DECISION

The preliminary plat application of Nanevicz Farm is approved, subject to the following Conditions: 

CONDITIONS:

	Topic
	Comments

	Shall / will
	101  /  3 instances

	Credit
	[bookmark: _GoBack]A.14.

	
	



	Nanevicz Conditions of Approval, HE decision, 20111019
	Comment

	
	

	A.	Stormwater and Water Quality Control
	

	A.1.A final engineered drainage and storm water plan and report shall be submitted to the City Engineer for review and approval. The drainage plan must incorporate the storm drainage requirements of the D.O.E. Stormwater Management Manual for the Puget Sound Region (2005 edition), Volume 2.  The stormwater control plan shall provide for extension of the storm conveyance/collector system to the plat boundary and include any additions of impervious surface to Sergeant Street. The stormwater plan must also address compliance with minimum requirements BMC 14.30.051.
	

	
	

	A.2.The proponent shall establish a maintenance covenant as part of the Restrictive Covenants to ensure that any constructed drainage system is maintained in accordance with City of Buckley requirements. The Maintenance Covenant shall be reviewed and approved by the City Engineer prior to final plat approval.
	

	
	

	A.3.Applicant shall be required to obtain a Construction Stormwater General Permit (NPDES) from the State of Washington prior to any construction activity on-site.
	

	
	

	A.4.In order to minimize impacts related to on-site stormwater runoff, all structures shall be required to install roof drain systems that incorporate proper application of flow control best management practices (BMPs).
	

	
	

	A.5.To mitigate and avoid significant impacts to water quality, the proponent shall provide on-site water quality monitoring and temporary erosion and sedimentation control during construction. 

A water quality monitoring plan (WQM Plan) and temporary erosion and sedimentation control plan (TESC Plan) shall be submitted by the applicant for review and approval and approval by the City Engineer prior to commencement of any clearing, grading, or filling on the site. 

The WQM and TESC Plans shall be developed in accordance with the City of Buckley Municipal Code Chapters 14.30 and 14.40, Stormwater Management and Stormwater Maintenance Ordinances and shall incorporate 
erosion and sediment controls, 
preservation of natural drainage discharge locations, 
source controls, 
runoff treatments, 
stream bank erosion controls and 
performance bonding 
to ensure compliance with the standards set forth therein during project clearing, grading and construction. 

The WQM and TESC Plans shall indicate measures to be taken to avoid untreated stormwater discharges to any and/or all critical areas, and the treatment necessary to meet the State Water Quality Standards, Chapter 173-201 WAC and shall address each of the following;
	

	
	

	· shall provide for additional and/or upgraded protections and measures as necessary; and
	

	· shall identify requirements of and frequency of reporting to the City; and
	

	· shall include monitoring at appropriate stations; and
	

	· shall allow for adjustment of monitoring and water quality monitoring parameters depending on location of development activity; and
	

	· on-going monitoring shall include evaluation of the proposed BMP’s and testing of sediment as appropriate;
	

	· shall stipulate that if water quality standards are exceeded then all on-site activity shall “stop” until additional measures have been developed, reviewed and approved by the City to prevent further non-compliance.  
	

	
	

	A.6. The proponent shall designate a qualified individual or firm who shall be responsible for ensuring compliance with the WQM and TESC Plans. The individual/firm shall ensure that erosion and sedimentation control devices and other such soil protection are correctly installed, that Best Management Practices (BMP’s) are correctly implemented, and that BMP methods and maintenance schedules are followed; for monitoring and evaluating the effectiveness of practices and recommending modifications to the  WQM and TESC Plans as necessary if monitoring reveals that practices are not effective; and for ensuring that reports and inspections are coordinated with the City. 
	

	
	

	A.7. If water quality standards are exceeded then all on-site activity shall “stop” until additional measures have been developed, reviewed and approved by the City to prevent further non-compliance.  Documentation of intent to comply with this provision shall be a condition for approval of all permits.
	

	
	

	A.8. Stormwater runoff rate leaving the site shall not exceed pre-development conditions for quality or quantity.
	

	
	

	A.9. All open ditches receiving runoff directly adjacent to and immediately downstream of the site must be mowed, cleaned, channelized (if necessary) and stabilized prior to construction, to insure that adequate capacity exists and/or is maintained for runoff leaving the site. 
	

	
	

	A.10. Along the full length of the western boundary of the plat, a storm drainage easement, 20-feet in width, shall be dedicated to the City of Buckley for replacement of the primary storm conveyance line.  
	

	
	

	A.11. The City of Buckley's Comprehensive Stormwater Management Plan identifies capacity deficiencies in the primary conveyance storm line that borders the western boundary of the plat. The Plan identifies a capital improvement project to replace and upsize this line to carry increased capacity. The applicant and City shall work in partnership together to pursue the completion of this capital improvement project, or an equivalent, as part of the construction of the plat improvements.
	

	
	

	A.12. The applicant shall be required to protect properties adjacent to the site from stormwater runoff and/or sediment deposition shall, through the use of buffers or other perimeter controls, such as sediment basins, perimeter drains and/or interceptor swales as approved by the City engineer.
	

	
	

	A.13. Due to capacity deficiencies of the 30" stormwater conveyance line, identified in the City's adopted Comprehensive Stormwater Management Plan (CSMP), which the development proposes to tie-in and discharge to, the applicant shall be required to increase capacity of that section of pipe downstream from point of connection to accommodate peak stormwater flows from the project. The applicant shall be required to match the City's CSMP project specifications for this portion of CIP #12, however the City will compensate the applicant for any additional pipe size required over and above the applicants size requirement to meet their peak stormwater flows.
	

	
	

	A.14. On August 23, 2011 the applicant received approval from the City for a full exemption/credit from the stormwater general facility charge for the value of the construction and completion of that portion of the CIP #12 identified in the engineering estimate #09258. This exemption/credit is granted for the applicants "voluntary" completion of that portion of CIP #12 identified in the GFC exemption approved by the City Council, except for that portion required to be replaced by condition A.(13), 
	

	
	

	
	

	B. Clearing, Grading and Erosion Control  
	

	B.1. The applicant shall identify the source of all imported fill material and provide written documentation that the material is free of environmentally hazardous substances. All grading and filling must utilize only clean fill, i.e., dirt or gravel. All other materials, including waste concrete and asphalt, are considered to be solid waste and permit approval must be obtained through the Tacoma-Pierce County Health Department (TPCHD) prior to filling.
	

	
	

	B.2. Sedimentation and erosion control measures shall be installed prior to any clearing or grading on-site and shall remain in place until the City Engineer approves removal. Silt fencing shall be required in all down slope areas of clearing and grading activities. Other than access construction, the remainder of all lower story vegetation removal shall be staged so that exposed soils will be minimized until absolutely necessary as approved by the City. 
	

	
	

	B.3. The City shall inspect all temporary erosion and stormwater control structures during the construction period and sediment shall be removed from sedimentation ponds as necessary to ensure proper functioning. Disposal of sediment materials shall be subject to the approval of the City in accordance with applicable Federal, State and City regulations. Enhanced inspection and maintenance may be required at the City’s discretion. The developer shall pay for the cost of inspection for temporary erosion and stormwater control structures during construction period.
	

	
	

	B.4. Clearing and grading of the site shall be limited to the dry season only (April 1-September 30), without prior city approval. The site shall be stabilized for the wet season (Oct. 1-March 31) by October 1, unless otherwise approved by the City. Stabilization shall occur by using recommended measures within BMC 14.30 and 14.40, Stormwater Management and Stormwater Maintenance Ordinances. The applicant shall identify and flag in the field, prior to start of work, the clearing limits of the project and maintain said flagging for the duration of the project. Clearing and grading of the site shall not start until the City has inspected and approved of the TESC measures in place and has issued a permit.
	

	
	

	B.5. Tracking of mud and debris onto City sidewalks and roadways shall be minimized. Any mud, soil or debris tracked or deposited onto public property shall be cleaned up immediately and not allowed to accumulate. 
	

	
	

	B.6. Prior to the initiation of filling and grading, the applicant shall provide supporting documentation from the Geotechnical Engineer identifying their review of the proposed permitting activities and providing any applicable amendments to the original geotechnical report prepared by PSI dated November 11, 2008 for the project.
	

	
	

	B.7. The proponent shall designate a geotechnical engineer who shall be responsible for ensuring compliance with the geotechnical recommendations. The individual/firm shall ensure that grading, filling, site stabilization, excavating and testing shall be consistent with the geotechnical recommendations for the site. Geotechnical reports shall be provided to the City for review and approval prior to completion and acceptance of the site work approved under this application for preliminary plat.
	

	
	

	B.8. Filling and/or excavation of the site which results in elevation changes between the site and adjacent properties shall require the applicant to provide adequate stormwater conveyance measures as approved by City staff and the City engineer to prevent flooding or ponding of water on adjacent properties.
	

	
	

	
	

	C. Utilities and Fire Protection
	

	C.1. The plat shall comply with City requirements for potable water use and fire protection.
	

	
	

	C.2. A hydraulic analysis shall be performed on the proposed water system during the construction/inspection phase to ensure the availability of fire flow in accordance with the Buckley Municipal Code and the City of Buckley Comprehensive Water Plan.
	

	
	

	C.3. In order to provide for the extension of utility services to the development the applicant will be required to pay for and install any necessary extensions to the natural gas, water, sewer or stormwater system that are necessary in order to serve the proposed subdivision prior to final plat approval.  
	

	
	

	C.4. All public utility lines proposed to serve the development shall be extended to the plat boundaries and dedicated to the City of Buckley.
	

	
	

	C.5. All utilities shall be designed and constructed in accordance with the “City of Buckley Development Guidelines and Public Works Standards”, unless otherwise modified herein.
	

	
	

	C.6. Utility plans submitted for preliminary plat are conceptual “only” and must be resubmitted as formal construction drawing for review and approval by the City Engineer prior to any on-site construction being performed.
	

	
	

	C.7. Utility easements for utility maintenance and replacement shall be dedicated to the City of Buckley in all areas where utilities extend onto private property and/or private roads/accesses and shall be a minimum of fifteen (15‘) feet in width.
	

	
	

	C.8. Upon application for a building permit for construction of a dwelling unit upon any lot within the plat the applicant shall pay all general facility and/or connection charges pertaining to each City utility as required by adopted city code .
	

	
	

	C.9. Construction of offsite utilities within City right-of-way shall include half street overlay and shall be constructed in accordance with the “City of Buckley Development Guidelines and Public Works Standards.” Offsite utilities on private property that are to be dedicated to the City within easements shall include provisions for access by City Public Works vehicles for maintenance of utilities to be dedicated to the City.
	

	
	

	C.10. Where feasible, as determined by the City, each proposed side sewer shall connect to sewer main line a minimum of distance 5-feet from a sanitary sewer manhole.
	

	
	

	C.11. An engineered natural gas system plan meeting Federal and State Regulation shall be submitted to the City Engineer for review and approval prior to construction. 
	

	
	

	D. Streets
	

	D.1. All proposed private accesses shall be required to comply with City emergency access requirements. 
	

	
	

	D.2. Near the southeast corner of the plat, partial-width frontage improvements to Sergeant Street are required. The frontage improvements shall extend from the south line of Lot 1 to approximately the north extent of the curb return at the intersection of Sergeant Street and Whitmore Way. The Sergeant Street partial-width frontage Improvements shall include the following, as shown on City Standard Detail ST-2A “Collector Street Section”, dated 12/11/08: 
	

	
	

	D.2.a. Two 10-foot Driving Lanes;
	

	D.2.b. One 8-foot Parking Lane along the west side;
	

	D.2.c. Curb, Gutter, Sidewalk and Planter Strip along the west side;
	

	D.2.d. Storm Drainage at the gutter line on along the west side;
	

	D.2.e. Modifications to the storm drainage ditch along the east side to preserve existing stormwater collection and conveyance. 
	

	
	

	The improvements are required to provide sufficient driving lane widths to allow adequate ingress and egress for traffic of the plat, pursuant to the assumptions of the Traffic Impact Analysis prepared for the plat.
	

	
	

	D.3.The project’s right-of-way road improvements along the westerly property line shall extend westerly to the existing (i.e., sidewalk, landscape, curb and gutter, and pavement) and should include notes in regards to the existing 24-inch culverts within the Deringer Avenue and Whitehouse Avenue right-of-ways.  Along the easterly property line, the right-of-way improvements shall extend to the property line.  The proposed preliminary plat drawing indicates “end improvements 5-10 ft from property line.”
	

	
	

	D.4 The right-of-way of the proposed interior plat roads shall be separately deeded to the City of Buckley by Statutory Warranty Deed. The Auditor’s Filing Number for the Deed shall be shown on the face of the final plat.
	

	
	

	D.5. All roadway improvements shall be designed and constructed per AASHTO standards and in accordance with the City of Buckley “Development Guidelines and Public Works Standards” adopted by Ordinance 20-95, July, 1995, and amended February 26, 2008.
	

	
	

	D.6. Street lighting shall be required and located at all street intersections and at approximately 150’ intervals per Puget Sound Energy Standards, as adopted by the City.  The spacing, design and style of fixtures shall be pursuant to adopted City Standard. 
	

	
	

	D.7. The developer shall submit a right of way and landscape maintenance agreement with the Final Plat to verify public street and landscape maintenance responsibilities.
	

	
	

	D.8. The applicant has submitted a Traffic Impact Analysis (TIA), prepared by Heath & Associates, dated June, 2010. The analysis identified future deficiencies in storage length on the southbound left turn from SR-410 to Park Avenue. In order to mitigate for the 2014 PM Peak Hour traffic volumes identified in the revised TIA and to provide increased storage capacity in the left hand turn pocket on the southbound left turning movement from SR-410 to Park Avenue, the applicant shall be required to prepare and submit a revised striping plan to the City and WSDOT for approval. Upon approval from the City and WSDOT the applicant shall be required to complete the striping to the approved plans at their cost prior to final plat approval or any phase thereof. If it is determined by WSDOT that additional roadway improvements, such as but not limited to, pavement widening or pavement reconstruction is required then the City and the applicant shall share in the construction cost of the additional required improvements at proportionate cost. Proportionate costs shall be determined at the time of construction based upon the then current PM Peak Hour traffic count vs projected PM Peak Hour traffic generated by the proposed subdivision.   
	

	
	

	
	

	E. Other Environmental Impacts and General Requirements:
	

	E.1. Conversion of parcel to high-density development may require the applicant to obtain a Class IV Forest Practices permit from DNR.
	

	
	

	E.2. Prior to initiation of construction, the applicant shall submit a traffic control and haul route plan to the City for review and approval to minimize traffic safety conditions on River Avenue, Collins Road and Main Street.
	

	
	

	E.3. Light and glare onto adjacent properties within the subdivision shall be avoided. As approved by the City staff and City engineer, measures such as but not limited to vegetative planter strips, barriers, etc., shall be provided along roadways within the subdivision as necessary to reduce light and glare. Lights associated with residential use shall be shielded down and away from adjacent properties and open space areas. Approved measures shall be shown on construction plans.
	

	
	

	E.4. Proponent shall be required to install safety railings or fencing along pedestrian corridors which are located adjacent to cut slopes with a vertical height over three (3’) feet and a slope in excess of 3:1 and/or rockeries that are over three (3’) feet in vertical height. Location, type and design shall be approved by the City Engineer.
	

	
	

	E.5. All applicable regulatory permits shall be acquired by the applicant prior to start of construction.
	

	
	

	E.6. Upon application for a building permit for construction of a dwelling unit upon any lot within the plat adopted fees associated with impacts to the City’s transportation system, parks and schools shall be paid to the City of Buckley.
	

	
	

	E.7. Applicant shall be responsible for payment of any and/or all costs incurred by the City for review of the project or inspection of the site during construction. 
	

	
	

	E.8. The applicant shall be required to submit a park development plan to the City for review and approval prior to construction of the development. 
	

	
	

	E.9. The applicant shall be required to submit a performance guarantee in the amount of 150% of the cost of the improvements for all work conducted within the City right-of-way. 
	

	
	

	E.10. The applicant shall be required to submit a maintenance guarantee/bond in the amount of 25% of the cost of the improvements for all work conducted within the City right-of-way and all improvements and infrastructure constructed and/or installed on-site at the time of completion and release of performance bonding. The maintenance guarantee shall be in place for a period of two years from the date of final acceptance by the City. 
	

	
	

	E.11. It is recommended that the applicant install a barrier fence (6' high wood) on the south and east property boundaries of proposed Lot #1 to mitigate impact between uses.
	

	
	

	E.12. The applicant shall be required to place a notice on the face of the plat that identifying that agricultural uses are nearby and unpleasant smells and sounds are not to be considered nuisances. This is based on satisfying Comprehensive policies and goals maintaining the existing community character and small town feel.
	

	
	

	E.13. The applicant shall be required to add notes and/or language to the plat map indicating ownership of all tracts. 
	

	
	

	E.14. The applicant shall be required to revise the preliminary map sheet to reflect the true code side yard setback provision, which states "an eight-foot side yard on one side and 12-foot side yard on the other side, ensuring a total setback for both sides is a minimum of 20 feet".
	

	
	

	E.15. The applicant shall be required to affix a note to the final plat map that states “No lot for residential purposes shall be divided or sold into additional lots or building sites, unless the proposed lots to be subdivided meet compliance with the existing zoning regulations".
	

	
	

	E.16. The applicant shall be required to submit a planting plan that complies with the City’s landscaping standards BMC 19.29 and street tree list to the City for review and approval prior to construction of the development.
	





Decision issued this 19th day of October, 2011.  


							CITY OF BUCKLEY HEARING EXAMINER
							Buckley, Washington 


							___________________________________
							Millie M. Judge, Hearing Examiner
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