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13.60.010 Minimum Improvement Requirements
This section provides a summary of minimum improvement requirements for subdivisions, including lots, blocks, roads, sidewalks, curbs and gutters, storm water management, water and sewer utilities, street signs, monuments, and street lights. More specific specifications and standards are located within this subdivision ordinance and care and useful reference should be made to those requirements as they are controlling. Subdivider shall be responsible for costs relative to construction of all public improvements within the proposed subdivision. He shall also construct at his cost all water lines, sewer lines, roads and related improvements necessary for connection to the City’s existing systems, as well as road improvements on one-half of adjacent streets.
The extensions of any City public works facilities including, but not limited to roads, bridges, storm drains, water mains, sewer lines, and secondary water systems, public or private, shall be installed by the developer of any subdivision and lie within a city dedicated right-or-way. There shall be no consideration or return to the developer for the costs of said improvements. The City, however, will consider cost sharing on any water or sewer lines in excess of eight (8") inch diameter in the event the City desires to participate for future planning purposes.
1. Lots. The lot arrangement and design shall be such that lots will provide satisfactory and desirable sites for buildings, and be properly related to topography, to the character of surrounding development and to existing requirements. Lots shall not exceed 5100 feet elevation.

All lots shown on the preliminary and final plats must conform to the minimum requirements of the zoning title for the zone or proposed zone in which the subdivision is located, and to the minimum requirements of the County Health Department for water supply and sewage disposal. On lots with frontage on cul-de-sacs the lot width shall be the distance between the side lot lines at the actual setback of the primary structure or dwelling, provided that the primary structure or dwelling exceeds the standard required front yard setback requirement. The minimum lot width at the property line shall not be less than twenty (20') feet. 
Each lot shall have the required size, area, and side yard required of the zone, and each lot shall have required frontage on a publicly dedicated street. Double frontage (a lot with a public street on 3 sides, or on the front and back of a lot) lots shall be prohibited, except when in or adjacent to a PUD where there is not reasonable alternative. where unusual conditions make other designs undesirable. Corner lots shall be deemed to have two front yards and two side yards, except that lot frontage requirements may vary where a flag lot is approved by conditional use. Side lines of lots shall be approximately at right angles, or radial to the street lines.

In general all remnants of lots below minimum size must be added to adjacent lots, rather than allowed to remain as unusable parcels.
13.30.040 Preliminary Plat
1. Proposed subdivision development plans on the preliminary plat shall include:
1.  The layout of streets showing location, widths, and other dimensions of proposed streets (designated by actual or proposed names and numbers) crosswalks, alleys and easements.
2.  A tentative plan for culinary water improvements and waste disposal improvements for all lots proposed within the subdivision, all to be constructed underground.
3.  The layout, numbers and dimensions of lots.
1.  Standard Subdivision.  The total number of dwelling units allowed within a Standard Subdivision shall be based on each lot equaling the minimum lot area as required in the zone, with roads and other improvements within a subdivision being in addition to the lots.
2.  Subdivision with Bonus Density.  Bonus density allows for the purchase of designated open space in the City for the exchange of usable open space within a subdivision, thereby creating an additional building lot or lots in said subdivision. All of the requirements below must be complied with to exercise this option:
1. When calculating the number of lots on the gross acreage of a subdivision, rounding is allowed. (.5 and greater is rounded up, and less than .5 is rounded down.)
2.    The allowed number of dwelling units permitted in the Subdivision with Bonus Density is determined by the Gross Acreage Table shown below: 
Zone Allowed Density in Dwelling Units/Acre: 

	Zone
	#Lots per Acre
	Subdivision with Bonus Density

	A-1
	One (1)
	Before Improvements

	RE-20
	Two (2)
	Before Improvements


Bonus Density lots are calculated at six percent (6%), rounded upwards, of the total acreage.
Example: 40-acre land parcel

	Zone
	Number of Bonus Density Lots Required

	A-1
	40 X 0.06 = 2.4 or 3 Bonus Density Lots

	RE-20
	40 X 2 X 0.06 = 4.8 or 5 Bonus Density Lots




Senior PUD
12.250.030 Conditional Use  Permitted Use by Overlay Zone in all Residential Zones
1. Senior citizen PUD’s shall be allowed as a conditional permitted use in all residential zones.
2. Accessory uses may be included in PUD’s to provide necessary services to the occupants of the development as determined by the Planning Commission, provided that agreements and restrictive covenants controlling the proposed uses, ownership, characteristics and design are filed by and entered into by the developer and approved by the Planning Commission and City Council to assure that the approved necessary services are maintained. 
HISTORY
Adopted by Ord. 2015-03 on 5/13/2015

12.250.040 Location
In making decisions and/or recommendations as to the approval of a senior citizen PUD, the DRC, Planning Commission and City Council shall apply the following standards for location:
1. The concept of the PUD is an important factor in the implementation of the City’s General Plan—2000.
2. The PUD should be so located with respect to streets and public ways as to provide easy access to the senior citizen occupants, their visitors and public transportation.	Comment by Mark: With making all the Streets Public in a PUD, I think we can delete this as all transportation can access a public street.
3. The site should be suitable for development without hazards to persons or property, on or off the tract, from flooding, erosion, or other dangers nor annoyances.
4. A slopes report and a preliminary title report shall be required.
5. Senior Citizen Housing Planned Unit Developments must be a minimum of 1800 feet apart from each other, and a minimum of 600 feet apart from any other Planned Unit Development (non-Senior Citizen Housing). (Straight-line as the crow flies, measured from the physical center of the PUD to the next PUD, distance from each other)

12.250.050 Unified Control
All land included in the development shall be under the legal control of the applicant, whether the applicant is an individual, partnership, corporation or a group; such control to be in the form of ownership or the option to purchase dependent on project approval. An HOA shall be established by the Developer and funded with the equivalent of 10% of the development cost for all common improvements, which shall be used for the HOA to operate, maintain, for the first year. Upon the sale of 60% of PUD lots an election will be held to elect HOA officers. Evidence of unified control of the entire tract comprising the development in written legal form establishing that applicant has the unrestricted right to impose all of the covenants; conditions and restrictions (CC&R’s) upon the land as are contemplated by the provisions of this ordinance shall be provided to the City upon recording of the Plat. delivered to the City prior to approval. Any future changes to the CC&R’s must be approved by the City Council. 






12.250.060 Standards And Conditions
A. Area. A tract of land proposed for development as a senior citizen PUD shall contain acreage in accordance with the following table:

	Minimum Acreage
	Maximum Acreage
	

	4 Acres
	7 Acres
	All Zones


B. Density. The maximum number of lots and/or units shall not exceed five (5) units per acre.
C. Occupancy. At least 80 percent of the units must have one resident be a senior citizen age fifty-five (55) or older. (Ref 42 USC 3607 (b) (2) (c) and HOPA of 1995) No more than two (2) persons may occupy each living unit unless all such persons are a family and are related by blood, marriage, or adoption, and then no more than four (4) such persons may occupy each living unit. Of those who are so related, no more than two (2) of those persons may be children of one or both of the other said persons. This restriction is to be understood to limit the occupancy of each home to four (4) persons. A person shall be deemed a resident for purposes of this section upon residing within the development for a period of fourteen (14) days in any thirty (30) day period. Renters are considered to be residents and are subject to these same restrictions.
D. Lot Requirements. Lot area, width, setback, yard coverage and building height and location requirements shall be determined by the standards outlined in item J; (Arrangements) of this section along with approval of the site plan.

	Setback
	Minimum

	Side yard
	8 feet, or

	
	zero lot line on one side, with 16 feet between each single family dwelling

	Rear
	20 feet

	Front* (see note)
Corner lots have 2 front yards
2 side yards
	18 feet
18 feet for house frontage and 12 feet for the other street.


*No driveway approach shall be less than 18 feet from the garage to the sidewalk, for parking purposes

E. Landscaping. All areas not covered by building, by off-site parking or streets shall be landscaped to be compatible with adjacent properties and the community (see Landscape Ord 12.160). 
F. Access. Every unit, lot or other permitted use in the PUD shall have access to a public street by an approved road or area dedicated to public use guaranteeing access. It is the intent of the City, where possible, that all roads and streets within a PUD be Public Streets and be built to City construction specifications. Public streets within a PUD can be developed to a 50' ROW as long as the street only serves the PUD residents and not tie into and existing city street. Private streets may be used as a common alley for back loaded garages. See "Street Cross Sections" under City Regulations. If the road through a PUD is a continuation of a normal city street via intersection with a parallel city street, then the 66'ROW will be required. 
G. Parking: Two parking spaces in the garage and two off-street parking spaces shall be provided for each unit. Additional visitor parking shall be provided at a ratio of 1 space per 2 units within the PUD. 
H. Open Space. Functional and aesthetic usable open spaces for use by the occupants are deemed essential to and must be included within a PUD in accordance with the following:
1. There shall be a minimum of usable open space of thirty (30) percent of the total gross area of the PUD, including all walkways, sidewalks and greenways.
2. Open space needs to be identified as an area to facilitate snow retention during the winter months.
3. The preservation, maintenance and ownership of usable open space within the PUD must be held by an entity or association that includes all owners within the PUD in a manner evidenced by appropriate legal documentation approved by the City Council and City attorney.
I. Utilities. All utilities within the PUD shall be installed underground with all appurtenances above ground installed in a manner that will allow adequate screening with natural landscaping. All utilities will be installed in accordance with City standards and will be placed in dedicated Public Utility Easements for City and/or utility supplier maintenance. Water lines to the meter and sewer main lines within the PUD will be maintained by the City once the developer’s warranty period has been completed and inspection demonstrates they have been installed in accordance with City standards. Each unit will pay water and sewer impact fees and have an individual water meter.
J. PUD Design Arrangements. Arrangement of structures, lots or units, and usable open space within the PUD shall be such as to assure that adjacent properties and their uses will not be adversely affected. Lots that access the frontage on an existing with frontage on a City street must meet the same requirements as of the underlying zone adjacent properties and in accordance with a Standard subdivision. Rear and side lots adjacent to existing properties will maintain the setback requirements of those zones. Homes must be a different design than the home to either side of it, with 4 or more different designs offered for all homes in the Senior PUD.	Comment by Mark: In RE20 and R1 the adjacent setbacks would be 10’ at a sideyard and 20’ at backyard. In A1 the sideyard setback is 20’ and the backyard setback is 30’. So abutting R1 and RE20 would most likely match what is going on in a PUD.
Whereas in the A1 setbacks would defeat the purpose of the increased density allowance for a PUD. 

L.	The preservation, maintenance and ownership of usable open space within the PUD must be held by an entity or association that includes all owners within the PUD in a manner evidenced by appropriate legal documentation approved by the City Council and City attorney. Postal Delivery. All postal mail will be delivered to a common site as agreed with the United States Postal Service.
M.	Signage. A sign specifying that the PUD is a Senior Citizen PUD and that at least one resident of each unit must be 55 years of age or older must be posted in a visible area in all approved Planned Unit Developments and as approved by the DRC. This sign will be the responsibility of the developer or the Homeowners Association.
N.	Fencing. A perimeter minimum 6' privacy fence will be installed, at the property line even when it is the transition between a Public street through a PUD along exiting parcels. Also Ordinance 12.30.080 Fence Height must be followed.
