take public testimony and deliberate and vote. The commission shall make no recommendation without considering the consolidated staff report and any other reports, recommendations and comments of city officials and public agencies. The planning commission’s recommendation shall be based on the criteria set forth in Section 19.80.120, and shall include written findings of fact and conclusions. The planning commission’s written recommendation shall be forwarded to the city council within fourteen days (14) after the planning commission’s vote to either recommend approval, denial or approval with conditions of the preliminary plat. A tape recording shall be kept of the public hearing by the city. 
(e) City council review of recommendation – subdivisions. Upon receipt of the recommendation on any preliminary plat the legislative body shall at its next public meeting set the date for the public meeting where it shall consider the recommendations of the planning commission and may adopt or reject the recommendations of such hearing body based on the record established at the public hearing. If, after considering the matter at a public meeting, the council deems a change in the planning commission's or planning agency's recommendation approving or disapproving any preliminary plat is necessary, the legislative body shall adopt its own recommendations and approve or disapprove the preliminary plat. Every decision or recommendation made under this section shall be in writing and shall include written findings to support the decision or recommendation. A record of all public meetings and public hearings shall be kept by the appropriate city, town or county authority and shall be open to public inspection. The applicant shall be notified of the outcome and provided with a list of conditions, as approved.

19.80.110
Application requirements.

(1)
Pre-application conference. A pre-application conference is not required for either a subdivision, but is strongly encouraged.  Prospective developers who do not arrange for a conference may encounter delay or denial. The pre-application conference is a means of screening subdivision proposals in their earliest stages of design before proponents are committed to a particular design. It is also a means for staff and other public officials to convey information, identify problems and information, to determine a proposal’s feasibility, to acquaint the prospective applicant with the procedural steps for plat approval. Participation in a pre-application conference and agreement by a prospective applicant to conclusions reached at such conference shall in no way guarantee project approval, prohibit changes of opinion by public agency participants, or prohibit identification and discussion of such additional problems or issues as may arise in the review process. A pre-application conference is non-binding and advisory in intent and effect. 

(2)
Application contents. The applicant shall submit the following materials for subdivision applications: 

(a) Completed preliminary plat application on form supplied by the city; 

(b) Payment of all required fees;

(c) Completed SEPA Environmental Checklist;

(d) If critical areas exist on the subject site, the permit and report requirements of Chapters 17.10 and 17.12 LMC shall be adhered to and submitted with the preliminary plat application, provided that the city engineer may require a geotechnical report in cases where project development may be impacted by underlying soils, even if such area is not officially classed as a critical area;

(e) Preliminary drawings showing sanitary sewer, water and stormwater cross-sections and grade profiles of the existing ground and proposed streets;

(f) Twenty-five copies of the preliminary plat, conforming to the specifications of this chapter, including 11 by 17 inch copies of all large plans so that copies can be made;

(g) If the property is to be developed in phases, each phase shall be clearly labeled and demarcated on the preliminary plat and the master plan requirements of Section 19.80.140 shall be met;

(h) Copy of a recent title report for the property issues within the last sixty (60) days, including a legal description according to the official records in the office of the county auditor; 

(i)  A verified statement with original signatures that the property affected by the application is in the exclusive ownership of the applicant, or that the applicant has submitted the application with the consent of all owners of the affected property;

(j) Traffic impact analysis report as required by the city pursuant to Chapter 12.50 LMC;

(k) If it has been determined that a zoning map amendment or variance is required for approval of the preliminary plat, completed applications for the same if not previously submitted and reviewed;

(l) A tree survey and preservation plan, report or drawing that complies with Section 19.80.130 LMC;

(m) Preliminary stormwater report; and

(n) Project narrative. A preliminary subdivision application shall include a narrative that addresses the following topics:

(i) 
Description of the uses proposed for the site;

(ii) 
Phasing plan, if applicable;

(iii) 
Construction schedule;

(iv)
Any deviations or variances proposed pursuant to Section 19.80.180 LMC;

(v)
Existing covenants or restrictions and easements, if applicable;

(vi)
History of any previous subdivisions and short subdivisions of the property; and

(vii)
Other items required pursuant to applicable portions of LMC.

(3)
Plat specifications. Preliminary plats shall be presented on a sheet or sheets having dimensions no larger than eighteen by twenty-four inches and shall be drawn at a scale of one inch equals 50 feet or larger. Other scales may be used if approved by the city engineer and director. The following information shall be shown on the preliminary plat in one or more sheets:

(a) General. The following general items shall be included:

(i)
The proposed name of the subdivision, together with the words “preliminary plat;”

(ii)
The tract/lot designation(s) of the proposed subdivision as shown in the records of the Cowlitz County assessor, including lot numbers, section, township and range;

(iii)
Date, north-pointing arrow, and scale of drawing;

(iv)
Name and address of the owner(s) of the property to be subdivided, of the applicant or subdivision agent; if other than the owner, and of the surveyor and engineer; and

(v)
A vicinity map sufficient to define the location and boundaries of the proposed subdivision with respect to surrounding property and streets.

(b) Existing features. The following existing features shall be shown:  

(i)
Existing structures and other site improvements (parking, driveways, pedestrian/bicycle paths, etc.) and any proposed structures to remain;

(ii)
Location, pavement and right-of-way widths, and names of existing public or private streets, roads or alleys within or abutting the tract;

(iii) 
Location and size of existing sewers, water mains and stormwater facilities;

(iv) 
Location of existing lot lines, easements, railroads, monuments, property markers, section lines and city boundary lines within or abutting the tract;

(v)
Watercourses, ditches, areas of flooding or ponding, rock outcroppings, and trees eight inches or more in diameter measured four feet above the ground;

(vi)
The names and addresses of adjoining property owners from the latest assessment rolls within 300 feet of all boundaries of the proposed subdivision,  shown on the plat in relationship to the property to be subdivided or provided in a separate document;

(vii)
Contour lines illustrating topography at two foot intervals for slopes less than ten percent and at five foot intervals for slopes over ten percent.  Contour lines shall extend at least one hundred feet beyond the boundaries of the proposed subdivision. Contours shall be relative to sea level and based on city approved datum;

(viii)
All critical areas shall be shown including streams, wetlands, geological hazard areas and all associated buffers;

(ix)
For subdivisions proposed in the 100-year floodplain, base flood elevation benchmarks;

(c) Proposed features. The following proposed features shall be shown on the preliminary plat.

(i)
The boundary of the proposed subdivision drawn in a bold line,

(ii)
Locations and dimensions of proposed streets, alleys, other public and private ways, easements, lot lines and utilities, with the purpose of easements stated,

(iii)
Locations, dimensions and area of public and common park and other open space areas

(iv)
Proposed number assigned to each lot and block, with lots numbered consecutively in a block; proposed names of all streets,

(v)
Identification of all areas proposed to be dedicated for public use, with designation of the purpose thereof and any conditions,

(vi)
When more than one type of use is proposed, the location, dimensions and area for each type of use (such as single-family, two-family, or multifamily residential uses),

(vii)
If the subdivision borders a river or stream, or drainage ditches the approximate mean high and mean low water elevation and the distances and bearings of a meander line established not less than twenty feet back from the ordinary high-water mark of the waterway.

(viii)
Determination of complete application. Within twenty-eight days after the applicant submits all of the elements of a complete application, including the necessary application fee(s), the city shall determine whether the application is complete. If the city determines that the application is not complete, the city shall notify the applicant that the application is incomplete in writing. Such notification shall describe what is necessary to make the application complete. If the applicant does not submit the information requested by the city within ninety (90) days after notification by the city that the application is incomplete, the city may determine that the application has lapsed for lack of information. If the city determines that the application has lapsed for lack of information, the applicant may request a partial refund of the application fee. Applications shall not be processed until a determination of completeness is made.

(4)
Distribution of plat materials. When the director determines that the proposed preliminary plat contains the required information and supplementary data, copies of the plat shall be distributed to applicable city department, other governmental agencies and entities including, but not limited to the: 1) assistant city manger; 2) director of public works; 3) city engineer; 4) city fire department; 5) city police department; 6) city parks and recreation director; 7) Cowlitz Consolidated Diking Improvement District No. 1; 8) Public Utility District; 9) Longview School District; 10) applicable special purpose districts; 11) Washington State Department of Transportation 12) Washington State Department of Ecology; 13) any federal, state and local agency which may have an interest in the subdivision or the properties involved; and 14) the Cowlitz Indian Tribe. The preceding agencies shall forward their comments and recommendations to the Department of Community Development in a timely manner and the planning commission secretary shall forward any comments received from the public, public agencies or utilities to the director. The director shall consolidate the comments and recommendations into a staff report to be considered by the planning commission.

19.80.120
Approval criteria.

(1)
To grant approval of a preliminary subdivision, the applicant must demonstrate compliance with all of the following criteria:

(a) Appropriate provisions to the extent necessary to mitigate an impact of the development have been made for transportation, water, storm drainage, erosion control and sanitary sewage disposal methods that are consistent with the city’s current ordinances, standards and plans;

(b) Appropriate provisions have been made for but not limited to public health, safety and general welfare;
(c) Appropriate provisions have been made for proposed streets, alleys and public ways, utilities and other improvements that are consistent with the city’s current ordinances, standards and plans, and Department of Health and/or Washington State Department of Transportation standards and plans, where applicable;

(d) Appropriate provisions to the extent necessary to mitigate an impact of the development have been made for open space, parks, schools, dedications, easements and reservations;

(e) The design of the proposed subdivision site has taken into consideration the physical features of the site, including but not limited, to: topography, soil conditions, susceptibility to flooding, inundation or swamp conditions, steep slopes or unique natural features such as wildlife habitat or wetlands;

(f) When re-platting an existing subdivision, the subdivision shall comply with all of the terms and conditions of the existing subdivision’s conditions of approval;

(g) Compliance with the following:

(i)
State requirements including those set for in Chapter 58.17 RCW,

(ii)
Longview parks and recreation plan and the Cowlitz Regional Trails Plan;

(iii)
Longview zoning ordinance;

(iv)
Cowlitz County shoreline master program;

(v)
Other plans and programs as the city has adopted, including the stormwater runoff standards set forth in Chapter 17.80 LMC;

(vi)
The standards of this chapter and this title;

(vii)
The International Fire Code and other adopted code; and

(viii)
Plans and specifications adopted by the Public Works Department including those set forth in Chapter 12.50 LMC and the Kelso/Longview Standard Plans and Specifications.

(h) A proposed subdivision may be disapproved because of flood, inundation or swamp conditions. Construction of protective improvements may be required as a condition of approval, and such improvements shall be noted on the final plat. No plat shall be approved covering any land situated in a flood control zone as provided in Chapter 86.16 RCW without the prior written approval of the State Department of Ecology.

(i) Dedication of land to any public body, provision of public improvements to serve the subdivision may be required as a condition of subdivision approval. An offer of dedication may include a waiver of right of direct access to any street from any property, and if the dedication is accepted, any such waiver is effective. The city may require such waiver as a condition of approval. Any dedication, donation or grant as shown on the face of the plat shall be considered for all intents and purposes as a quitclaim deed to the said donor(s) grantee(s) for his/her/their use for the purpose intended by the grantor(s) or donor(s). If the plat is subject to a dedication, a certificate or separate written instrument shall contain the dedication of all streets and other areas to the public, any individuals, religious societies or corporation (public or private), as shown on the plat, and a waiver of all claims for damages against any governmental authority which may be occasioned to the adjacent land by the established construction, drainage and maintenance of said road. Said certificate or instrument of dedication shall be signed and acknowledged before a notary public by all parties having any ownership interest in the lands subdivided and recorded as part of the final plat.

(2)
Written findings required. During the public hearing on the preliminary plat, the city shall inquire into the public use and interest proposed to be served by the establishment of the subdivision and any dedications proposed. The proposed subdivision and/or dedications shall not be approved/accepted or recommended for approval/acceptance unless the planning commission and/or city council makes written findings that the approval criteria have been met.

(3)
Authority to condition approval. The commission and council may attach those conditions to an approval or recommendation for approval as deemed necessary to promote the public interest, safety, health and welfare, except as prohibited in this division or other law. The commission may recommend and the council may require that conditions of approval be listed on the face of the final plat. In order that the applicant/developer bear a fair share of the cost of repair or improvement of these affected properties, facilities and services, the commission may recommend and the council may require construction, repair, expansion, improvement or other provision of off-site improvements by the applicant. Such requirements may include but shall not be limited to dedication of land for right-of-way, resurfacing a street that provides access to a subdivision, or replacement in inadequately sized off-site utilities whose capacity will be affected by the development. For short plats, the director may establish conditions and require similar improvements as part a conditionally-approved preliminary short plat.

(4)
Phasing. For phased projects, the commission shall consider the relationship between the preliminary plat and the master plan. The master plan should be used to establish appropriate modifications to the preliminary plat, conditions of approval, dedications and off-site improvements.

(5)
Length of preliminary approval. Approval of a preliminary plat shall be effective for five years from the date of city council approval. Upon recommendation of the planning commission, the city council may grant one two-year extension provided the following criteria are met:

(a) The applicant shall request the extension in writing not less than 90 days prior to the expiration of the preliminary plat;

(b) In such written request, the applicant shall state the reasons for the request, describe progress made in installing improvements and provide a schedule for completing the final plat;

(c) The applicant shall demonstrate to the planning commission that it has acted in good faith and made substantial progress in complying with the conditions of preliminary plat and that it would be inequitable to require the applicant to reapply for a new preliminary plat approval; 

(d) In considering the grant of any extension, the planning commission may recommend the imposition of additional conditions for final approval that are consistent with city-adopted standards and policies existing at the time the extension request is considered; and

(e) Requests for extension shall be considered first at a public meeting of the planning commission. The planning commission shall then forward its recommendation to the city council. Disapproval of a request for an extension shall result in the expiration of preliminary plat approval. Expired preliminary plats, or expired phases of preliminary plats, must be the subject of new land use applications and shall not be permitted as amendments or revisions of the original expired preliminary plat.

19.80.130
Minimum standards.

Public improvements may be required of any subdivision and shall by installed at the expense of the owner. Unless otherwise noted, all designs shall be consistent with the Kelso/Longview Standard Plans and Specifications, provided that if a conflict exists between two different standards, the required design shall be determined by the city engineer. The following standards within this section shall be followed in the development of all subdivisions and shall be considered minimum standards:

(1)
Streets, curbs, sidewalks, alleys. The standards set forth in Chapter 12.50 shall be met.

(2)
Stormwater management shall conform to the chapter 17.80 LMC.

(a) Innovative stormwater management techniques. To encourage innovative and environmentally sound development approaches (i.e., low impact development, etc.) to stormwater management, the city may modify its adopted standards and guidelines, provided that the proposal provides equal or superior design. Any requested/permitted deviation shall be reviewed pursuant to Section 19.80.180.

(3)
Easements. The following easement standards apply:

(a) Utility easements. Perpetual easement to utility providers for installation and maintenance of utilities shall be provided to serve each and every lot at locations deemed necessary by the utility providers. Such utilities may include sewer, water, stormwater, gas, electricity, communication lines and cables and other similar utilities. Utility easements shall be at least 10 feet in width or five feet on each side of contiguous lot lines unless otherwise approved by the city engineer. When the utility easements are needed at lot corners, the size of the easement shall be at least five feet by five feet. Additional easements for major distribution and transmission lines or unusual electric or communication facilities may be required where necessary. Additional easements for major distribution and transmission lines or unusual electric or communication facilities may be required. 

(b) Easements for unusual facilities such as high-voltage electric transmission lines, drainage canals and similar areas shall be of such width as is determined to be necessary by the city engineer for the purpose, including any necessary maintenance roads.

(c) If a subdivision is traversed by a watercourse, such as a drainageway, channel or stream, there shall be provided a perpetual stormwater easement or drainage right-of-way conforming substantially to the seasonal high-water line of the watercourse and of such further width as will ensure protection of water-carrying capacity and access to the watercourse for maintenance of capacity. Such recorded easement or right-of-way shall be measured from the centerline of the watercourse and shall give to the appropriate authority access for the purpose of maintenance of water-carrying capacity.  Such easement may not be necessary where buffers are required by Chapter 17.10 LMC. In determining the width of such easements, the city engineer shall give consideration to the requirements and recommendations of the applicable diking district in regard to the operation of maintenance equipment and the placement of spoils where appropriate. The size and nature of the district’s drainage facility and the elevation and slope of the abutting upland property shall be considered in determining the minimum width required.
(4)
Installation of utilities.

(a) All distribution laterals and primary and secondary lines and wires serving the subdivision, including those providing electric, street lighting, telephone, and cable television service, shall be placed underground. All utilities shall be installed at the lot line of each and every lot prior to acceptance of improvements and shall be constructed in the street right-of-way unless otherwise approved by the city engineer. The applicant shall make necessary arrangements with utility providers or other appropriate persons for underground installations. This requirement does not apply to surface-mounted transformers, switching facilities, connection boxes, meter cabinets, temporary utility facilities used during construction, high capacity transmission lines, electric utility substations, cable television amplifiers, telephone pedestals, cross-connect terminals, repeaters, warning signs or traffic control equipment.

(b) Sanitary sewers and water system improvements shall be installed at the developer’s expense, to serve all subdivisions, by extension of the existing city sewer and water lines and any other upgrades and improvements necessary to ensure adequate capacity. Such facilities shall be designed and sized to the satisfaction of the city engineer and shall be of sufficient capacity to accommodate the ultimate development density of all intended phases in adjacent areas. 

(c) Utility installations shall be in accordance with city design standards. 

(d) Street lighting. Street lighting shall be included in the development of all future platting or subdivisions. Street lights shall be placed at all street intersections and at other locations designated by the city engineer. A complete street lighting system, including conduits, wiring, concrete bases, poles, junction boxes, meter base, service cabinets and luminaries, shall be installed by the developer throughout the subdivision in accordance with city standards. Light conduit shall be placed in a separate ditch unless otherwise approved by the city. The applicant shall submit plans and manufacturer technical information meeting or exceeding city of Longview standards to the city engineer and public utility district for approval of all specifications and materials used in the system. 

(e) Landscaping of planting/utility strip. The developer or their successor shall be responsible for ensuring that, prior to issuance of an occupancy permit for a lot, the utility/planting strip abutting the curb adjacent to the lot is planted in grass or other approved landscaping and with street trees. The plantings shall include street trees meeting the following characteristics:  

(i)
Shall be at least 2 inch DBH at time of planting and be spaced at approximately 30-foot intervals on center;

(ii)
Shall be centered between the curb and sidewalk;

(iii)
Shall be planted at least 20 feet from driveways, at least 20 feet from street light standards and at least eight feet from fire hydrants and sewer laterals;

(iv)
Shall be of a type, species and quantity approved by the superintendent of parks; 

(v)
Shall be at least 30 feet from any corner where curb lines intersect; and shall be planted and maintained in an acceptable manner.

(f) Timing and procedure for construction of sidewalks shall be as follows:

(i)
All intersection curb ramps shall be constructed with roadway infrastructure required for the subdivision.

(ii)
Sidewalks shall be constructed with roadway infrastructure required for the subdivision on all open space tracts, non-building lots, and on the major street frontage of double frontage lots; and

(iii)
 On building lots, construction of the sidewalk shall be done on a lot-by-lot basis, prior to issuance of a certificate of occupancy for the lot.

(5)
Natural features preservation and landscaping.

(a) Plats shall be designed to preserve and enhance significant natural features and resources, including but not limited to natural contours, watercourses, marshes, scenic points and views, large trees, natural groves, rock formations, and sensitive areas; to be compatible with aesthetic values of the area; and to reflect natural limitations inherent in the property. 

(b) Plats shall be designed to minimize impacts on adjacent properties and on off-site or citywide public facilities and services, such as streets, drainage ways and storm sewers.

(c) Plats shall be designed to preserve to the extent possible significant trees as defined by Chapter 19.09 LMC and as more specifically set forth in this Section. When the preservation of at least 20% of significant trees, inclusive of those found in preserved critical area buffers and open space or recreation tracts, is deemed not feasible, the applicant shall mitigate for the loss of tree canopy by incorporating additional landscaping, tree plantings and/or buffer enhancements (if applicable) or through other means as approved by the city. Significant trees that will remain onsite shall be protected during construction through the use of fencing, rock wells and other means that provide protection corresponding to the drip line of the tree(s), which is the vertical projection of the foliage at its greatest circumference. Assurances shall be provided to ensure the long term protection of significant trees, or trees planted as mitigation, via notations on the final plat and within recorded covenants. Exemptions may be included to allow removal of those trees deemed dangerous or hazardous to public health, safety and welfare by a professional arborist.

(d) Screening shall be implemented as follows:

(i)
Fences, hedges or landscaping buffer strips may be required by the city to separate commercial and industrial zoning districts from residential districts or uses in conformance with the zoning ordinance standards; 

(ii)
In the case of residential subdivisions abutting major arterials, the applicant shall provide a buffer strip a minimum of ten feet wide along the lot line abutting the arterial. Hedges or trees shall be planted in the buffer strip of a height that will become a solid, effective sight screen within three years, unless existing vegetation provides substantial screening; 

(iii)
Fencing may be required to limit access to areas that may be hazardous to the public, including stormwater detention ponds and facilities.  Landscaping shall be required along the perimeter of the fence and may include a mix of trees and shrubs; and 

(iv)
Native vegetation and soil should be used to minimize the need for irrigation and pest control. 

(6)
Pedestrian/bicycle ways in and through residential subdivisions. In blocks over 800 feet in length, a pedestrian/bicycle way with a minimum width of 15 feet may be required through the middle of the block. The pathway shall be paved using materials accepted by the city engineer. If unusual conditions require blocks longer than 1,200 feet in length, two pedestrian/bicycle ways shall be required. Pedestrian ways may also be required to connect cul-de-sacs or to pass through unusually shaped lots to provide for public convenience (e.g., direct route to school, etc.), safety and circulation.

(7)
Subdivision and street naming. Subdivision names shall not duplicate or too closely approximate phonetically the name of any other subdivision within the Longview area, except that in the case of successive subdivisions of a phased development, plats may be differentiated in name by sequential numbering or by direction (north, south, etc.). Streets having the same name except for “Court,” “Lane” or other suffix shall be deemed duplicative and not permitted. Names of new streets running on a line with an existing street but separated by a park or barrier may duplicate the name of the existing street, provided that a prefix indicating direction from the park or barrier is attached to the new street’s name. The city council shall have the right to rename subdivisions and streets.

(8)
Lots or parcels.

(a) Each lot shall be provided direct access by means of minimum frontage on a dedicated and improved public street.

(b) The minimum size of any lot or parcel of property within a subdivision shall conform to the standards of Title 19 unless otherwise approved pursuant to this title. 

(c) Residential lots which have street frontage along two opposite boundaries shall be discouraged, except for reverse-frontage lots which are essential to provide separation to residential development from primary traffic arterials or collectors or to overcome specific disadvantages of topography and orientation. For such lots there shall be an easement or other restriction in favor of the appropriate governmental entity at least 10 feet wide along the lot lines abutting said primary arterial across which there shall be no right of access may be required. 

(d) Insofar as practicable, side lot lines shall be at right angles to straight street lines and radial to corner street lines. Placing adjacent lots at right angles to one another shall be avoided where possible.

(e) Residential subdivisions should be designed so that individual lots or parcels do not require direct vehicular access to arterial streets and that direct access to collector streets is minimized.

(f) Where lots are more than double the minimum lot size required for the zone, the city council may require that the subdivision be designed to accommodate future subdivision and the opening of future streets and expansion of existing streets. The city may also require that a subdivision’s street network be designed to accommodate future growth on adjacent properties in support of greater connectivity and a more efficient transportation network.

(g) Lots shall be laid out to provide drainage away from all buildings, and individual lot drainage shall be coordinated with the storm drainage pattern for the area. Drainage shall be designed to avoid concentration of storm water from one lot to an adjacent lot. 
(9)
Blocks.

(a) Length. In general, blocks shall be as long as is reasonable and consistent with the topography and the needs for convenient access, circulation, control and safety of street traffic and the type of land use proposed. The block length shall not ordinarily exceed 800 feet or be less than 400 feet, provided that the city may approve an alternative design.

(b) Width. Except for reverse-frontage parcels or when topographic conditions do not permit, the width of blocks shall ordinarily be sufficient to allow for two tiers of lots of depths consistent with the type of land use proposed. This width shall normally be not less than two hundred feet for the sum of two lot depths.

(c) Intersecting streets shall be so laid out that blocks shall not be more than 800 feet in length between rights-of-way for local access street only. In the case of long blocks or oddly shaped blocks and to facilitate pedestrian access to parks, playgrounds, open space or schools, the applicant may be required to construct pedestrian and bicycle easements of not less than five feet in width on a dedicated right-of-way or perpetual unobstructed easement of not less than 15 feet in width, to extend through the block(s) at location(s) deemed necessary. Widths of blocks shall be such as to allow two rows of lots, except that blocks along the perimeters of a plat may have one row of lots.

(d) Blocks intended for commercial and industrial use shall be designed specifically for such purposes, with adequate space provided for off-street parking, loading and delivery.

(10)
Park and recreation improvements. 

(a) The planning commission and city council shall review the need for park and/or trail development when reviewing preliminary subdivision applications and may require the developer to dedicate land for park development as a condition of approval in accordance with this title. For the purposes of this chapter, the term “park” shall also include trails. Applicant-paid park improvements shall be constructed per the plat conditions. As agreed to by the city, a fee-in-lieu of park land dedication proposal may be considered in accordance with RCW 82.02.020 and such fee shall be paid prior to final plat approval, unless otherwise authorized by the city. The location and characteristics of land dedicated for park and recreational purposes shall follow these standards:

(i)
The area proposed for park dedication may be located either within or outside the boundaries of the property described in the subdivision, but must either be adjacent to an existing or proposed city park site or within the same park service area in which the subdivision is located. Park service area is considered to be within one-half mile of the subdivision for which it is required;

(ii)
The area proposed for park dedication shall have characteristics and location which make it suitable for future inclusion into the city parks system, as determined by the director of parks and recreation;

(iii)
With the approval of the director, the area proposed for park dedication or portion thereof may contain valuable or sensitive environmental features, preservation of which is consistent with the city’s comprehensive plan and/or parks and recreation plan;

(iv)
All lots within the subdivision for which park dedication is required shall have legal and convenient access to the area proposed for park dedication, at the time of final plat approval; and

(v)
 The topography, soils, hydrography and other physical characteristics of the area proposed for park dedication shall be of such quality as to allow the development of community or neighborhood parks, or to create a flat, dry, obstacle-free space on at least 90 percent of the total required area in a configuration which allows for active recreation, shall have no known safety hazards, and shall have no known physical problems such as the presence of hazardous waste, pipeline of power easements, drainage, erosion, or flooding that the director of parks and recreation determines would cause inordinate demands upon public resources for maintenance and operation of the property to be dedicated to the city. Park sites should also be located so that persons living within the service area will not have to cross a major arterial street to get to the site. 

(b) Minimum size of land dedicated for park purposes. Applicants who dedicate open space for park land pursuant to this chapter shall dedicate at least seven acres per 1,000 population generated by the proposed subdivision. This requirement is based on the level of service (LOS) standards adopted per the Longview Park and Recreation Plan for needs of a neighborhood park including but not limited to such amenities as play equipment, athletic areas such as baseball/softball diamonds, soccer/football fields, volleyball courts, hard surface areas such as tennis courts, basketball courts, in-line skating rinks, picnic areas, walk/trail systems, restrooms, natural areas, open spaces and buffer zones. The formula for determination of the required minimum park dedication shall be:

(i)
Single-family dwelling use districts and subdivisions of land zoned higher density where up to fourplexes are proposed, shall provide .0168 acres of park area per permitted dwelling unit within the plat, based on an average of 2.4 persons per household and desired park land ratio of seven acres per 1,000 people for neighborhood parks per the Longview Park and Recreation Plan; and

(ii)
Developments consisting of multifamily dwellings shall provide park areas consistent with the standards set forth in Chapter 19.20 LMC.

(iii)
Linear trails shall be designed as approved by the director of parks and recreation or their designee. Total trail area improved and/or dedicated may be less than the area standards above, as approved by the city.  

(c) Final plat approval conditioned upon park land dedication. When approval of the final plat of a subdivision is conditioned upon the dedication and/or improvement of land for park/trail purposes, the final plat shall not be approved or recorded until the director of parks and recreation has determined in writing that any land to be dedicated is shown on the face of the final plat, or in a deed conveying the land to the city which has been recorded with the Cowlitz County auditor’s office or the instrument conveying the land to the city has been transmitted to the city council for acceptance of the dedication by ordinance.

(11)
Model Homes.  Upon the filing of a final plat of a residential subdivision containing 20 or more single-family lots, in accordance with LMC 19.80.150, in districts that are designated as R-1 or in the portions of planned unit developments that are designated as R-1, a subdivider (as such term is defined in LMC 19.09.640), who retains the ownership of not less than 85 percent of all of the lots therein, and whose business includes the construction of single-family dwellings for sale to others, may erect, maintain and operate a “model home” or “model homes” within said plat for the purpose of displaying said model home or model homes and for the sales of lots and contracting for the construction of homes for purchasers within said plats, subject to the following conditions:
(a) All model homes shall meet all district requirements for lot and yard dimensions;

(b) Model homes shall not be occupied for residential purposes, and any certificate of occupancy shall be temporary in nature and shall state that said model homes may be used only for a period of not to exceed 24 months following the date of issuance of a building permit, and may not be occupied as a residence until the issuance of a permanent certificate of occupancy by the building official;

(c) Use of such model homes for the purposes permitted by this section shall be discontinued within 24 months after the issuance of a building permit for construction thereof;

(d) Such model homes shall not be used as a means to sell lots, or dwelling houses located outside the plat;

(e) Such model homes shall not be used for any business activity between 9:30 p.m. and 9:00 a.m.;

(f) No banners, balloons or advertising signs on awnings shall be permitted. No more than two identifying signs shall be allowed at each model home and shall not interfere with right-of-way or public safety. All model homes shall be constructed, painted and decorated so as to blend in with surrounding properties, and no signs at the location of any model home shall be permitted advertising any business other than the subdivider and/or the sales agency representing the subdivider. Such model home signs shall be limited to one at each model home, not exceeding 12 square feet in area and not exceeding 42 inches above the level of the sidewalk. Such signs shall be removed prior to occupancy of the model home or when 75 percent of the lots within the subdivision have been sold, whichever occurs first. Such sign may not be illuminated;

(g) No more than one model home may be maintained for each 20 lots that are owned and offered for sale by the subdivider; provided, however, that the subdivider may reduce his, her or its ownership of the lots within the plat to less than 20 lots and to less than 85 percent of the lots within the plat by sales of lots therein without loss of the privilege of maintaining a model home;

(h) The privilege to maintain a model home may be granted to a subdivider or developer other than the original subdivider if such successor subdivider or developer is the owner of 20 or more adjoining vacant lots within the plat;

(i) Such model home may be used for displays and sales, and may be temporarily constructed in such a manner as to be incomplete as a dwelling house suitable for habitation and not in conformance with the requirements of the building code as a dwelling house, and driveways and sidewalks may be omitted therefrom; provided, however, that prior to the issuance of a permanent certificate of occupancy, said model home shall be altered or modified to comply with said building code in all respects and all required driveways and sidewalks shall be constructed;

(j) Sales and displays in such model homes may be conducted and presented by agents and/or employees of the subdivider or developer, or by others not employed by the subdivider or developer; provided, however, that no business activities conducted within or at the site of any such model home shall include products, commodities, or materials not delivered to and installed as a part of a dwelling house within the plat or of land situated outside the plat;

(k) A new subdivision or residential development of 20 lots or more shall be allowed one temporary sign not to exceed 32 square feet in area and 10 feet in height to be located only on a vacant lot owned by the developer of the subdivision at or near the primary entrance to the subdivision or development. Such sign shall only advertise or market the subdivision in which it is placed. Such sign shall be removed when 75 percent of the lots are developed, or no later than 24 months from final plat approval, whichever occurs first. Such sign shall not be illuminated nor located within 50 feet of any property line of an existing residence. One temporary sign identifying an engineer, architect, contractor, bank, or other professional service engaged in or used in the construction of a home or a utility within the subdivision may be erected on a lot within the subdivision when construction commences on that lot, provided such sign does not exceed eight square feet in area and 36 inches in height. Such sign shall be removed prior to occupancy of the structure or when construction of that lot is substantially complete. Such sign shall not be illuminated, nor located within 50 feet of any property line of an existing residence.

(12) Subdivisions – Less than 20 lots.  A new subdivision or residential development of less than 20 lots and of four lots or more shall be allowed one temporary sign not to exceed 32 square feet in area and 10 feet in height to be located only on a vacant lot owned by the developer of the subdivision at or near the primary entrance to the subdivision or development. Such sign shall only advertise or market the subdivision in which it is placed. Such sign shall be removed when 75 percent of the lots are developed, or no later than 24 months from final plat approval, whichever occurs first. Such sign shall not be illuminated nor located within 50 feet of any property line of an existing residence. One temporary sign identifying an engineer, architect, contractor, bank, or other professional service engaged in or used in the construction of a home or a utility within the subdivision may be erected on a lot within the subdivision when construction commences on that lot, provided such sign does not exceed eight square feet in area and 36 inches in height. Such sign shall be removed prior to occupancy of the structure or when construction of that lot is substantially complete. Such sign shall not be illuminated, nor located within 50 feet of any property line of an existing residence.

19.80.140
Master plan – phasing.
(1)
A master plan shall be submitted with the preliminary plat when a tract is to be developed in successive phases. The master plan shall be on an individual sheet or sheets not larger than 22 by 34 inches separate from the preliminary plat and drawn to a convenient scale. The purpose of the master plan shall be to indicate how the design and particularly the circulation pattern of the proposed preliminary plat relate to and would be coordinated with possible development plans on adjoining property and what the effects of the total development may be. The master plan shall be used as a nonbinding guide when later phases are proposed. A preliminary plat approved by the city which was not submitted for phased development, shall not be broken into phases at the time final approval is sought unless the approved preliminary plat is modified in accordance with this title. The following information shall be shown on the master plan:

(a) Name. The name of the entire development together with the words “Master Plan”;

(b) Description. Location of properly by lot numbers, section, township, range, donation land claim, graphic scale, north pointing arrow;

(c) Phase identification. Each phase, including the phase for which immediate subdivision approval is sought, shall be clearly identified by numbering or other means that indicates the probable order in which the phases will be developed;

(d) Owners and other persons. Name and address of the legal owner(s) of the property of the applicant or subdivision agent in other than the owner, and of the persons responsible for design, surveying and engineering of the immediate phase;

(e) Immediate phase detail. The phase for which immediate subdivision approval shall be shown in detail;

(f) Future phase detail. Detail for future subdivision phases shall be as follows:

(g) Location of existing lot lines easements railroad and utility rights-of-way, watercourses, and wooded areas;

(h) Location and names of all existing or platted streets and other public ways within or immediately adjacent to the future phases;

(i) Approximate lot sizes and uses of property adjoining the master plan site;

(j) Location and sizes of existing sewers, water mains, and culverts within and immediately adjacent to the future phases;

(k) Location of existing buildings within and immediately adjacent to the future phases;

(l) Approximate topography, with arrows showing direction of incline or rough contour lines;

(m) Approximate location of proposed streets, trails and crosswalks through blocks;

(n) Approximate lot lines or an indication of the number and general locations of proposed lots; and

(o) Approximate location, dimension, area and proposed use of parcels to be set aside for public or common parks and other open space.

19.80.150
Submission of construction plans.

After approval of a preliminary subdivision application and prior to the beginning of construction and installation of improvements or performance bonding or other assurance in lieu thereof, the applicant shall submit to the city engineered construction plans for all required improvements. Upon approval of the construction plans and prior to submission of the final plat, the applicant shall proceed to construct and install required improvements to completion, unless assurances as set forth in Section 19.80.210 of this title are accepted. Construction plans shall be drawn at a scale of no more than 40 feet to one inch with the following information shown:

(1)
Vicinity map. 

(2)
Streets.

(a) Profiles showing original ground elevation and proposed elevations along centerlines of all streets;

(b) Radii of curves, lengths of tangents, angles, bearings on street centerlines, right-of-way, pavement widths, monuments; and

(c) Structural section of streets, curbs and sidewalks and ADA ramp design.

(3)
Grading, Drainage and erosion control: Lot grading plans including approximate quantities of fill and excavation, drainage and other utilities easements, drainage retention proposals, plan and profile view of the catch basin size and location, and storm sewer pipe size, type, location, depth and connections.

(4)
Water Mains. Plan and profile view of the location, size, type, depth and connections for lines, valves and fire hydrants.

(5)
Sanitary Sewers: Plan and profile view of the locations, grades, connection elevations, pipe sizes and types, depths, lateral locations and manhole locations.

(6)
Illumination, striping and signing plan.

(7)
Landscaping plan.

(8)
Plan of other utilities: power, garbage.

(9)
All other information required by the city or required by plat conditions such as retaining walls.

(a) Applicable city of Longview standard details and notes. 

(b) North arrow. 

19.80.160
Final plat procedure.

(1)
Preparation. After approval of the preliminary plat and the detailed construction plans and within the time limits set forth in this chapter, the applicant shall cause to be prepared a final plat and the supplementary materials required by this section. The final plat shall:

(a) Be drawn to the specifications and contain the information required by Section 19.80.170;

(b) Conform to the preliminary plat approved by the city council and to any conditions that may have been part of the approval. Slight deviation from the approved preliminary plat may be allowed if the director or city engineer determines such deviations are necessary because of unforeseen technical problems or to protect the public interest;

(c) Include, in the manner specified by this Section, all formal, irrevocable offers of dedication to the public and space for the acknowledgments, endorsements, and certifications; and

(d) Phasing.  The developer may develop the subdivision in phases. Any phasing proposal shall be submitted with the application materials for preliminary approval and be approved by the review authority.

(2)
Supplementary Materials. The original hard copy drawing of the final plat shall be accompanied by:

(a) At least two (2) copies of the final plat on mylar material;

(b) A minimum of ten additional paper copies of the final plat, on 11x17 copy;

(c) A copy of any deed restrictions and restrictive covenants proposed by the applicant;

(d) A title report issued by a title insurance company issued within the last 60 days, showing all parties whose consent is necessary and their interest in the premises and listing all encumbrances;

(e) “As-built” plans of such required improvements as have been completed, unless other arrangements are made to guarantee that “as-built” plans will be submitted;

(f) A lot closure report;

(g) If required improvements have not been completed, plat performance bond or other security conforming to Section 19.80.210;

(h) If a local improvement district is proposed, a petition for creation of the district, unless the city council in approving the preliminary plat indicated it would create a district by resolution;

(i) Payment of any inspection and final application fees as required by this chapter and Chapter 19.06 LMC;

(j) Bill of sale for all infrastructure as applicable;

(k) Quit claim deed for all public real property and dedication deeds as required

(l) Affidavit of no liens;

(m) Maintenance bond and warranty deeds; and

(n) Three copies of operations and maintenance manuals for all mechanical components installed.

(3)
Monuments and proper markers.
(a) Monuments shall be placed at all subdivision boundary angle points, points of curvature in streets, and such intermediate points required by the city engineer. The monuments shall be of the type and design as approved by the city engineer and shall be constructed in accordance with city specifications.

(b) The boundary points of all blocks within the subdivision shall be marked by a galvanized iron pipe or rebar not less than one and one-half inches in diameter and 36 inches in length and firmly driven into the ground.

(c) All corners of all lots shall be marked by a reinforcement bar or iron pin not less than five-eighths inch in diameter and 36 inches in length, firmly driven into the ground.

(d) The department of public works shall be furnished with a set of as-built plans showing the location of all lot lines as extended to the lot line and the location of all sewer and water laterals to each lot.

(4)
Review by city engineer. The owner shall submit the original drawing of the proposed final plat and supplementary information stipulated in this section to the Department of Community Development for review. The city engineer shall:

(a) Inspect the detail and computations of the final plat for conformance with the specifications and standards of this chapter;

(b) Inspect the final plat for conformance with the preliminary plat approved by the city council and conditions made a part of such approval;

(c) Determine either that all required improvements have been installed or that certain improvements may properly be deterred under Section 19.80.210; and

(d) When the city engineer is satisfied with the detail and computations of the plat, determines that the plat conforms to the preliminary plat and conditions and approves the subdivision, he/she shall signify their approval by signing the original and mylar copies of the final plat. If the city engineer is not satisfied with the detail and computations of the final plat, and finds that the plat does not conform with the approved preliminary plat and conditions, determines that improvements were installed incorrectly, or is not satisfied with the extent or manner in which completion of improvements would be deferred, he/she shall withhold their signature until the matter is corrected or resolved by the applicant to the satisfaction of the engineer. Prior to approval of the final plat by the city engineer, all engineering review fees shall be paid in accordance with Chapter 19.06 LMC.

(5)
Review by the Community Development Director. When the director is satisfied with the details of the plat, determines that the plat conforms to the approved preliminary plat and conditions set thereon, and determines that improvements either are complete or may properly be deferred, he/she shall forward the plat to the planning commission for review.  If the director is not satisfied with the detail of the final plat, finds that the plat does not conform with the approved preliminary plat and conditions, determines that improvements were installed incorrectly, or is not satisfied with the extent or manner in which completion of improvements would be deferred, he/she shall return the plat to applicant until the matter is corrected or resolved by the applicant to the satisfaction of the director.

(6)
Review by the planning commission – subdivisions. After the inspection by the Community Development Director, the planning commission shall review the proposed final subdivision for conformance with the preliminary plat and conditions approved by the council. Such review shall take place at a regular public meeting.

(a) If the planning commission finds a final plat to be conforming, the commission chairman shall signify the commission’s approval by signing the original drawing and mylar copies, then shall forward them to the city clerk-treasurer for consideration by the council.

(b) If the commission finds that a final plat contains significant divergences from the approved preliminary plat, it shall withhold its approval, return the plat sheets to the applicant, and provide a statement indicating the reasons for the withholding of approval and the changes necessary. If the applicant does not modify the proposed final plat to the commission’s satisfaction, the city’s approval of the preliminary plat shall become null and void. To be reactivated, the plat must be resubmitted as a new preliminary plat subject to the provisions of this division, including payment of preliminary plat review fees.

(7)
Review by the city council – subdivisions. The city council shall review final plats at a public meeting considering the factors set forth below. The council review shall occur after the director and planning commission have completed review. The council shall determine whether:

(a) The final plat substantially conforms to the approved preliminary plat and conditions set thereon;

(b) The public uses and interest will be served by the subdivision and the final plat meets the requirements of RCW 58.17 and of this division;

(c) Improvements have been completed or properly guaranteed to be completed in accordance with Section 19.80.210;

(d) The required dedications, certifications and acknowledgments and signatures required by this chapter have been duly stated and obtained;

(e) Inspection and street sign fees have been paid;

(f) Proposed covenants are in satisfactory form and ready for recording with the final plat; and

(g) Any other supplementary materials required by this division or by the council have been satisfactorily completed. If the council affirmatively makes the above determinations, the mayor shall inscribe and execute the council’s will on the face of the original drawing and mylar copies of the final plat. If the council withholds approval, it shall return the plat sheets and supplementary material to the applicant and provide a statement of reasons for its decision and of the changes necessary to permit granting approval. 

19.80.170
Final plat drawing and recording.

(1)
The final plat shall be drawn in indelible black ink on a sheet of mylar having dimensions of eighteen by twenty-four inches, or approved substitute, and on a standard recorder’s plat sheet eighteen by twenty-four inches, with a three-inch-wide hinged binding on the left border. If more than one sheet is required, the sheets shall be numbered and indexed. The scale may range from 50 feet to the inch, unless otherwise approved by the director, provided that when more than one sheet is required, an index sheet of the same size shall be filed showing the entire subdivision on one sheet with block and lot numbers. All signatures on the mylar and recorder’s plat sheet shall be originals. The final plat shall show the following information:

(a) Name of the subdivision, date, north-pointing arrow and scale;

(b) Boundary lines of the subdivision tract, with courses and distances marked thereon, as determined by field survey made by an engineer or land surveyor registered in the state of Washington, and determined by them to close with an error of not more than one foot in five thousand feet;

(c) Lines, including centerlines, and names for all street rights-of-way, other ways, easements and areas intended for public use or granted for use of inhabitants of the subdivision;

(d) The length and bearing of all straight lines, curves, radii, arcs and tangents of curves;

(e) Exact width and purposes of rights-of-way, street pavement width and easements;

(f) Dimensions along each line of every lot in feet and decimals of a foot to the nearest hundredth, with the true bearings, and any other data necessary for location of any lot line in the field;

(g) Primary control points and all permanent monuments found or established in accordance with this division, with descriptions and ties to such control points and to which all dimensions, angles, bearings and similar data given on the plat shall be referred;

(h) Section and donation land claim lines within and adjacent to the subdivision;

(i) The front yard setback line for every lot in accordance with the zoning ordinance;

(j) The names of all subdivisions immediately adjacent to the subdivision;

(k) A metes and bounds legal description of the subdivided tract;

(l)All dedication of land shown clearly and precisely on the face of the plat;

(m) All open space, facilities and improvements reserved for use of the subdivision residents and restrictions on their use shown clearly and precisely on the face of the final plat;

(n) The parcel numbers written along the left border of the mylar parallel to the left border;

(o) The street address of each lot and lot numbers as correspond with those on the construction drawing;

(p) Statement of the covenants restricting use of subdivision property or reference to the volume and page where recorded separately;

(q) Reference points to base flood elevations with the base flood elevations listed;

(r) Dedication, Acknowledgment and Endorsement. The following information shall appear on the final plat, mylar and recorder’s plat sheet, lettered and signed in ink:

(i)
Legal Description. Metes and bounds description of the subdivided tract.

(ii)
DEDICATION

Know all men by these presents that __________, the undersigned _____________ owner(s) in fee simple _______ of the land hereby subdivided, hereby declare this subdivision and dedicate to the use of the public forever, all streets and easements or whatever public property; there is shown on the plat and the use thereof for any and all public purposes; also, the right to make all necessary slopes for cuts or fills upon the lots, blocks, tracts, etc., shown on this plat in the reasonable original grading of all streets, shown hereon.

(iii)
IN WITNESS WHEREOF, we have hereunto set our hand(s) and seal(s) this _______ day of ______________, 20 ____.

Signed and Sealed______________________

____________________________________

(iv)
ACKNOWLEDGMENTS

STATE OF WASHINGTON)

COUNTY OF COWLITZ)

THIS IS TO CERTIFY THAT ON THIS ______ day of _________________, 19_____, before me the undersigned, a Notary Public, personally appeared ________________, to be known to be the individual(s) who executed the foregoing instrument for the uses and purposes therein mentioned.

IN WITNESS WHEREOF I have set my hand and seal the day and year in certificate first above written _______________ Notary Public in and for the State of Washington residing at ______________________

(v)
Approved this ________ day of _________, 20_____.

________________________

City Engineer

(vi)
Approved this ________ day of _________, 20_____.

_____________________________

Chairman, Attest, Secretary

Longview Planning 
Commission

(vii)
Approved this ________ day of _________, 19_____.

________________ _________________

Mayor, City of Longview Attest, City Clerk 

(viii)
I hereby certify that the taxes of the land described hereon have been paid to and including the year of 20____.

_____________________

Cowlitz County Treasurer 

(ix)
SURVEYOR’S CERTIFICATE

STATE OF WASHINGTON

COUNTY OF COWLITZ

I ___________________, do hereby certify that the plat of _____________ is based on an actual survey, that the distances, courses and angles are shown hereon correctly, that the monuments have been set and lot corners staked correctly on the ground.

____________________________

Licensed Land Surveyor

Subscribed and Sworn before me this ____ day of ____________ 19___.

Residing at_______________________

(x)
Filed for record at the request of this _____ day of _________, 20__ at _____ minutes past _____ o’clock _.M., and recorded in Volume ___, of Plats, on page _____, Records of Cowlitz County, Washington.

______________________

Cowlitz County Auditor

______________________

Deputy Auditor

(xi)
PROTECTIVE COVENANTS

1.
A list of conditions and/or restrictions imposed either by the city upon the applicant or by the applicant upon purchasers of lots or tracts within the subdivision when the developer proposes to impose restrictions more strict than the requirements of the zoning ordinance in effect, as to the use of the lots, yard requirements, open spaces or building lines, a statement of the provisions and means whereby such restrictions are to be imposed shall be listed on the plat and filed with the plat, unless otherwise approved by the director.

2.
Filing. The applicant shall pay the county auditor recording fee for the final plat to the Community Development Director. Said payment shall be made at the time application for final plat approval is made. Upon approval of the final plat by the city council the director shall file the original drawing of the final plat for recording with the county auditor. One reproduced full copy of mylar material shall be furnished to the city engineer. One reproduced full copy of mylar material shall be furnished to the county engineer’s office. 

19.80.180
Modification to adopted standards.

(1)
To provide opportunities for unique development designs and the ability to accommodate site constraints, the city council, upon recommendation from the planning commission, may consider modifications to the adopted standards of this title, including the public works specifications and those standards set forth in Chapter 12.50 LMC, if the applicant demonstrates that four or more of the following criteria are met:

(a)
There are topographical or physical conditions such as steep slopes, wetlands, water area structures, streets, utilities, lot patterns, street patterns or other conditions that justify departure from strict adherence to the standard to be modified; 

(b)
That the modification is consistent with sound engineering principles and it will be safe, practical and efficient; 

(c)
That the proposed modification is consistent with the intent and purpose of the standard being modified; 

(d)
That the proposed modification is consistent with the goals and policies of the comprehensive plan;

(e)
Hardship, as distinguished from mere inconvenience would result from strict compliance with the standards of this chapter;

(f)
The modification complies with the spirit and intent of this chapter and will not be detrimental to the public health, safety, or welfare or injurious to other property in the vicinity; and

(g)
In the case of a modification to sidewalk standards, adequate provision will be made for pedestrian and bicyclist movement and safety.
(2)
Requested modifications shall be included in the preliminary plat application and will be reviewed concurrently with the preliminary plat application.

(3)
Variances to zoning standards. Requested zoning variances that are submitted and processed in conjunction with a preliminary plat shall be reviewed and a decision issued concurrently by the city council utilizing the criteria above and Chapter 19.12 LMC. A single combined public hearing notice and notice of application/SEPA notice should be utilized. Petitioners for variances shall describe fully the variance sought and the grounds for the application. The planning commission shall develop separate recommendations on variance applications and forward such recommendations to the city council along with the recommendation and the council’s action may be for a lesser degree of variation from a standard than sought by the applicant, and may include conditions.

19.80.190
Modifications to approved preliminary plats.

Modifications to an approved preliminary plat prior to final plat approval and recording may be approved consistent with this section. For the purposes of this section “modification” shall mean any change to an approved preliminary plat and associated conditions required by the Community Development Director.

(1)
Modifications that result in an increase in density or a change in design that has the potential to substantially impact abutting properties or result in a substantial departure from the approved preliminary plat as determined by the Community Development Director, shall be referred to the planning commission for recommendation, with final decision issued by the city council and shall require public notice and hearing in accordance with the preliminary plat process outlined in this chapter. At the Community Development Director’s discretion, modification requests that are considered minor in scope will be processed administratively by the city, upon review by city staff.  

(2)
Any decision granting or denying a modification request shall be in writing and supported by findings of fact and conclusions which address the criteria for modification as follows:

(a) There will be no significant adverse impact to neighboring property or the general public as a result of the modification;

(b) The modification is not contrary to the purpose section of this title or to any policy or provision of the zoning code or applicable sewer, water, storm drainage or transportation plans;

(c) The modification protects the public interest and will result in a preferred design as determined by the Community Development Director; and

(3)
Conditions may be required to protect the public interest, achieve compliance with the comprehensive plan, and to mitigate any adverse impacts resulting from approval of the modification.

19.80.200
Alteration or vacation of approved subdivisions.

Alterations or vacations of approved, recorded subdivisions shall be processed pursuant to RCW 58.17.215 and all applicable portions of this title.

19.80.210
Assurance for completion and maintenance of improvements.

(1)
Responsibility for construction and installation of improvements.

(a) It shall be the responsibility of the applicant to construct and install permanent and interim improvements required by this section or Chapter 19.80 LMC or as otherwise required by the city council, with the expense of making such improvements to be borne solely by the applicant. However, the city council may form a local improvement district when an improvement will serve a wider area than the subdivision alone. Work performed within current or future public right-of-way shall comply with the bonding requirements of this section, public works department policies and standards, and Chapter 19.80 LMC.

(b) Construction, repair, expansion, improvements or other provision of off-site improvements required by the city council as part of preliminary plat approval shall be the responsibility of the applicant, unless the city council resolves to share the responsibility and cost with the applicant or to create a local improvement district to bear the entire cost or a portion thereof.

(c) The city council may defer construction or installation of any improvement required as part of a proposed subdivision when in its judgment, future planning considerations, lack of connecting facilities, or other circumstances make the improvement inappropriate at the time. In such event, the council may require one or more of the following prior to final plat approval:

(i)
That the applicant dedicate land for future construction or installation of the improvement;

(ii)
That the applicant pay to the city their share of the cost, as estimated by the city engineer, of constructing or installing the improvement at a later date; said payment shall be held in an account reserved for future improvement, and any unused portion shall be returned to the applicant; and/or

(iii)
That the applicant post a bond or other security in conformance with this chapter assuring completion of said improvement by the applicant at the demand of the city.

(2)
Options for completion of permanent and interim improvements.

(a) Permanent Improvements. No final plat shall be approved by the city council unless one or a combination of the following methods assuring completion and maintenance of permanent improvements required of the applicant is satisfied:

(i)
All improvements of the applicant have been completed to the satisfaction of the city engineer; or

(ii)
The applicant posts a plat performance bond, in an amount and with surety and conditions satisfactory to the city, in a form approved by the city attorney, providing for and securing to the city the actual construction and installation of such improvements within a period specified by the city, and expressed in the bond. All bonds must be consistent with the standards of this chapter and all public works standards; or

(iii)
The applicant submits a letter of credit from a bank, on a form approved by the city attorney, authorizing a draft from the bank for an amount sufficient to assure satisfactory completion of improvements; said letter shall be accompanied by an agreement between the applicant and the city as set forth in this section; or

(iv)
The applicant submits a certified or cashier’s check or assignment of funds, on a form approved by the city attorney, securing to the city the satisfactory completion of the incomplete portion(s) of the improvements required of the applicant. Such check or assignment shall be made payable to the city, and shall be accompanied by an agreement between the city and applicant as set forth in this section.

(b) Maintenance Bonds. As assurance against defective workmanship or materials used in constructing or installing permanent improvements dedicated to the public, the applicant shall be responsible for maintenance of and correction of any defects in said improvements for a period of two years following certification of completion by the city engineer. The maintenance bond shall be for 15% of the cost of the improvements.  If improvements are not maintained or if defects are not corrected as requested by the engineer, the city may cause the work to be done and may recover the full cost thereof from the applicant or may seek another remedy.  The developer shall be responsible for maintenance of interim improvements and at the time deemed appropriate by the city engineer, for their removal. The form must be approved by the city attorney. 

(c) Warranty bond will be required before final acceptance of the project, to cover the one year warranty period for specialty items such as pump stations, and associate appurtenances, reservoirs and traffic signal and other defects in the workmanship.
(d) Interim improvements. In any case when an applicant is required to construct an interim improvement, one or a combination of the forms of security set forth in this section shall be required to assure maintenance of the interim improvements until the permanent improvements are constructed, and, at the appropriate time as determined by the city engineer, removal of the interim improvement.

(3)
Conditions of bond or agreement.

(a) Any plat performance bond or other security posted in conformance with this chapter shall be subject to the conditions of this section.  In the event of personal bonds, letters of credit, checks or assignments of funds, there shall be executed a formal agreement between the city and the applicant prior to final plat approval fulfilling the conditions of this section.

(b) The improvements to be completed and maintained, and in the case of interim improvements, the improvements to be maintained and removed by the developer shall be specified in the bond or agreement.

(c) The amount of any bond or other security posted or submitted shall be at least 150% of the cost of completion of improvements as estimated by the city engineer. In the event of interim improvements, the amount shall include the cost of their completion, maintenance and removal as estimated by the city engineer. The developer may provide cost estimates to the city engineer.

(d) The period in which improvements must be completed shall be specified in the plat performance bond or agreement, which period shall not exceed eighteen months from date of final plat approval. Requests for extension shall be made to the planning commission for consideration at a public meeting and shall require a recommendation from the city engineer. The commission shall determine whether sufficient progress has been made and good faith indicated to warrant an extension. The commission shall forward a recommendation to the city council, which shall have sole authority to grant extensions.

(e)Any plat performance bond or agreement shall provide that in the event the specified improvements are not completed within the time limit, the city may declare the bond or agreement to be in default, may complete the work to city specifications, and may recover the full cost thereof from the developer, surety company, bank or cosigner of the security.  If the amount of the plat performance bond or other security is less than the cost incurred by the city, the developer shall be liable to the city for the difference. If the amount is greater than the cost incurred by the city, the city shall release the remainder.  In the case of any suit or action to enforce provisions of this chapter, the applicant shall pay to the city all costs incidental to litigation, including reasonable attorney fees.

(f)Any plat performance bond or agreement posted or secured under this chapter shall be binding upon the applicant, their heirs, successors and assigns.

(g)Inspection, Maintenance and Removal.  Any plat performance bond and any agreement accompanying other secure methods shall include inspection costs.

(4)
Inspection and maintenance of improvements.

(a) Improvements shall be inspected by the city engineer or designee at the start, during, and at completion of construction and installation.  The person, firm or contractor actually performing the work shall notify the city engineer at least twenty-four hours in advance of commencing operations or commencing any construction phase.

(b) Inspection fee. After completion of improvements, the applicant shall reimburse the city for the actual cost of the inspections. Such inspection fee shall be paid to the city in accordance with Chapter 12.10 LMC. Payment of inspection fees for improvements whose completion is deferred by plat bonding or other security shall be made to the city upon completion of the improvements.
(c) After completion of improvements, the applicant shall reimburse the city for the actual cost of the inspections.  The city shall have authority to invoke any bond or other security posted by the applicant to recover actual inspection costs from the developer, surety company, bank or cosigner or to seek other remedy.

(d) As assurance against defective workmanship or materials employed in the construction or installation of permanent improvements dedicated to the public, the developer at their expense shall be responsible for maintenance of and correction of any defects in said improvements for a period of two years following certification of completion by the city engineer.  If improvements are not maintained or if defects are not corrected as requested by the city engineer, the city may invoke any bond or other security posted by the applicant, may cause the work to be done, and may recover the full cost thereof from the applicant, surety company, bank or cosigner, or may seek other remedy.

(e) The developer shall be responsible for maintenance of interim improvements, and, at the time deemed appropriate by the city engineer, for their removal. If interim improvements are not adequately maintained, and at the appropriate time removed, the city may invoke any bond or other security posted by the applicant, may cause the work to be done, and may recover the full cost thereof from the developer, surety company, bank or cosigner, or may seek other remedy.

(5)
Issuance of building permits. No building permit shall be issued prior to final plat approval and until completion of essential site improvements including but not limited to water distribution system including fire protection, sanitary sewer system, storm drain system, final street surfacing, traffic control devices and street lighting, and other infrastructure as deemed adequate by the city engineer. No occupancy permit shall be issued prior to satisfactory completion of required improvements unless otherwise bonded for and approved by the city. 

(6)
As-built plans. After completion of all required improvements but prior to acceptance of completed work by the city engineer, the applicant shall furnish the city engineer with an acceptable set of reproducible plans indicating the as-built condition of the work. Such plans shall show all changes, additions and deletions in alignments, grades and other engineering detail from the original detailed construction plans, all which shall be certified by a civil engineer registered in the state of Washington responsible for the work. The spatial data (e.g., C.A.D. drawings, etc.) shall also be supplied to the city.
19.80.220
Latecomer reimbursement.

(1)
Agreement on the city’s part to invoke the process set out in either RCW 35.72 or RCW 35.91 is declared to be strictly discretionary with the city and the city’s denial of such a request shall establish no rights of action on the part of any potentially benefiting developer whatsoever. Further, the process for latecomer reimbursement for any type of improvement shall not be deemed commenced until the city council, by majority vote, has accepted the application of a developer.

(2)
As a condition to applying for a latecomer reimbursement contract, the applicant shall be required to execute a disclaimer acknowledging that the city shall not be liable for contribution or damages in the event the developer does not recoup contribution from latecomers due to lack of development or neglect by the city in collecting the contribution. Such disclaimer shall not be construed, however, to imply that the city is not obligated to distribute actual amounts collected from latecomers to the developer.

(3)
Application/processing fees.

(a) A nonrefundable application fee as established by resolution of the city council shall accompany any such application. Water and sewer facilities to be installed simultaneously may be combined in one application. Application for street projects must be separate and shall require a separate application fee.

(b) In the event the city council accepts the application, a processing fee shall be established for each application which shall be no less than two hundred fifty dollars. Such fee shall be established by the city council.

(4)
The processing of latecomer contract requests shall be in compliance with the policies and procedures prepared by the public works director and approved by the city council.

19.80.230
Appeals.

Subdivisions. Any judicial appeals of the city council’s final decision on a preliminary subdivision may be filed as set forth in Chapter 36.70C RCW.  

SECTION 3.  A new Chapter 12.50 is hereby added to the Longview Municipal Code, to read in its entirety as follows; provided manifest and numbering errors shall be corrected prior to publication:
:
Chapter 12.50

Street and Development Standards

Sections:

12.50.010
Purpose and applicability.

12.50.020
Alternative design.

12.50.030
Street classification system.

12.50.040
Minimum street design standards.

12.50.050 
Street, curbs, sidewalks.

12.50.060
Traffic impact analysis.

12.50.010
Purpose and applicability.

(1)
Purpose. It is the primary purpose of this section to establish minimum standards for public streets and other facilities hereinafter constructed or improved as a condition of city approval of a development as specified herein. Another purpose is to ensure that traffic impacts of proposed development are identified and mitigated. These standards are intended to preserve the community’s quality of life and to minimize total costs over the life of the transportation facility.

(2)
Applicability. This section applies to any development that accesses or fronts upon a public street or planned future public street including, but not limited to, subdivisions, short plats, binding site plan applications, special use permits and building permit applications. The requirement for a traffic impact analysis study also applies more broadly to any new business or development which generates traffic. If any of these standards conflict with other city code provisions, the required design shall be determined by the city engineer. New development shall front on streets improved to the standards of this Chapter.  Half-street improvements or other mitigation may be required as determined by the city engineer.

12.50.020
Alternative design.

Alternative design standards may be accepted when it can be shown, to the satisfaction of the city engineer that any such alternative will provide equal or superior design to the specified standard. In considering an alternative design, the city shall consider public health, welfare and safety and other applicable factors including the WSDOT Design Standards and AASHTO standards. If the proposed alternative design is submitted as part of a subdivision of binding site plan, any required public notice shall note the requested deviation and the proposal is subject to applicable modification criteria. An approved alternative design to any standard of this chapter shall not be subject to a variance pursuant to Chapter 19.12 LMC.

12.50.030
Street classification system.

The city hereby adopts the following street classification system, provided that the city engineer has the authority to determine street classification and may utilize sources of information beyond the below definitions in reaching this determination:

(1)
Principal arterial. Principal arterials are defined as streets connecting two or more minor arterials together or those streets that serve industrial areas.

(2)
Minor arterial. A minor arterial provides for movement within the larger subareas bound by principal arterials. Minor arterials may also serve through traffic but provides more direct access to abutting land uses than does a principal arterial.
(3)
Neighborhood collector. A collector street is defined as a street that collects traffic from local streets and channels it to other areas of the city and to arterial streets.  

(4)
Local access street. Local access streets are those streets that are of lower service than collector streets and provide direct access to residential properties and some non-residential uses.

(5) 
Alley. An alley is a right-of-way that provides vehicle access to a lot or common parking area.  Generally, alleys provide secondary vehicle access and are not intended for general traffic circulation; however, where vehicle access from the street is not allowed, not possible, or not desirable the alley may provide primary vehicle access.
12.50.040
Minimum street design standards.

The city engineer shall have final authority to determine the class of a specific street and may increase the standards below when deemed necessary to protect public health, safety and welfare. Additional right-of-way or easements may be required for cut or fill embankments, turn lanes (as required) and as recommended by a traffic impact analysis or a geotechnical study. Commercial and industrial properties may also require additional right-of-way and pavement width. Minimum standards for width (in feet) of street right-of-way, pavement (measured from curb face to curb face), utility/planting strips, and sidewalks shall be as specified in Table 1 below, unless otherwise approved or required by the city.
Table 1: Minimum street design standards  

	Design Standard
	Residential Alley
	Residential  Access
	Residential  Collector
	Commercial Alley
	Commercial Access
	Primary arterial 
	Secondary arterial 

	Minimum right-of-way width
	20 feet
	60 feet
	60 feet
	20 feet 
	60 feet
	80 feet
	100 feet

	Minimum pavement width 
	14 or as approved
	32 feet
	36 to 40 feet
	20 feet 
	36 to 40 feet
	44 feet
	60± feet

	Sidewalks (5’)
	None
	Both sides 
	Both sides
	None
	Both sides
	Both sides
	Both sides

	Street drainage 
	Center gutter as approved
	Curb and gutter both sides, or as approved 
	Curb and gutter both sides, or as approved
	Center gutter as approved
	Curb and gutter both sides, or as approved 
	Curb and gutter both sides, or as approved
	Curb and gutter both sides, or as approved

	Cul-de-sac or hammerhead (“T”) 
	N/A
	45 foot paved radius,  90’ hammerhead

105’ ROW width
	N/A
	N/A
	45 foot paved radius,  90 foot hammerhead

105 foot ROW width
	N/A
	N/A

	Intersection curb radius
	15 feet
	15 feet
	20 feet
	15 feet
	15 feet
	20 feet
	20 feet

	Design speed (MPH)
	25 MPH
	25 MPH
	As approved
	25 MPH
	25 MPH
	As approved
	As approved

	Minimum centerline radius for normal crown
	N/A
	200 feet
	450 feet
	N/A
	200 feet
	450 feet
	450 feet

	Stopping site distance
	155 feet
	155 feet
	As approved 
	155 feet
	155 feet
	As approved 
	As approved 

	Parking strip* 
	None 
	As approved
	As approved
	None
	As approved
	As approved
	As approved

	Center turn lane*
	None
	As approved
	As approved
	None
	As approved 
	As approved
	As approved


*Additional right-of-way and pavement width may be required to allow parking, turn lanes and median strips.
Traffic calming devices may be required as part of the street design and shall be approved by the city engineer. 

12.50.050
Streets, curbs, sidewalks.

Street design shall adhere to the following standards:

(1)
Streets, street drainage, and sidewalks shall be constructed by the developer in accordance with applicable public works standards and all conditions of permit approval as applicable. All street improvements, grades and design shall comply with the standard regulations, special provisions and standard drawings adopted by the city’s engineering division. Plans for the construction of sidewalks, curbs and gutters are to be submitted to the city for review as part of the street plans when applicable.
(2)
Developments abutting arterial streets, collectors or local access streets shall, in conjunction with new construction on such properties or alterations, reconstruction, or improvements, where the total cost of construction, reconstruction or remodeling in the opinion of the city warrants frontage improvements, shall be required to provide sidewalks, curbs and gutters and streetlights along abutting streets. 

(3)
Where existing streets adjacent to or within a subdivision or proposed development are of inadequate width or where the city’s capital improvements plan or comprehensive plan indicate a need for a new street or additional right-of-way or realignment for an existing street, the developer shall dedicate necessary right-of-way to the city as determined by the city engineer. 

(4)
Street intersections. Street intersections shall be as nearly at right angles as possible and should not have an acute angle of less than 80 degrees. Intersections of local access and collector streets with arterials shall be no closer than 1,320 feet apart from centerline to centerline. Proposed new intersections along one side of an existing street shall coincide, whenever possible, with any existing intersection on the opposite side of such street. The number of intersections of local and collector streets with minor and major arterials shall be minimized. 
(5)
Where a deflection angle of more than 10 degrees occurs in the alignment of a street, a simple curve of reasonably long radius shall be designed subject to the approval of the city engineer.  

(6)
The slope of cuts and fills for street construction shall not exceed two feet horizontal to one foot vertical (2:1) for cuts or three feet horizontal to one foot vertical (3:1) for fills, unless otherwise approved by the city engineer.

(7)
Cul-de-sacs. Permanent dead-end streets shall terminate with a turning circle. The turning circle shall not include a planting island, unless approved by the fire code official and city engineer. The maximum length from center of turning circle or hammerhead (“T”) to center of intersection shall be 500 feet.  The city engineer and fire code official may allow an alternative turnaround providing comparable ease of turning.
(8)
Alternative access requirement. Where a proposed development results in 30 or more dwelling units, such development shall include a minimum of two ingress/egress points to ensure adequate emergency access, provided that the city engineer and fire code official retain the authority to grant variances from this requirement and add conditions to any variance granted.

(9)
Greater widths can be required. When a subdivision or development application includes commercial or industrial uses, or where probable future conditions warrant, greater widths than those provided in Table 1 of this section, may be required by the city. 
(10)
Half-width streets. In situations where the property being developed does not permit full-width public streets, half streets having a minimum right-of-way or easement and street improvement width of half of the design width may be permitted when placed adjacent to adjoining property so long as there is no physical obstruction or development constraint prohibiting the completion of the street on such adjoining property; provided, that public street half-width shall be a minimum of 20 feet wide. Public half-width streets serving six or more parcels shall be required to dedicate additional right-of-way as necessary to provide for a minimum of one foot of right-of-way beyond the edge of the sidewalk. Further, additional right-of-way or easement may be required between the edge of the street and the property line for construction clearance, slopes or other features. Half-width public streets shall serve a maximum of 200 ADT. If the number of trips generated is greater than 200 ADT, the street shall be widened to full-width standards. Parking shall be prohibited along any half-width street and necessary signs and pavement markings shall be the responsibility of the developer.
(11)
Provide for future access. Streets shall be designed so as to provide for continuation of principal streets in adjoining subdivisions and, where appropriate, allow for future opening of streets to possible adjoining subdivisions. Streets shall be extended to the boundary of the future subdivisions or adjoining land and the resulting dead end street shall be either barricaded pursuant to MUTCD standards or provided with a temporary or permanent cul-de-sac. The cul-de-sac shall be paved, with curbs, gutter and sidewalks constructed to city standards. The inclusion of the curbs, gutters and sidewalks in the cul-de-sac may be required depending upon whether the cul-de-sac should be a permanent street feature of whether it would be eliminated by future street extensions. In designing streets, existing development, proposed development and possible future development shall all be considered in the recommendation of right-of-way widths, street widths, paving sections, sidewalks and other applicable standards.
(12)
Street signs. The developer is responsible for providing all traffic control signs.  Traffic control signing shall comply with the provisions as established by the U.S. Department of Transportation Manual on Uniform Traffic Control devices (MUTCD) and City of Longview standards. Street designation signs, including poles and hardware, will be paid for by the developer.  Street designation signs shall display street names or grid numbers as applicable. The city shall identify locations, numbers, size and type of street signs.

(13)
Street naming. Street names shall not duplicate or too closely approximate phonetically the name of any other street within Cowlitz County, except in the case of new streets serving as a continuation of existing streets. Streets having the same name except for “Court”, “Lane”, or other suffix shall be deemed duplicative and not permitted. Names of new streets running on a line with an existing street but separated by a park or barrier may duplicate the name of the existing street; provided that a prefix indicating direction from the park or barrier is attached to the new street’s name.
(14)
Street lights. Street lights shall be installed by the developer along all improved public streets and shall also be installed down commercial alleys.

(15)
Alleys. Alleyways may be required by the city for commercial and industrial development. However, there use shall be limited to provide general circulation as opposed to providing the primary ingress/egress point for parking lots.

12.50.060
Traffic impact analysis.

(1)
In order to assess the traffic impacts of a proposed development, the city engineer may require submittal of a traffic study (“traffic impact analysis”), unless exempted this section, undertaken by an engineer licensed to practice in the state of Washington with special training and experience in traffic engineering and transportation. Such studies must meet the standards set forth by the Institute of Transportation Engineers (ITE) manual and transportation impact analysis guidelines prepared by the city traffic engineer that are filed with the city clerk.

(2)
A queuing analysis shall be performed as part of the traffic impact study for any driveway where the queuing distance is under 75 feet for arterials, 50 feet for collectors, and 25 feet for local streets, as measured from the edge of the right-of-way to the first conflict point.

(3)
Exemptions:

(a)
For development of property classed as “same use” by the ITE manual, no traffic impact study shall be required. 

(b)
 For development of vacant land no traffic impact study shall be required, pursuant to the provisions of this chapter, where the proposed development will generate less than 10 new p.m. peak hour vehicle trips, unless the city traffic engineer determines that one is needed to address one or more issues of particular concern. However, an engineer licensed to practice in the state of Washington with special training and experience in traffic engineering and transportation shall provide a letter addressing trip generation, trip distribution, and any safety related issues, such as but not limited to sight distance, traffic calming, pedestrian and bicycle access, transit service and other matters. 
Section 4.  Repealer.  Sections 19.06.040 and 19.06.050 of the Longview Municipal Code are hereby repealed in their entirety.

  19.06.040 New residential subdivisions – Special provisions for model homes, displays of materials and options, and sales offices.
Upon the filing of a final plat of a residential subdivision containing 20 or more single-family lots, in accordance with LMC 19.80.270, in districts that are designated as R-1 or in the portions of planned unit developments that are designated as R-1, and in districts designated as S-R, a subdivider (as such term is defined in LMC 19.80.060), who retains the ownership of not less than 85 percent of all of the lots therein, and whose business includes the construction of single-family dwellings for sale to others, may erect, maintain and operate a “model home” or “model homes” within said plat for the purpose of displaying said model home or model homes and for the sales of lots and contracting for the construction of homes for purchasers within said plats, subject to the following conditions:

(1) All model homes shall meet all district requirements for lot and yard dimensions;

(2) Model homes shall not be occupied for residential purposes, and any certificate of occupancy shall be temporary in nature and shall state that said model homes may be used only for a period of not to exceed 24 months following the date of issuance of a building permit, and may not be occupied as a residence until the issuance of a permanent certificate of occupancy by the building official;

(3) Use of such model homes for the purposes permitted by this section shall be discontinued within 24 months after the issuance of a building permit for construction thereof;

(4) Such model homes shall not be used as a means to sell lots, or dwelling houses located outside the plat;

(5) Such model homes shall not be used for any business activity between 9:30 p.m. and 9:00 a.m.;

(6) No banners, balloons or advertising signs on awnings shall be permitted. No more than two identifying signs shall be allowed at each model home and shall not interfere with right-of-way or public safety. All model homes shall be constructed, painted and decorated so as to blend in with surrounding properties, and no signs at the location of any model home shall be permitted advertising any business other than the subdivider and/or the sales agency representing the subdivider. Such model home signs shall be limited to one at each model home, not exceeding 12 square feet in area and not exceeding 42 inches above the level of the sidewalk. Such signs shall be removed prior to occupancy of the model home or when 75 percent of the lots within the subdivision have been sold, whichever occurs first. Such sign may not be illuminated;

(7) No more than one model home may be maintained for each 20 lots that are owned and offered for sale by the subdivider; provided, however, that the subdivider may reduce his, her or its ownership of the lots within the plat to less than 20 lots and to less than 85 percent of the lots within the plat by sales of lots therein without loss of the privilege of maintaining a model home;

(8) The privilege to maintain a model home may be granted to a subdivider or developer other than the original subdivider if such successor subdivider or developer is the owner of 20 or more adjoining vacant lots within the plat;

(9) Such model home may be used for displays and sales, and may be temporarily constructed in such a manner as to be incomplete as a dwelling house suitable for habitation and not in conformance with the requirements of the building code as a dwelling house, and driveways and sidewalks may be omitted therefrom; provided, however, that prior to the issuance of a permanent certificate of occupancy, said model home shall be altered or modified to comply with said building code in all respects and all required driveways and sidewalks shall be constructed;

(10) Sales and displays in such model homes may be conducted and presented by agents and/or employees of the subdivider or developer, or by others not employed by the subdivider or developer; provided, however, that no business activities conducted within or at the site of any such model home shall include products, commodities, or materials not delivered to and installed as a part of a dwelling house within the plat or of land situated outside the plat;

(11) A new subdivision or residential development of 20 lots or more shall be allowed one temporary sign not to exceed 32 square feet in area and 10 feet in height to be located only on a vacant lot owned by the developer of the subdivision at or near the primary entrance to the subdivision or development. Such sign shall only advertise or market the subdivision in which it is placed. Such sign shall be removed when 75 percent of the lots are developed, or no later than 24 months from final plat approval, whichever occurs first. Such sign shall not be illuminated nor located within 50 feet of any property line of an existing residence. One temporary sign identifying an engineer, architect, contractor, bank, or other professional service engaged in or used in the construction of a home or a utility within the subdivision may be erected on a lot within the subdivision when construction commences on that lot, provided such sign does not exceed eight square feet in area and 36 inches in height. Such sign shall be removed prior to occupancy of the structure or when construction of that lot is substantially complete. Such sign shall not be illuminated, nor located within 50 feet of any property line of an existing residence. (Ord. 2839 § 1, 2002; Ord. 2812 §§ 1, 2, 2001; Ord. 2733 § 1, 1999).

19.06.050 New residential subdivisions – Less than 20 lots.
A new subdivision or residential development of less than 20 lots and of four lots or more shall be allowed one temporary sign not to exceed 32 square feet in area and 10 feet in height to be located only on a vacant lot owned by the developer of the subdivision at or near the primary entrance to the subdivision or development. Such sign shall only advertise or market the subdivision in which it is placed. Such sign shall be removed when 75 percent of the lots are developed, or no later than 24 months from final plat approval, whichever occurs first. Such sign shall not be illuminated nor located within 50 feet of any property line of an existing residence. One temporary sign identifying an engineer, architect, contractor, bank, or other professional service engaged in or used in the construction of a home or a utility within the subdivision may be erected on a lot within the subdivision when construction commences on that lot, provided such sign does not exceed eight square feet in area and 36 inches in height. Such sign shall be removed prior to occupancy of the structure or when construction of that lot is substantially complete. Such sign shall not be illuminated, nor located within 50 feet of any property line of an existing residence. (Ord. 2812 § 3, 2001).

 SECTION 5.  Savings.  The existing sections of the Longview Municipal Code, which are repealed, replaced, and/or amended by this ordinance, shall remain in full force and effect until the effective date of this ordinance.

SECTION 6.  Severability.  If any section, subsection, paragraph, sentence, clause, or phrase of this ordinance is declared unconstitutional or invalid for any reason, such decision shall not affect the validity of the remaining parts of this ordinance.

SECTION 7.  Effective date.  This ordinance shall take effect and be in force on thirty (30) days after passage.

Passed by the City Council of the City of Longview at a regular meeting held on the ___ of ________ , 2009.
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Mayor Kurt A. Anagnostou

Attest:

_____________________________

Ann Davis, City Clerk
Approved as to form:

_____________________________

Marilyn Nitteberg-Haan, City Attorney
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_____________________

Published: 
_____________________

Effective: 
_____________________

