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EXHIBIT 1: STAFF REPORT

I. SUMMARY
Zachary Slota of United Engineering submitted Planned Residential Development Overlay Zone
(PRD) and Preliminary Subdivision (SUB) Applications (Nos. 22-22 and 22-23) for Phases II and III
of Reserve at Valley Creek Subdivision proposing a total of 52 duplex townhouse lots, 12 fourplex
townhouse lots and 31 single household (SHR) lots. Planned Residential Developments are
regulated by Chapter 17.19 of the Port Angeles Municipal Code (PAMC) and provide alternative
zoning regulations that permit and encourage design flexibility, conservation, and protection of
natural critical area amenities, and innovation in residential developments to those regulations
found in the underlying zone. A 101-lot subdivision proposal including two lots described for
critical area open space lots, three designated recreational open space lots, a stormwater tract
and 95 designated housing lots regulated by Section 16.08 PAMC is being reviewed in conjunction
with the PRD proposal.
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II. PROPOSAL
Application Nos. 22-22 & 22-23 propose a two phased planned residential development overlay
zone subdivision of approximately 19.5 acres zoned R7, Low Density Residential (R7) into 95
buildable lots, three recreational open space lots, 2 critical area open space lots, and a stormwater
tract with a potential total of 52 duplex townhouse lots, 12 fourplex townhouse lots and 31 single
household residence (SHR) lots. The original proposal (PZ 05-26) had only finaled Phase I of the
preliminary plat within the required 10-year window required by Section 58.17.140(3)(b) of the
Revised Code of Washington (RCW). The proposal includes lots dedicated to duplex townhouse
lots that range in size from approximately 2,800 sf to 4,000 sf; fourplex lots of 2,000 sf, and SHR
lots ranging in size from approximately 5,000 sf to 8,500 sf. (see Figure 1: Site Plan). The PRD
process is being proposed in order to facilitate flexibility not provided in a traditional subdivision
regulated under Section 16.08 PAMC. This includes the reduction of lot size, setbacks, and frontage
widths. The applicant has identified reduced lot widths and area, use of multiple housing concepts
with different densities, and integration of open space in conjunction with net residential densities
that meet the underlying R7 zone requirements. Site and lot development are being proposed in
2 indistinct phases (See Figure 1 preliminary plat for visual reference):

Figure 1: Preliminary Plat. More detailed plans are located in Exhibit 3
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III. FACTS RELAVENT TO THE APPLICATION
Property Description: The subject property is 19.5 acres
and includes a portion of Valley Creek ravine in the
southwestern portion. The proposal is maintaining nearly
6.25 acres of the ravine as an open space tract, 1.6 of
which will be dedicated to recreational trail development.
Phase 1 of the Subdivision dedicated a 3.3-acre lot to an
enhanced Class III wetland and its buffer in the northeast
corner of the subdivision. The property is accessed by
Laurel Street right of way and proposes the construction
of several local access streets and sidewalks.

Figure 2: General location of the proposal

Address: Unaddressed
Property ID / Tax Parcel ID: 80965 / 0630-1655-0000
Zoning: R7, Low Density Residential
Comprehensive Plan Designation: Low Density Residential and Open Space
Dimensions: Irregular
Area: Approximately 19.5 acres.
IV. PROCEDURE
On March 21, 2022, the applicant’s representative submitted PRD and preliminary subdivision
applications for the subdivision and proposed alternative development standards of 101 lots on a
single parcel approximately 19.5 acres in size. The property had previously been preliminarily
subdivided as Reserve at Valley Creek processed as PZ 05-26 under three separate phases. Phase
I was the only phase approved through final plat in 2009. The remaining phases were not finaled
within the 10 years of preliminary approval as required by RCW 58.17.140(3)(b). This loss of vesting
necessitates new PRD and preliminary subdivision permitting approval for phases II and II of the
Reserve at Valley Creek Subdivision. A preapplication meeting was held on December 21, 2022.
Staff accepted the original neighborhood meeting due to the proposals near congruency to the
original PRD proposal. The preapplication letter and original neighborhood meeting attendance
are listed as Exhibit 9. The submitted PRD and Preliminary Subdivision applications were
determined to be complete on April 7, 2022. On May 31, 2022, City Staff submitted a request for
revisions and more information. On August 23, 2022, the applicant’s representative resubmitted
the requested materials for staff review. Port Angeles Municipal Code requires the application be
considered by the Hearing Examiner in a public hearing. Noticing materials are listed as Exhibit 10.
Notice of the application and SEPA Checklist was provided on the following dates and in the
following manner:
1. 4/29/22: Subject property, Posted sign | City Hall, Notice board | Peninsula Daily News,
Circulation
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2. 4/27/22: Property owners within 300’ of subject property, Mailing
Notice of the Public Hearing
1. 9/6/22: Subject property, posted sign | City Hall, Notice board |
Property owners within 300’ of subject property, Mailing
2. 9/8/22: Peninsula Daily News, Circulation
The Hearing Examiner will conduct a review of the Application and this staff report and make a
decision on the permit within 120 days of the completeness determination. An appeal must be
submitted within 15 days of the notice of final decision.
V. COMMENTS
Public Comment:
The written public comment period was14 days in duration and closed on May 14, 2022. Written
public comment was received from five adjacent property owners and the Department of Ecology.
The commenters voiced concerns about traffic safety, walkability, geotechnical hazards posed by
development and Valley Creek’s role as an existing wildlife corridor, requirements for affordable
housing, and road/utility connections to the existing parcel to the south of Phase 1 of the Reserve
at Valley Creek Development.
Staff Response to Public Comment:
The proposal has been conditioned to go beyond the recommendation of the submitted traffic
report and an all-way stop is being required at the intersection of Laurel and Ahlvers Streets. Staff
found no essential nexus that allows the City to require the continuation of sidewalks beyond the
property boundaries of the proposal, but sidewalks are proposed that meet standards of access
streets within the R7 zone. Any sidewalk facilities will be required to meet American with
Disabilities Act Standards. The submitted geotechnical report provides recommendations that
include review and design of any necessary retaining walls on a case-by-case basis and recognizes
that the dewatering of foundations is likely to be an outcome of construction and the placement
of foundations along the Valley Creek ravine. Any proposal within the stream corridor, ravine, or
ravine buffer requires either an Environmentally Sensitive Area (ESA) permit application in
accordance with Section 15.20.060 PAMC or a request for an ESA exception in accordance with
Section 15.20.080 PAMC. Affordable housing based upon Clallam County Average Median Income
is not required as a standard of the Planned Residential Development Overlay Zone addressed in
Section 19.17.050 PAMC, but middle housing in the form of townhouse duplexes and fourplexes
are being proposed. No significant development is proposed within the stream buffer or corridor
of Valley Creek. Underground utilities are proposed with blowoff assemblies at the southern
terminus of Page Street and northern terminus of Valley Crest Drive. The Street and Drive will
terminate at the property line.
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City of Port Angeles Departmental Comments:
Comments received from City of Port Angeles Departments have been incorporated into this
report’s findings and conditions.
VI. FINDINGS OF FACT & STAFF ANALYSIS
Analysis and findings of fact from Department of Community and Economic Development (DCED)
staff are based on the application materials, Port Angeles Municipal Code (PAMC), standards,
plans, public comment, and other relevant materials available during the review period. The
findings and analysis section this report is a summary of the completed review by DCED staff.
City of Port Angeles Comprehensive Plan
All PRD and SUB applications must be consistent with the Port Angeles Comprehensive Plan. The
following Port Angeles Comprehensive Plan policies are identified by Planning Staff to support the
proposal in PRD and SUB Application Nos. 22-22 & 22-23:
Growth Management Element
Goal:
G-2A

To manage growth in a responsible manner that is beneficial to the community as a
whole, is sensitive to the rights and needs of individuals, and is consistent with the
State of Washington's Growth Management Act.
Policy:
P-2A.01

In all its actions and to the extent consistent with the provisions of this
comprehensive plan, the City should strive to implement the following
goals of the State Growth Management Act:
A. Urban growth. Encourage development in urban areas where adequate
public facilities and services exist or can be provided in an efficient
manner.
B. Reduce sprawl. Reduce the inappropriate conversion of undeveloped
land into sprawling, low-density development.
D. Housing. Encourage the availability of affordable housing to all
economic segments of the population. Promote a variety of residential
densities and housing types and sizes and encourage preservation and
expansion of existing housing stock.
F. Property rights. Private property should not be taken for public use
without just compensation having been made. The property rights of
landowners should be protected from arbitrary and discriminatory
actions.
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I. Open space and recreation. Encourage the retention of open space and
development of recreational opportunities, conserve fish and wildlife
habitat areas increase access to natural resource lands and water and
develop parks.

P-2A.14

K. Habitat areas. Increase access to natural resource lands and water and
develop parks.
L. Citizen participation and coordination. Encourage the involvement of
citizens in the planning process and ensure coordination
M. Public facilities and services. Ensure that those public facilities and
services necessary to support development should be adequate to serve
the development at the time the development is available for occupancy
and use without decreasing current service levels below locally
established minimum standards
Provide constructed urban services/facilities for which the City is the
ultimate provider to meet the design and construction standards of the
City.

Staff Analysis: PRD Application No. 22-22 is consistent with the goals, policies, and intent of the
Growth Management Element by proposing a two phase 101-lot develop that incorporates diverse
and accessible housing, open space, and access to public utilities with connections that are
adequately sized for impacts to the larger system. As a part of the PRD process, pre-application
and neighborhood meetings were held to introduce the project and gather feedback from staff,
property owners, and residents. This feedback informed the original preliminary subdivision
proposal and inclusion of the overlay zone to mitigate impacts and take advantage of local unique
benefits. These impacts and benefits are further described in “Section VI” of this report under “Title
16” and “Title 17”.
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Land Use Element
Goal:
G-3A

Goal:
G-3B

To guide land development in a manner that balances providing certainty about
future land use and allowing flexibility necessary to adapt to future challenges and
opportunities.
Policy:
Use the Comprehensive Plan Land Use Map as a conceptual guide when
P-3A.01
making all zoning and other land use decisions, including all land use
decisions and approvals made by City Council and/or any of its appointed
Commissions, Boards, or Committees.
To ensure residential land use and development is compatible with the environment
with existing uses and residents, and with desired urban design.
Policy:
P-3B.01

Provide urban services to all residential areas as required by the Capital
Facilities Element concurrency policy.

P-3B.02

Ensure that single family lots are of reasonable shape and have access
provided by a collector arterial, local access street or alley.

P-3B.04

Goal:
G-3C

Goal:
G-3K

Design streets and circulation patterns in all new residential
developments to enable fire protection and service vehicle access as key
factors in street design and circulation pattern.
P-3B.05
Encourage street improvements and acquisition of rights-of-way to
further the grid street pattern in the central “townsite” area of the City.
Permit cul-de-sacs and curvilinear streets in outlying areas subject to low
impact development standards when designed in conjunction with the
main street grid.
To create and maintain a fulfilling and enjoyable community of viable districts and
neighborhoods with a variety of residential types attractive to people of all ages,
characteristics and interests.
Policy:
Ensure medium and high-density housing is served by arterial streets of
P-3C.03
sufficient size in order to satisfy traffic demand and to lessen
neighborhood traffic congestion.
To encourage the development of parks and recreational opportunities for all
residents of the City and to increase access to natural areas in a manner that
minimizes adverse impacts and achieves the desired urban design of the City.
P-3K.02
Distribute public parks and recreational facilities equitably throughout
the City to afford access to all residents.
Policy:
P-3K.03

Utilize land donated for public use to provide common open space, public
buildings, parks, and recreational opportunities, while incorporating LID
techniques and BMPs in all projects where feasible.
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Staff Analysis: PRD and SUB Application Nos. 22-22 and 22-23 are consistent with the goals,
policies, and intent of the Land Use Element by proposing a subdivision design that provides
adequate access to public utilities, diverse housing options, common open space that will be used
for passive and active recreation. Phase II and III of the Reserve at Valley Creek Subdivision continue
to be served by Laurel Street, a designated collector arterial street. The application proposes the
development of diverse housing types at higher densities than the minimum lot area allowance
that takes advantage of the preservation of critical areas and open space to maintain an overall
net density that meets the Land Use Element Lower Density Residential standard. The proposal
does not delineate which lots and utility development will be associated with each of the two
phases of the final subdivision. A condition has been placed on the permit to ensure the phases are
identified.
Transportation Element
Goal:
G-4B

To improve circulation patterns across and within the community, and to achieve the
desired urban design of the City.
Policy:
P-4B.07

Publicly dedicate street rights-of-way associated with the subdivision
processing advance of the time of individual lot development in accordance
with the Comprehensive Plan's Circulation Plan Map.

P-4B.09

Ensure off-street parking should be sufficient and accessible within
business and residential areas so the traffic flow of the street is not
impaired.

Staff Analysis: PRD and SUB Application Nos. 22-22 and 22-23 are consistent with the goals,
policies, and intent of the Transportation Element by proposing a street design that maintains the
current street circulation pattern consistent with the surrounding neighborhood. Selected on street
parking areas will provide sufficient access and traffic flow within the development. A traffic study
performed for the application indicates that of trips from the proposed subdivision will increase an
anticipated 915 average daily trips (ADT) with 91 PM peak hour trips. The report suggests the stop
control on Laurel be removed and stop control be installed on Ahlvers Street. Internal staff
evaluation of the report has resulted in further mitigation due to the increase in ADT. Mitigated
Determination of Nonsignificance (MDNS) No. 1454 provides a finding that the unique intersection
configuration of Laurel and Ahlvers Streets and increased traffic from the development does require
intersection configuration revisions to an extent beyond the traffic impact analysis
recommendation to ensure vehicle and pedestrian safety. In order to mitigate traffic impacts due
to measurable average daily vehicular trip increases, an all-way stop with stop signs on all
approach legs, plastic stop bars and advanced stop sign warning signs is being required to be
installed at the intersection of Laurel and Ahlvers Streets. The all-way stop improvements will
increase neighborhood traffic safety. On street parking is proposed to be provided at strategic
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areas within the development to ensure visiting vehicles will have the opportunity to park and allow
continued adequate access on the internal streets. Right of way dedication is further discussed in
“Section VI” of this report under “Title 16” and “Title 17”.
Utilities and Public Services Element
Goal:
G-5D

To provide utility services in an efficient and cost-effective manner.
Policy:
P-5D.02

Provide urban services only in areas that are logical extensions of areas,
which are currently served by such services or needed to implement a
specific goal or policy of the Comprehensive Plan.

P-5D.07

Serve new development with sanitary sewers.

Staff Analysis: PRD and SUB Applications Nos. 22-22 and 22-23 are consistent with the goals,
policies, and intent of the Utilities and Public Services Element through the conjunction of both
proposed onsite stormwater management and utility access to the development and conditions
placed on the permit for the provision of adequate utilities that are sized appropriately based upon
urban service standards and guidelines requirements. Further utility design and staff analysis are
required prior to final plat acceptance.
Housing Element
Goal:
G-6A

To improve the variety, quality, availability, and attainability of housing opportunities
in the City of Port Angeles.
Policy:
Plan for sufficient urban services to support future housing in a variety of
P-6A.04 allowable densities.
P-6A.13 Encourage the use of Low Impact Development stormwater management
techniques (such as vegetated roofs, permeable pavement, and
bioretention) for all new developments

Staff Analysis: PRD Application No. 22-22 is consistent with the goals, policies, and intent of the
Housing Element by proposing the development of diverse housing types at higher densities than
the minimum lot area allowance that takes advantage of the preservation of critical areas and
open space to maintain an overall net density that includes common open space, accessible
housing options, and onsite stormwater management techniques. PRD standards do not require
the construction of attainable housing, but the proposal is providing a variety of housing types that
represent important middle housing options.
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Conservation Element
Goal:
G-7A

To create and maintain a community with a high quality of life where the land is used
in a manner that is compatible with the area's unique physical features, its natural,
historical, archaeological, and cultural amenities, and the overall environment.
Policy:
The City should require all development, including the location and design
G-7A.01 of all structures and open space areas, to be compatible with the unique
physical features and natural amenities of the land and complement the
environment in which it is placed, while recognizing the rights of private
ownership.
Policy:
The City should adopt development criteria, which promote the use of
G-7A.03 innovative design techniques to provide for the use of the land in a manner
compatible with any unique physical features or valuable natural, historical,
and/or cultural amenities.
Policy:
The City should promote and highlight Port Angeles' plentiful natural
G-7A.04 beauty, amenities and cultural history.

Staff Analysis: PRD Application No. 22-22 is consistent with the goals, policies, and intent of the
Conservation Element by proposing a development that incorporates common use open space and
onsite stormwater management techniques. The overlay zone was developed by the City to provide
incentives for balancing development to address the City’s existing open space, various critical
areas, and natural features/habitat with increased potential for housing density. A large number
of properties are located along the top of the Valley Creek ravine. In order to adequately address
any impacts from the development of these lots in preparation for housing, recreation, and future
potential development, a condition has been placed on the permit to identify the top of ravine
throughout the subdivision in order to ensure the protection of the environmentally sensitive area.
Capital Facilities Element
Goal:
G-8A

To provide and maintain safe and financially feasible urban services and capital
facilities at or above stated levels of service to all City residents and the general public.
Policy:
Develop individual comprehensive service and facility plans for the
P-8A.02 following capital facilities and/or services:
▪ Transportation, including streets, and non-motorized (bikeways and
pedestrian walkways),
▪ Water system,
▪ Sanitary sewer system,
▪ Electrical system,
▪ Parks and recreation services, and
▪ Emergency services (police, fire, and medical response).
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P- 8A.04 At a minimum, ensure the continuation of established level of service
standards for all urban utilities and services to the extent and in the manner
provided herein.
P- 8A.07 Create and maintain comprehensive service and facility plan for streets and
non- motorized facilities (bikeways, trails, and pedestrian walkways) that
include specific actions and requirements for bringing into compliance any
street facilities that fall below the required level of service, including
demand management strategies which encourage reduced reliance on
single occupant vehicle trips and encourage use of alternate modes of
transportation such as the bicycles, walkways, and transit riding with
incentive programs for and from local businesses.

Goal:
G-8B

Include a future US 101 corridor to meet long- term local and regional nonmotorized transportation needs.
P- 8A.12 Require sidewalks be included in all development and redevelopment
proposals where sidewalks do not exist at the time of application for
development. Permeable materials are preferred for sidewalk construction
where feasible.
P- 8A.17 Deny any development that will not be served at or greater than a citywide
level of service standard of 10 acres of parks per 1,000 population within
six years from the time of development.
To provide urban streets and utilities at minimum levels of service for all city residents
and the general public.
Policy:
Development on all arterial streets and any other streets identified as
P-8B.02 school walking routes should include pedestrian sidewalks on both sides of
the street.
P-8B.03 The City shall not approve any development that is not served with water
service at or greater than the following level of service standards at the time
of development:
▪ Single family units: 2 gallons per minute @ 30 psi (Fire - 1000 gallons per
minute @ 20 psi for single family residential > 3,600 square feet) (Fire - 500
gallons per minute @ 20 psi for single family residential < 3,600 square feet)
▪ Multi-family units: 1 gallon per minute @ 30 psi (fire per Uniform Fire
Code)
▪ Commercial: per Uniform Fire Code
▪ Industrial: per Uniform Fire Code
P-8B.04 The City shall not approve any development that is not served with sewer
service at or greater than a level of service standard of 300 gallons per day
per person at the time of development.
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P-8B.05

Goal:
G-8D

The City shall not approve any development that is not served with
electrical service at or greater than a level of service standard of 118 volts
(120-volt base) at the time of development.
P-8B.06 The City shall not approve any development that increases a site's postdevelopment stormwater run-off beyond that allowed by the Department
of Ecology Stormwater Management Manual for Western Washington as
adopted by the City.
To reduce the amount of impervious surface created by new developments and
thereby reduce stormwater management costs and environmental impacts to the City
and its natural resources, reduce development costs to private property owners, and
provide safe and more attractive streets through traffic calming, safe pedestrian
amenities, and improved street edge landscaping.
Policy:
Revise existing urban development standards in low density residential
P-8D.01 areas to include low impact development standards for street, pedestrian
and non-motorized access, sewer, and fire suppression to more nearly
reflect the needs of suburban densities and conditions in outlying
undeveloped areas of the City and PAUGA.

Staff Analysis: PRD and SUB Application Nos. 22-22 & 22-23 are consistent with the goals, policies,
and intent of the Capital Facilities Element by proposing a development that incorporates
comprehensive level of service standards for utilities and transportation circulation. The subdivision
provides standards for provision of the above-mentioned services in order to mitigate any impacts
to any other property owners within the same block, neighborhood, or utility basins and any
impacts to the outfalls of those utilities. The size of the proposal requires a Stormwater
Management Plan (SMP) and Stormwater Pollution and Prevention Plan (SWPPP) to be assessed
by City Staff and the Washington Department of Ecology to ensure all development meets the
current edition of the Stormwater Management Manual for Western Washington. The preliminary
permit provides conditions ensuring the right of ways and utilities are developed to the standards
of Urban Service Standards and Guidelines (USSG) and PAMC. A landscape plan has been
conditioned to ensure staff can evaluate the right of way and recreational open space areas meet
city standards.
The PRD and SUB review process ensures all capital facilities in the proposed development meet
the required minimum and maximum standards. Standards outlined in the PRD application process
provide the applicant the ability to go above and beyond the traditional subdivision requirements
to reduce development impacts on surrounding neighbors and community-wide capital facilities.
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Parks and Recreation Element
Goal:
To acquire, develop, renovate and maintain a sustainable system of parks, recreational
G-10A
facilities, and open spaces to ensure that the contributions of natural resources and
recreation to human well- being are maintained and recognized as a value.
Policy:
Ensure that equality is achieved to the extent possible in the types and
P-10A.02 variety of facilities, quality of maintenance, and the range of recreation
services provided.
Policy:
Retain and reflect the natural beauty that attracts visitors, business, and
P-10A.03 residents to the area.
Policy:
The City should continue to provide or participate with private sponsors to
P-10A.07 provide high quality recreational opportunities.
Goal:
To enhance the quality of life in the community by providing facilities, services, and
G-10B
programs that offer positive opportunities for building healthy, safe, and productive
lives to the broadest segment of the population.
Policy:
Keep citizens involved and informed about parks and recreation issues,
P-10B.03 services, and family friendly features and amenities.
Policy:
Provide high quality services, emphasize the design of park areas to reduce
P-10B.06 long-term maintenance and operating costs, and implement improved
technology to conserve limited resources such as water, power and
people.
Goal:
To establish and protect a visual character of the community through open spaces,
G-10C
streetscapes, borrowed landscapes, and publicly owned natural resource areas.
Policy:
Strive to protect and retain the natural beauty of the area.
P-10C.01
Policy:
Supplement and enhance the visual attractiveness of the city through the
P-10C.02 use of formal landscaping in street medians, city entryways, and along
sidewalks, as well as the use of other public spaces, flower beds, and street
trees. Emphasize use of planter strips with drought tolerant vegetation
and bio-retention facilities.
Staff Analysis: PRD Application 22-22 is consistent with the goals, policies, and intent of the Parks
and Recreation Element by proposing 0.5 acres of communal open space in three separate tracts
and a 6.2-acre open space tract for the Valley Creek ravine, approximately 1.6 acres of which has
been designated as open space for a planned recreational trail. Phase I of the development also
has a 3.3-acre lot containing a Class III wetland and its associated buffer. Developed right of ways
will also require the planting of street trees that meet USSG standards.
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Port Angeles Municipal Code
The following PAMC provisions are seen as relevant to this application. Planning Staff provides
comments under each provision as demonstration of the analysis that has occurred with the
application review process and the findings of fact relevant to the application.
Title 2 – Administration and Personnel
Per PAMC Section 02.18.060(A)(1), the Hearing Examiner has the review authority and is
authorized and directed to hear and decide on general Infill Overlay Zone and Subdivision s.
Staff Analysis: The permit requires a public hearing before the Hearing Examiner, whose decision is
based upon the application materials, public comments, Port Angeles Municipal Code, Urban
Service Standards and Guidelines, and information available during the application process. Such
decision may be appealed to the Superior Court, provided that the appeal is filed within 21 days of
the Examiner’s decision per Chapter 36.70C RCW. If an appeal is not filed within the applicable
period, the decision of the Hearing Examiner is the final decision of the City. A timely appeal for any
decision of the Hearing Examiner will stay all further proceedings by the Department of Community
and Economic Development specific to the property under appeal.
Title 11: Streets and Sidewalks
11.13.050 – Street Trees – General Requirements
A. For new development, redevelopment and land divisions in all zones, street tree
requirements are as follows:
1. All trees planted in the right-of-way shall be selected from the list of City approved street
trees. The List of Approved Street Trees is established in the Port Angeles Urban Services
Standards and Guideline Manual.
2. A Street Tree Planting Plan shall be submitted to and approved by the Community Forester
as part of any development permit application. All proposed trees shall be shown on the
plan with the species indicated.
3. Street trees shall be planted within the public right-of-way in accordance with the details
provided in the current Urban Services Standards and Guidelines.
4. The owner shall install the street tree(s) specified on the landscape plan prior to the
issuance of final project approval or issuance of certificate of occupancy. Street tree
plantings may be delayed between May 1 and October 1. In this case, the owner shall
provide an assurance acceptable to the City for any required tree planting. The assurance
must be provided prior to approval and acceptance and/or the issuance of a certificate of
occupancy.
5. Trees planted in rigid cells are encouraged and preferred in urban areas where feasible.
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Staff Analysis: The site plans provided as a part of the applications did not identify street trees
within the right of way. The USSG requires street trees be planted 35 feet on-center, as appropriate
to the mature canopy of the tree chosen from the list of approved street trees. As conditioned the
appropriate type and number of street trees shall be provided within the right of way.
Title 16 – Subdivisions
16.08.060 - Standards and policies.
1. General standards. If a proposed street and/or lot pattern for any zone in Port Angeles has
been made by the City Council or the Hearing Examiner, the street layout of any new plat
submitted shall be in general conformance to said pattern or plan. Otherwise proposed streets
in new subdivisions shall conform to the Comprehensive Plan, the Urban Services Ordinance,
the Urban Services Standards and Guidelines promulgated consistent with and pursuant to
PAMC 18.08.040 and 18.08.130, and the standards and requirements of this chapter.
No territory proposed to be subdivided shall be a part of, nor encroach upon, any area
designated in the Comprehensive Plan for future public facilities
No plan for the platting, replatting, subdivision, or dedication of any area shall be approved by
the City unless each lot shall abut on a dedicated, improved, and maintained City street and
such street shall connect directly to an existing improved street that meets current street
improvement standards as set forth in the Comprehensive Plan, the Urban Services Ordinance,
and the Urban Services Standards and Guidelines promulgated consistent with and pursuant
to PAMC 18.08.040 and 18.08.130.
If any existing rights-of-way abutting the property being subdivided do not meet minimum
width standards, additional right-of-way shall be required in accordance with the standards as
set forth in the Comprehensive Plan, the Urban Services Ordinance, and the Urban Services
Standards and Guidelines promulgated consistent with and pursuant to PAMC 18.08.040 and
18.08.130. Where the Comprehensive Plan or the City's official street plan indicates the
necessity of a new right-of-way of a required width or portion thereof for street purposes,
whether within a new plat or new subdivision, or along the boundaries of a new plat, new
subdivision or new lot, such required right-of-way or portion thereof shall be dedicated to the
City of Port Angeles by the filing of a plat.
The area of a cemetery in one unit shall be not more than 80 acres, which may or can be
surrounded by streets and highways. If the area of a cemetery is intersected or cut by
dedicated or unplatted streets the areas on opposite sides of said streets shall form and be
considered separate units.
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Sidewalks, pedestrian walkways, and other planning features intended to assure safe walking
conditions for students who only walk to and from school shall be provided pursuant to RCW
58.17.060 and 58.17.110. The Hearing Examiner may require plats to provide areas for parks,
playgrounds, open spaces, recreation facilities, schools, school grounds, transit stops, and
drainage ways.
Each proposed subdivision and the ultimate use of the land therein shall be in the interests of
public health, safety and welfare, and subdividers shall be prepared to present evidence to this
effect when requested by the City.
Restrictive covenants not contrary to existing regulations regarding the use of land, governing
and binding all future owners of lots or tracts, may be shown on any plat.
No Final plat of land within the force and effect of existing Zoning Regulations shall be
approved unless it is conforming with such Zoning Regulations.
Whenever there is a discrepancy between minimum standards or dimensions noted herein
and those contained in Zoning Regulations, Building Codes, or other official Regulations, the
highest standard shall apply.
Staff Analysis: The proposal seeks to develop a two phased subdivision which includes a PRD
Overlay Zone that provides standards above and beyond a typical subdivision regulate by Chapter
16.08 PAMC. The PRD application proposal meets or exceeds the standards held in the above
general standards. Any standards not demonstrated outright will be conditioned to be met prior to
final plat approval. “Section VI: Title 17” provides further analysis of PRD guidance for deviations
from R7 zoning standards. Staff finds that, as conditioned, the proposal is in the interest of public
health, safety, and welfare and meets these “general standards”.
2. General principles, policies. The Hearing Examiner shall ensure that appropriate provision is
made for: (1) the harmonious development of neighborhoods by requiring coordination of
streets within subdivisions with existing or planned streets, or with other elements of the
Comprehensive Plan; (2) adequate open spaces for recreation, schools, light and air; (3)
distribution of population and traffic which will create conditions favorable to public health,
safety and convenience.
The Hearing Examiner shall inquire into the public use, interest or need proposed to be served
by the establishment of a subdivision. If the results of such an inquiry indicate that a
subdivision will not serve the public use, interest or need, the Hearing Examiner may
recommend denial of such subdivision. The Hearing Examiner shall ensure that a subdivision
is consistent with the Comprehensive Plan and Urban Services Ordinance.
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Land which the Hearing Examiner has found to be unsuitable for subdivision due to flooding,
bad drainage, steep slopes, rock formations or other feature likely to be harmful to the safety,
welfare and general health of the future residents, and the commission considers
inappropriate for subdivision, - shall not be subdivided unless adequate methods which are
consistent with the City's Wetlands and Environmentally Sensitive Areas Protection
Ordinances are formulated by the developer and approved by the Community and Economic
Development Director.
Staff Analysis: As conditioned, staff finds the proposal’s total build-out provides coordinated
development, adequate space for recreation, and general health, safety and welfare of the future
residents. As such, staff finds that the proposal supports the public use, interest and need. The
proposal also maintains the vast majority of the Valley Creek ravine and the entire 200-foot Type 3
stream corridor and 75-foot buffer as two separate lots designated as open space. Any proposed
development activity to the remainder of the top of ravine band its associated 25-foot buffer will
be evaluated independently at the time of development through the Environmentally Sensitive Area
permit application process regulated under Chapter 15.20 PAMC. Analysis of the proposals
consistency with the Comprehensive Plan is located “Section VI: Port Angeles Comprehensive Plan”
of this report. As conditioned, these “general principals, policies” have been met.
3. Streets.
1. The arrangement, character, extent, width, grade and location of all streets shall conform
with the Comprehensive Plan, the Capital Facilities Plan, the Urban Services Ordinance, and
the Urban Services Standards and Guidelines, and shall be considered in their relation to
existing and planned roads, to topographic conditions, to public convenience and safety,
and in their appropriate relation to the proposed uses of the land to be served by such
roads.
2. Where such is not shown on the Comprehensive Plan, the arrangement of streets in a
subdivision shall either provide for the continuation or appropriate projection of existing
streets in the surrounding area; or shall conform to a street plan for the neighborhood,
approved by the City, to meet a particular situation where topographic or other conditions
make continuance or conformance to existing streets impracticable. This shall also apply
to cluster subdivision.
3. If a street plan for an area has been made by the City, the street layout of a proposed
subdivision in such an area shall be in general conformance to the plan.
4. When a portion of a subdivider’s tract is to be subdivided, a street plan for the entire tract
shall be submitted to indicate how the street pattern of the plat submitted will coordinate
with the entire tract when fully platted and with streets in the surrounding area
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5. Where a tract is subdivided into lots or tracts larger in area than twice the minimum lot
size, the City may require an arrangement of lots and streets such as to permit a later resubdivision in conformity with the street and lot requirements specified in these
regulations
6. Where a proposed subdivision abuts or contains an existing or proposed arterial street or
is adjacent to an existing or planned business, commercial or industrial district, the City
may require treatment as may be necessary (1) for the adequate protection of residential
properties; and (2) to afford separation of through and local traffic
7. Where a subdivision borders or contains a railroad or limited access highway right-of-way,
the City may require a road approximately parallel to and on each side of such right-of-way
at a distance suitable for appropriate use of the intervening land. Such distances shall also
be determined with due regard for the requirements of approach grades and future grade
separations
8. Streets shall be laid out so as to intersect as nearly as possible at right angles. Acute angle
intersection shall be avoided
9. There shall be no reserve strips controlling access to roads, except where the control of
such strips is definitely placed with the City under conditions approved by the Hearing
Examiner
10. Sidewalks, pedestrian walkways, and other planning features intended to assure safe
walking conditions for students who only walk to and from school shall be provided
pursuant to RCW 58.17.060 and 58.17.110.
Staff Analysis: As conditioned, the proposal meets the standards and policies for street and
transportation facilities. The preliminary plat consists of 2 phases and clearly demonstrates a fully
constructed transportation system. Conditions have been placed on the development phasing to
ensure adequate turnaround facilities for emergency vehicles prior to the completion of Phase III.
4. Blocks.
1. The lengths, widths and shapes of blocks shall be determined with due regard to provision
of adequate building sites suitable to the special needs of the type of land use
contemplated, the zoning requirements as to lot area and dimensions, limitations and
opportunities of the topography and other environmental constraints, needs for
convenient access, circulation, control and safety of vehicular and pedestrian traffic, and
the desired urban design of the City.
2. Where the local access streets follow a grid system, the width of blocks shall be sufficient
for two tiers of lots, unless existing conditions are such, in the judgment of the City, to
render such requirements undesirable or impractical.
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3. Where the local access streets follow a curvilinear system, the size of blocks should follow
the large rectangular area bounded by arterial streets, unless future considerations are
such that, in the judgment of the City, will render such allowances undesirable or
impractical.
4. For residential subdivisions, where frontage is on an arterial, the short dimension of the
block should front the arterial.
5. Pedestrian crosswalk and sidewalks shall be required where deemed essential to provide
circulation or access to schools, playgrounds and parks, shopping areas, arterial streets and
trails, and other community facilities.
Staff Analysis: The development is proposed on a property that is a portion of the historically
platted Reserve at Valley Creek Subdivision and PRD. The development is irregularly shaped and
abuts Valley Creek ravine to the west, and Class III wetland and its buffer to the northeast. These
critical areas create natural bounding edges to the development precluding any further street
connection westward across and on the north across the wetland. The proposed development’s
blocks have been shaped for connectivity inside the development, and future potential connections
outside the development have been provided to the north and south on Valley Crest Drive and Page
Street.
5. Lots.
1. The lot area, width, depth, shape and orientation, and the minimum building setback lines
shall be appropriate for the location of the subdivision, for the type of development and
land use contemplated, and for the type of street systems planned for the area and shall
conform with the requirements of the Zoning Ordinance.
2. Excessive depth in relation to width shall be avoided. No lot shall have a depth greater than
three times its width.
3. Corner lots for residential use shall have extra width to permit appropriate building setback
from and orientation to both streets.
4. To ensure public health, convenience and safety, the subdividing of land shall provide, by
means of a public street, each lot with direct access to an existing public street that is
improved to City street standards.
5. Double frontage and reverse frontage lots shall be avoided, except where essential to
provide separation of residential development from arterial streets or to overcome specific
disadvantages of topography and orientation. A planting screen easement across which
there shall be no right of access shall be provided along the line of lots abutting such a
principal arterial street or disadvantageous use.
6. Side lot lines shall be substantially at right angles or radial to street lines and front lot lines.
7. No lot or lots for residential purposes shall be divided or sold into additional lots or building
sites, without compliance with Title 16 PAMC.
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Staff Analysis: The proposal is utilizing the PRD application process. This overlay zone may include
modifications to the requirements and standards of the underlying land use regulations of the zone.
Lot standards 1, 2, 4, 5,6, and 7 have been met by the proposal. Standard 3 has been provided a
deviation based on PRD standards. An analysis of those standards is provided in “Section VI: Title
17” of this report. As conditioned, these “lots” standards have been met. Staff has found that
duplex townhouse lots 72-73 and 110-111 have been mistakenly misidentified and need to be
reassigned. As conditioned, the “lots” standards have been met.

Public spaces.
1. Where a proposed park, playground, school, or other public use shown in the
Comprehensive Plan, including the Capital Facilities Plan, and Urban Services Ordinance is
located in whole or in part in a subdivision, the City may require the dedication or
reservation of such area within the subdivision in those cases in which the City deems such
requirement to be reasonable.
2. Where deemed essential by the City due to the location of the subdivision and upon
consideration of the particular type of development proposed in the subdivision, and
especially in subdivisions of 30 lots or more, the City may require the dedication or
reservation of such areas or sites of a character, extent and location suitable to the needs
created by such large subdivisions for schools, parks and other neighborhood purposes.
3. Due regard shall be shown for the preservation of outstanding natural and cultural features
such as scenic spots, water courses, and historic sites, consistent with the Comprehensive
Plan, the Wetlands Protection Ordinance, and the Environmentally Sensitive Areas
Protection Ordinance.
Staff Analysis: The subdivision proposal identifies 3 lots totaling 0.50 acres be set aside for
recreational open space tracts that will be collectively owned and managed privately through
covenants, conditions and restrictions and homeowner’s association. An additional 6.21 acres is
identified as an open space tract for the Valley Creek stream ravine. The ravine is identified in
Chapter 15.20 PAMC as a locally unique feature subject to environmentally sensitive area
permitting requirements. Open space is defined in Chapter 17.08.080 PAMC as natural areas of
unique or major physical features. As conditioned, these “public spaces” standards have been met.
G. Easements.
1. Utility easements shall be provided, centered on front, rear, or side lot lines, where
possible.
2. Where a subdivision is traversed by a water course, drainage way, channel, or stream,
there shall be provided a storm water easement or drainage right-of-way conforming
substantially with the lines of such water course, and such further width or construction,
or both, as will be adequate for the purpose. Parallel roads or parkways may be required
in connection therewith.
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Staff Analysis: With the exception of “Stormwater Tract A”, all utilities are proposed as being
located within the right of way dedicated as the interior roadway. Any wastewater utilities that will
be privately maintained and operated are required to be located outside the public right of way
and easements shall be provided for electrical services. The electrical easements shall be 10 feet in
width for the full frontage of each lot. As conditioned, these “easement” standards have been met.
H. Street lighting. Street lighting installations shall be located in reference to the dimensions of
full-grown trees and in accordance with the determinations and standards of the Public Works
and Utilities Department.
Staff Analysis: There is underground power within Phase 1 public rights-of way for Page Street,
Creekside Drive, Crestside Drive and Valley Creek Drive available and with capacity to provide
service to the subject development. All streetlights will be required to meet Section 3F USSG. As
conditioned, the “street lighting” standard has been met.
I.

Dimensional standards. Variations from and exceptions to the following standards may be
made by the City, where topographic or other existing conditions make adherence to these
regulations impractical.

Staff Analysis: The applicant is pursuing a PRD application in conjunction with the subdivision
proposal. The purpose of the PRD is to allow for variation and exceptions based on specific criteria
listed in Section 17.19.050 PAMC. Analysis of those standards occurs under “Section VI: Title 17” of
this report.
J. Street improvements. Street improvements shall be provided in accordance with the Urban
Services Standards and Guidelines promulgated consistent with and pursuant to PAMC
18.08.040 and 18.08.130.
Staff Analysis: The applicant is pursuing a PRD application in conjunction with the subdivision
proposal. Access is provided by Laurel Street which connects to the internal street network
constructed to serve Phase 1 of the development. Adjoining Laurel Street provides access to the
development’s Phase 1 street network and is classified as an access street. The west half is within
the R7 zone, and the east half is within the R9 zone. The western half of Laurel Street is improved
to 20-foot paved width with curb, gutter, and sidewalk. The eastern half of Laurel Street is improved
to 20-foot paved width with some curb and gutter. These improvements meet City standards for
the zone they are within. Streets within phase 1 of the PRD, Page Street, Creekside Drive, Crestside
Drive, and Valley Creek Drive, are City maintained and operated, within the R7 zone, classified as
access streets, have a paved width of 30 feet, curb and gutter along each side, and sidewalk along
one side within a 50-foot-wide public right-of-way.
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The area to be developed is zoned R7. City standard for an access street in the R7 zone is 34-foot
paved width with curb and gutter and sidewalk along each side within a 60 foot right-of-way.
Preliminary street plans are consistent with these requirements.
K. Blocks.
1. Maximum length of all blocks shall be approximately 1,200 feet.
2. Minimum length of all blocks shall be approximately 500 feet.
3. Crosswalks may be required near the middle of all blocks longer than approximately 800
feet.
4. Minimum width of all blocks with two tiers of lots (plus width of alley, if any), shall be 300
feet.
Staff Analysis: The applicant is pursuing an PRD application in conjunction with the subdivision
proposal. There are currently no blocks shorter than 500 feet and longer than 1,200 feet. The
minimum width of proposed blocks is generally between 170 and 220 feet depending upon the
housing type proposed. Housing types are mixed on between North Creekside Drive and Valley Crest
Drive. Deviations to block requirements are allowed as a part of the PRD standards process.
Analysis of those standards occurs under “Section VI: Title 17” of this report.
L. Lots. The minimum width, depth, area and setback dimensions of all lots in proposed
subdivisions shall conform with City Zoning Regulations. If any dimension in a plat approved by
the City is more restrictive than the said Regulations, then the most restrictive dimension shall
apply.
Staff Analysis: Analysis of the proposal’s lot configuration is located in this section under
“16.08.060.H PAMC”.
M. Building line setback.
1. The building line setback from the property lines of all lots shall be indicated by a dashed
line on all plats.
2. Required setbacks are a minimum, not a uniform standard. Varied setbacks along a street
help avoid a monotonous barracks appearance.
Staff Analysis: Building setback lines have been identified with solid lines on the preliminary grading
plan but no setback dimensions have been provided. Dashed setback lines and their dimensions are
required to be provided on the final plat. As conditioned the “building line setback” standards have
been met.
N. Standard pipe size. The size of water, sanitary sewer, and storm drainage pipes shall be as set
forth in the Comprehensive Plan, Urban Services Ordinance, the Urban Services Standards and
Guidelines promulgated consistent with and pursuant to PAMC 18.08.040 and 18.08.130.
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Staff Analysis: Water: There is an 8" water main within Phase 1 public rights-of way for Page Street,
Creekside Drive, Crestside Drive and Valley Creek Drive available and adequate to provide service
to the subject development. A water main extension is required to serve the development. As
conditioned water service will meet standards consistent with Standard “N”. Fire hydrants shall be
installed as illustrated on a map at an average of 500-foot spacing and shall be equipped with 5inch LDH storz fittings. An additional hydrant shall be installed at the SW corner of Laurel Street
and Valley Creek Drive

Sanitary Sewer: There is an 8" wastewater water main within Phase 1 public rights-of way for Page
Street, Creekside Drive, Crestside Drive and Valley Creek Drive available and with downstream
capacity to provide service to the subject development. Preliminary drawings and submittals
indicate a portion of the wastewater system is planned as a pressurized system with a lift station.
The submittal information provided was adequate to complete a wastewater capacity evaluation,
but doesn’t provide all of the necessary submittal information detailed on pages 6 & 7 Chapter 2
of the USSG. As conditioned water service will meet standards consistent with Standard “N”.
Where feasible all sewer main extensions proposed to be operated by the City shall be by gravity.
Per Chapter 2 of the USSG, pump stations and force mains are special designs and require a predesign meeting with the City Engineer prior to starting design. Any such facilities intended to be
operated and maintained by the City shall meet all standards and requirements as specified by the
City Engineer. If the station is privately maintained and operated, it shall be located outside the
public right-of-way.

Stormwater: Construction and permanent stormwater management is required for the
development meeting the requirements of the current edition of the USSG and Ecology Stormwater
Management Manual for Western Washington. Stormwater requirements shall be calculated
based on the plans for the combined lots and required improvements fronting the lots per
13.63.190 PAMC and may require water quality treatment and flow attenuation. Stormwater
facilities to be accepted by the City for maintenance and operation shall be as required by and in
accordance with all applicable requirements of the 13.63.290 PAMC.
As conditioned, the “standard pipe size” standard has been met.
O. Procedure for reimbursement Procedures for reimbursement shall be the same as that set
forth in Section 13.68.140 PAMC.
Staff Analysis: As conditioned, this standard shall be met
P. Signage. One freestanding sign no larger than 24 square feet in area shall be permitted for
identification of the subdivision. The sign shall be placed in a location in conformance with the
development standards of a particular zone.
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Staff Analysis: A sign for the subdivision meeting this standard was placed during the Phase I
subdivision development.
Title 17 – Zoning
17.19.020 Applicability.
PRDs may be established, subject to final approval of a proposal for a specific parcel or parcels of
land in all residential districts and may include land that is zoned PBP. A PRD shall contain a
minimum of 3.1 acres with densities permitted per the underlying zone or zones per section
17.19.060.
Staff Analysis: The proposal is for the development of 95 housing units on approximately 19.5 acres
of land. The R7 zone no longer has density requirements. Density is regulated by lot size, the
minimum of which is 3,500 sf for infill development regulated by Section 17.21 PAMC and 5,000 sf
for all other uses. PRD standards allow for flexibility in lot size, and the proposal includes duplex
lots range in size from approximately 2,800 sf to 4,000 sf; fourplex lots are approximately 2,000 sf,
and SFR lots range in size from approximately 5,000 sf to 8,500 sf. Overall, the net density of
housing for the entire 19.5 acres is 1 unit per approximately 9,000 sf. Removing the 6.21 acre Valley
Creek ravine open space lot reduces this density to approximately 6,000 sf. This includes the net
area of all right of way, recreational open spaces, and the stormwater tract.
17.19.030 Permitted uses.
Residential building types in a PRD may vary from those permitted in the underlying zone or zones.
Staff Analysis: All uses proposed in the preliminary plat are allowed uses.
17.19.031 Conditional uses.
Conditional uses may be allowed similarly to those conditionally permitted in the underlying
zone(s) or may include neighborhood commercial and commercial recreational uses that primarily
serve the PRD residents.
Staff Analysis: No conditional uses are proposed as a part of the PRD application. Any conditional
use will be required to obtain the appropriate permit for the proposed use.
17.19.040 Permitted modifications of land use regulations.
The approval of a PRD may include modifications in the requirements and standards of the
underlying land use regulations of the zone in which the project is located subject to the limitations
of this chapter. Any modification to the requirements and standards of the underlying zone must
be specifically described in the application materials and be thoroughly reviewed to be included
in the final PRD approval. No approval shall include a modification, variance or waiver of the
exterior setback areas required by the underlying zones along the exterior property lines of the
PRD, wetland buffer reduction standards of PAMC 15.24.070(3), or of the requirements of the
Shoreline Master Program except as provided in Chapter 173-14 WAC.
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Staff Analysis: Lot sizes have been modified based upon the housing type that has been proposed
on each individual lot. Staff finds that the modifications meet this standard. Lots 72-77 and 111115 are all located along the western boundary of the property. Building envelopes have been
identified that staff has measured and determined meets the rear setback standards of the R7
zone. Condition 8 requires the setback distances for each lot be identified in the final plat.
17.19.050 Standards.
The following standards shall apply to all PRDs:
A. All street and utility improvements shall be constructed to urban standards specified by the
City of Port Angeles. Street widths may vary from widths required in the Subdivision
Regulations. Interior streets shall be dedicated public streets. Streets intended to be dedicated
to the City must meet minimum standards set forth in the City of Port Angeles Urban Standards
and Guidelines Manual.
Staff Analysis: The proposed right of way width of 60 feet meets requirements for an access
street with access road section of 34 foot paved width with curb, gutter, and sidewalk.
B. All PRDs shall devote at least 30 percent of the gross area of the site to common usable open
space, half of which must be used for recreational purposes and none of which will be credited
in the setback areas required along the exterior property lines of the PRD. LID facilities may
count towards the common usable open space not required for recreational purposes. Street
rights-of-way, driveways, parking lots and utility structures shall not be counted as part of the
common usable open space. Common usable open space shall be maintained as an integral
part of the site and may not be segregated as a separate parcel or parcels unless such parcels
are to be owned by a homeowners association. Community recreation facilities and recreation
structures shall be included in calculating the area devoted to common usable open space.
Staff Analysis: In the staff report presented to the Planning Commission on July 13, 2055, the
analysis for common useable open space provides the following statement:
“An agreement to revise the proposal was reached and it was indicated that
approximately 12,000 square feet of play area will be developed for common usage
in three separate areas, a 1.2-acre portion of the Valley Creek ravine will be
enhanced for habitat with trails for access and recreation purposes, and portions
of the enhanced wetland buffer will include trails for common use. The
combination of these public active spaces has been approved by City staff to meet
the required 15% common usable open space requirement. The proposal does not
make clear how common ownership of the open space, trails, and walkways will be
managed and maintained.” (Page 6, Reserve at Valley Creek PRD Staff Report, July
13 2005)
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The proposal for Phases II and III of the PRD has modified the amount of recreational open
space to 0.50 acres and identifies the 1.6 acres of the Valley Creek ravine for future recreational
trails access. In evaluating this standard staff views the development of the reserve at valley
creek subdivision wholistically to include the initial phase that was previously finaled. The
original size of the subdivision is 29.9 acres. The first phase includes a 3.30 acre open space lot
containing an enhanced Class III wetland and its buffer that will be provided recreational trail
access. The total common open space provided can be calculated at 10.0 acres, or 30%. Of that
common open space 5.4 acres, or, 18% has been designated for recreation. Staff finds standard
“B” has been met.
C. All PRDs shall provide for continuous and perpetual maintenance of common open space,
common recreation facilities, private roads, utilities, parking areas and other similar
development within the boundaries of the PRD in form and manner acceptable to the City.
Staff Analysis: A condition of final plat approval will be the submission of a codes, covenants
and restrictions document for a homeowners association that addresses this standard.
D. Platting shall be required for all projects that involve or contemplate the subdivision of land.
Lots in a platted PRD may be sold to separate owners. No further subdivision of land within
the PRD will be permitted unless a formal amendment to the PRD is approved.
Staff Analysis: A subdivision application has been submitted in concurrence with the PRD
application. Condition 11 requiring a note on the final plat addresses this standard.
E. Conditional use permits shall be required for all projects that involve or contemplate
conditional uses that may be allowed in the underlying zone(s). In addition to the conditional
uses allowed in the underlying zone(s), neighborhood commercial and commercial
recreational uses may be considered for conditional use permit(s) during the PRD approval
process. No further conditional use permits except home occupations, will be permitted within
the PRD unless a formal amendment to the PRD is approved.
Staff Analysis: No conditional uses have been proposed for the PRD.
F. For any underlying land use regulatory process that is consolidated through the PRD overlay
process, the criteria and development standards of that underlying land use process shall be
met. Any subsequent land use decision made pursuant to an underlying land use regulatory
process shall also require a formal amendment to the PRD.
Staff Analysis: The proposal includes ESA’s and their associated corridors and buffers regulated
by the standards presented in Chapter 15.20 PAMC. Any work proposed in these areas will be
required to obtain an ESA permit. As conditioned, standard “F” has been met.
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G. To encourage design flexibility, conservation of natural amenities, and innovations that result
in a higher quality residential environment than traditional subdivisions, site planning and
architectural review that address specific criteria are required of all development in the PRD.
Where applicable, the design of PRDs shall accomplish the following to the greatest extent
possible:
1. Preserve unique physical features of the site including, but not limited to, creeks, wetlands,
ravines, bluffs, lakes or ponds, shorelines, and forest areas consistent with Chapters 15.20
and 15.24 PAMC;
2. Preserve scenic view corridors, both internal and external to the site;
3. Provide recreation facilities including, but not limited to, bicycle or pedestrian paths,
children's play areas and playfields; and
4. The design of all open space areas and building structures shall be compatible with and
complementary to the environment in which they are placed.
Staff Analysis: The proposal is preserving 6.21acres of open space dedicated to the Valley Creek
ravine and 3 lots totaling 0.50 acres of dedicated recreational open space. Overall calculated
open space within the dedicated lots and conservation greenspace outside the can be
calculated at 10.0 acres, or 30%. Of that common open space 5.4 acres, or, 18% has been
designated for recreation with the entirety of the subdivision acreage of 29.9 acres is taken into
account.
H. All PRDs shall comply with the goals and policies of the Port Angeles Comprehensive Plan.
Staff Analysis: “Section VI - City of Port Angeles Comprehensive Plan” provides a full review and
analysis of the proposals compliance with the goals and policies of the Port Angeles
Comprehensive Plan.
17.19.060 Density.
Every PRD shall be allowed the density of the underlying zone or zones in which the site is located
on the portions of the site exclusive of environmentally sensitive areas. Density credits for
environmentally sensitive areas protected by Title 15 PAMC shall be allowed in addition to the
base density calculated for the buildable area of the site per subsection 15.20.070.F and
subsection 15.24.070.F.
Staff Analysis: R7 zoning no longer relies on per acre density for the regulation of number of units
of housing allowed in the Low Density Residential designations of the Comprehensive Plan Future
Land Use Map. Instead, the zone’s density is regulated by lot minimum lot size requirement of 3,500
sf for infill residential lots and 5,000 sf for all other housing types. The density of housing units
proposed for the two phases of development is approximately 6,000 sf per unit. The calculation is
based upon the removal of a 6.21-acre lot designated as Valley Creek ravine open space. The
calculation does include the net area of all right of way, recreational open spaces, and the
stormwater tract. Staff finds that the PRD overlay zone allows for flexible lot size, setback, and
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subdivision design and allowing an average of a net 6,000 sf for each proposed residential unit
meets the intent of the PRD purpose and this density standard.
17.19.110 Hearing Examiner public hearing—Scheduling and notice.
Upon receipt of an application satisfying the requirements of section 17.19.090, the DCED shall
schedule a public hearing before the Hearing Examiner. Public notice shall be given as provided in
section 17.96.140.
Staff Analysis: Notice provided for the PRD application is detailed in “Section IV: Procedure” of this
report.
17.19.120 Hearing Examiner decision—Preliminary development plans.
Prior to making a decision on an application for a preliminary PRD, the Hearing Examiner shall hold
a public hearing. The Hearing Examiner's decision for approval, denial, or approval with
modifications or conditions, shall be in written form based upon compliance with section
17.19.050 and the following criteria:
A. The proposed development will comply with the policies of the comprehensive plan and
further attainment of the objectives and goals of the comprehensive plan.
B. The proposed development will, through the improved utilization of open space, natural
topography, transitional housing densities and integrated circulation systems, create a
residential environment of higher quality than that normally achieved by traditional
development of a subdivision.
C. The proposed development will be compatible with adjacent, existing, and future
developments.
D. All necessary municipal utilities, services and facilities, existing and proposed, are adequate to
serve the proposed development.
E. Internal streets serving the proposed development are adequate to serve anticipated traffic
levels and the street system of the proposed development is functionally connected by an
improved collector street to at least one improved arterial street.
F. If the development is planned to occur in phases, each phase shall meet the requirements of
a complete development.
Staff Analysis: Staff finds that as conditioned, standards A-F have been met.
Environmental Review
This project was reviewed under the Washington State SEPA threshold determination rules
requirements and procedures. A Mitigated Determination of Non-significance (MDNS) No. 1454
was issued on 09/02/22. In accordance with WAC 197-11-355. The 14-day appeal period will expire
on 09/16/22. The SEPA checklist and environmental documents are on file at the City of Port
Angeles Department of Community and Economic Development Planning Division and are
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available upon request. The MDNS findings and conditions have been incorporated to the findings,
conclusions and conditions of this staff report.
Consistency
In preparation and submission of Planned Residential Development Overlay Zone (PRD) and
Preliminary Subdivision (SUB) applications, the applicant has demonstrated that all standards can
be met in accordance with the City’s Comprehensive Plan and the Port Angeles Municipal Code.
Conditions placed on the permit in Section VII of this report ensure those standards will be
demonstrated in a future final subdivision plat.
Recommendation
It is the recommendation of Department of Community and Economic Development Staff that the
Hearing Examiner approve Applications 22-22 & 22-23 with the conclusions and conditions in
Section VII of this staff report below. This recommendation is based on staff review of the
application materials, Port Angeles Comprehensive Plan, Port Angeles Municipal Code standards,
Urban Service Standards and Guidelines, and submitted comments.
VII. DECISION, CONCLUSIONS, & CONDITIONS
Having reviewed and considered the staff report, application materials, public comment, and all
the information presented, the City Planning Division recommends approval, with conditions,
Application Nos. 22-22 and 22-23 for a Planned Residential Development Overlay Zone and
Subdivision and makes the following conclusions:
1. Analysis and findings of fact from Staff are based on the entirety of the application
materials, municipal code, City standards, plans, public comment, and all other materials
available during the review period. Collectively the information contained in the staff
report is the record of the review. The analysis and findings section of this report is a
summary of the complete City Staff review and the specific findings of fact.
2. Per Section 2.18.060 of the Port Angeles Municipal Code (PAMC), the Hearing Examiner
has the review authority and is authorized and directed to hear and decide on general Infill
Overlay Zone and Subdivisions. As to all of the foregoing issues and matters, the decision
of the Hearing Examiner shall be the final decision of the City. Such decision may be
appealed to the Superior Court, provided that the appeal must be filed with the City within
15 days after the Director issues the decision. An appeal application for any decision of the
Director shall stay all further proceedings by the Department of Community and Economic
Development specific to the property under appeal.

Friday, September 30, 2022 | Page 29 of 36

Exhibit 1: Staff Report |PRD & SUB Application Nos. 22-22 & 22-23 | RAVC Phase II and III
3. The Revised Code of Washington RCW 58.17 contains the State's guidelines for the uniform
division of land within the State of Washington. Section 58.17.110 requires a city to inquire
into the public use and interest to be served by the proposed establishment of a
subdivision. It shall determine if appropriate provisions are made for, but not limited to,
the public health, safety, and general welfare, for open spaces, drainage ways, streets or
roads, alleys, other public ways, transit stops, potable water supplies, sanitary wastes,
parks and recreation, playgrounds, schools and school grounds, and shall consider all other
relevant facts including sidewalks and other planning features that assure safe walking
conditions for students who only walk to and from school and whether the public interest
will be served by the subdivision. A proposed subdivision shall not be approved unless the
city can make written findings that these provisions are made.
4. As conditioned, The Reserve at Valley Creek PRD and Subdivision preliminary plat is in
conformance with the Port Angeles Subdivision Ordinance, Chapter 16.08 PAMC, and the
Washington State Subdivision Act, Chapter 58.17 RCW.
5. Joint notice of application and SEPA were published in the Peninsula Daily News on April
29, 2022 and notice of a public hearing was published in the Peninsula Daily News on
September 8, 2022.
6. The City Engineer must approve the final drainage plan, and the City's stormwater drainage
standards will require that the proposed development not impact downstream properties
more than pre-development conditions. The drainage and erosion control plans also are
subject to the Department of Ecology NPDES permit and Department of Fish and Wildlife
Hydraulic Project Approval.
7. As conditioned, the City will be assured that common space areas located in the PRD will
be provided with adequate maintenance.
8. The overlay zone, preliminary subdivision, and its related development and construction,
as conditioned, meets the goals, policies, objectives and standards of the Comprehensive
Plan related to growth management, land use, transportation, utilities and public services,
housing, conservation, capital facilities, and parks and recreation.
9. The proposal seeks to develop a two phased subdivision on property that is zoned R7, Low
Residential Density that is portion of the historically platted Reserve at Valley Creek
Subdivision and PRD. The development is irregularly shaped and abuts Valley Creek ravine
to the west, and Class III wetland and its buffer to the northeast.
10. Two phases of development will include 52 townhouse duplex lots, 12 fourplex townhouse
lots, 31 single household lots, 3 open space recreation lots, 1 stormwater tract, and two
open space lots within the Valley Creek ravine, one of which will be dedicated to a
recreational trail system.
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11. The creation of a homeowner's association that is responsible for oversight of community
facilities and the creation of codes, covenants, and restrictions that delineate specific
requirements and standards within the PRD should provide the most efficient and localized
control of conditions within the PRD site.
12. The PRD application proposal meets or exceeds the standards held in the above general
standards. Phasing has not yet been presented. Any standards not demonstrated outright
will be conditioned to be met prior to final plat approval.
13. The proposal’s total build-out provides coordinated development, adequate space for
recreation, and general health, safety and welfare of the future residents. As such, staff
finds that the proposal supports the public use, interest and need.
14. The original size of the subdivision is 29.9 acres. The total common open space provided
can be calculated at 10.0 acres, or 30%. Of that common open space 5.4 acres, or, 18% has
been designated for recreation.
15. Building setback lines have been identified with solid lines on the preliminary grading plan
but no setback dimensions have been provided.
16. R7 zoning no longer relies on per acre density for the regulation of number of units of
housing allowed in the Low Density Residential designations of the Comprehensive Plan
Future Land Use Map. Instead, the zone’s density is regulated by lot minimum lot size
requirement of 3,500 sf for infill residential lots and 5,000 sf for all other housing types.
The density of housing units proposed for the two phases of development is approximately
6,000 sf per unit.
17. Deviations from R7 frontage and area requirements are allowed under Section 19.17.050
PAMC for any proposed lot.
18. The USSG requires street trees be planted 35 feet on-center within approved right of ways,
as appropriate to the mature canopy of the tree chosen from the list of approved street
trees.
19. Per 17.19.050(A) of the Port Angeles Municipal Code (PAMC), All street and utility
improvements shall be constructed to urban standards specified by the City of Port
Angeles. Street widths may vary from widths required in the Subdivision Regulations.
Interior streets shall be dedicated public streets. Streets intended to be dedicated to the
City must meet minimum standards set forth in the City of Port Angeles Urban Standards
and Guidelines Manual.
20. Per 16.08.060(E)4 PAMC, To ensure public health, convenience and safety, the subdividing
of land shall provide, by means of a public street, each lot with direct access to an existing
public street that is improved to City street standards.
21. Proposed right of way width of 60 feet meets requirements for an access street.
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22. Proposed access road section of 34-foot paved width with curb, gutter, and sidewalk meets
requirements for an access street.
23. Per the USSG streets in excess of 150 feet in length with no outlet are required to provide
a cul-de-sac.
24. A water main extension is required to serve the development.
25. A sanitary sewer main extension is required to serve the development.
26. The submittal information provided was adequate to complete a wastewater capacity
evaluation, but doesn’t provide all of the necessary submittal information detailed on
pages 6 & 7 Chapter 2 of the USSG.
27. Stormwater minimum requirements for design, review, and construction are described in
Chapters. 1, 5, and 6 of the City’s Urban Services Standards and Guidelines.
28. Stormwater facilities are required to serve the development.
29. Low Impact Development best management practices are required where feasible.
30. Stormwater requirements shall be calculated based on the plans for the combined lots and
required improvements fronting the lots per 13.63.190 PAMC and may require water
quality treatment and flow attenuation.
31. Stormwater facilities to be accepted by the City for maintenance and operation shall be as
required by and in accordance with all applicable requirements of the 13.63.290 PAMC.
32. There is underground power within Phase 1 public rights-of way for Page Street, Creekside
Drive, Crestside Drive and Valley Creek Drive available and with capacity to provide service
to the subject development.
33. Street lighting is necessary for traffic safety.
34. Duplex townhouse lots 72-73 and 110-111 have been mistakenly misidentified and need
to be reassigned and two lots on the plat have not been identified.
35. The proposal does not make clear how common ownership of the open space, trails, and
walkways will managed and maintained.
36. A Mitigated Determination of Non-significance (MDNS) No. 1454 was issued on 09/02/22.
In accordance with WAC 197-11-355.
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Recommended Conditions of Approval
After a thorough staff analysis of Planned Residential Development Overlay Zone and Preliminary
Subdivision Application Nos. 22-22 & 22-23, it has been identified that all standards will be met in
accordance with the Port Angeles Municipal Code. The following 40 conditions are recommended
to be placed on the permit to ensure those standards will be maintained for the life of the permit:
General
1. Addresses shall be assigned at time of final plat application submission and shown on all final
plat.
2. All future residential structures built within the project site shall require installation of
residential sprinkler systems and shall be added as a note on the final plat.
3. It is the responsibility of the developer, contractor, or their agent(s) to employ a Professional
Engineer to certify the project was inspected, applicable tests performed, and materials were
installed per the approved plans and specifications. An Engineer’s Construction Inspection
Certification, Appendix O, Chapter 1 of the City’s Urban Services Standards and Guidelines,
shall be completed and submitted to the City prior to final acceptance.
4. Final approval of the PRD shall be in accordance with Section 17.45.140 of the Port Angeles
Municipal Code.
5. Landscape Plans and plant schedule for all open spaces, right of way and utility improvements
shall be provided with the final plat application submission.
6. The management and maintenance of common ownership areas is the responsibility of the
developer and must be included as a note on the final plat.
7. All common open space areas immediately adjacent to private property areas shall be fenced
or marked in a manner that clearly denotes the private property from the common open space
areas.
8. The final plat shall show the building setback lines drawn on the face of the plat. All building
setbacks on external lot lines shall meet R7 Zone requirements. All lot lines (solid lines) and
building setback lines (dashed lines) shall be accurately dimensioned on the final plat.
9. Zero lot lines between lots shall be allowed only for the development of townhouse duplexes
and fourplexes.
10. A note on the final plat shall read “No further subdivision of land within the PRD will be
permitted unless a formal amendment to the PRD is approved.”
11. All necessary on-site easements for access, drainage, and utilities shall be shown on the final
plat.
12. The applicant shall submit for review and approval by the city a proposed set of CC&Rs that
include at a minimum, but may not be limited to;
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a. The formation of a homeowners association, or other organization that will provide
adequate oversight and authority for the protection, maintenance, and operation of
communal or joint ownership facilities of the PRD, including stormwater and drainage
facilities and the management of the wetland feature;
b. A prohibition of the use of wood burning heating stoves, wood burning fireplaces or other
devises that burn wood in the PRD;
c. A proposed set of architectural design elements and/or guidelines to be followed during
construction of all residential structures on the site; and
d. A method of dispute resolution for residents of the PRD/subdivision.
13. A split rail fence shall be constructed along the entire upper rim of the Valley Creek ravine
and include the required 25-foot buffer area. Gates may be included to provide for access to
planned future recreational trails in the Valley Creek ravine.
Transportation and Right of Way Improvements
14. The internal streets shall be improved to 34 foot paved width with curb and gutter and
sidewalk along each side within a 60 foot wide dedicated public right-of-way.
15. All public improvements shall be ADA compliant.
16. All required street signage shall be provided and installed by the City at the sole expense of
the developer.
17. An all-way-stop with advanced warning signs and plastic stop bars at the intersection of Laurel
and Ahlvers shall be installed.
18. Interior street shall be constructed to meet or exceed access street standards set forth in the
City of Port Angeles Urban Services Standards and Guidelines (USSG). Driveways shall be
located based on standards set forth in the USSG.
19. Off-Street parking shall meet the requirements of Chapter 14.40 PAMC
Water Utility
20. All work, including any required main extension, shall be as required by and in accordance
with all applicable requirements of the PAMC and the USSG.
21. Water meters are to be located within the public right of way outside of driveway approach
areas per the USSG.
22. Hydrants shall be installed as illustrated on map at average 500’ spacing, Hydrants shall be
equipped with 5” LDH storz fitting
23. Additional hydrant shall be installed at the SW corner of Laurel and Valley Creek Dr.
Sanitary Sewer
24. All work, including any main extension, shall be as required by and in accordance with all
applicable requirements of the PAMC and the USSG.
25. Service connections are to be made for each developed lot.
26. Service laterals to be installed per the USSG and prior to construction of street improvements.
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27. A separate and independent sewer service is required for each building served per 13.62.010
PAMC.
28. Where feasible all sewer main extensions proposed to be operated by the City shall be by
gravity.
29. A pre-design meeting with the City Engineer is required prior to starting design of pump
stations, force mains and special sanitary sewer system designs.
30. Any privately maintained pump station shall be located outside of public right-of-way
Stormwater
31. Stormwater facilities shall comply with the City’s stormwater regulations at the time of
preliminary approval. All work shall be as required by and in accordance with all applicable
requirements of the PAMC and the USSG.
32. Detailed information regarding minimum requirements for design and submittals can be
found in the Stormwater Management Manual for Western Washington (2019).
33. Coverage under an Ecology Construction Stormwater General Permit is required.
Electrical
34. Easements shall be provided for electrical services. The easements shall be 10 feet in width
for the full frontage of each lot.
35. Connection fees will be part of building permitting for previously un-served lots. connection
fees are to be paid at the time of building permit issuance.
36. Per Chapter 8 of the USSG, the total cost of extending of City Light Utility power lines are paid
for by the customer requesting service.
37. The customer is to provide all required easements, right-of-way clearing, ballasting and
grading, surveying, property corner and building locations, and trenching and backfilling if
applicable.
38. Street lighting luminaires shall be provided by developers in subdivisions at locations directed
by the city engineer. Additional lighting at locations not required for traffic safety may be
provided upon request if approved by the city engineer.
39. Developer shall work with Public Works Engineering to ensure cost estimate is for a design
that meets development needs.
40. All work shall be as required by and in accordance with all applicable requirements of the
PAMC and the USSG.
VIII. EXHIBITS
Exhibit 2: Application Nos. 22-22 and 22-23 and Project Narrative
Exhibit 3: Site Maps
Exhibit 4: Preliminary Plat and Engineering Plans
Exhibit 5: Draft Drainage Plan
Exhibit 6: Geotechnical Report
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Exhibit 7: Ord.3359, CC&R’s, Maintenance Agreement, and Protective Covenants for Phase 1
Exhibit 8: SEPA MDNS No. 1454
Exhibit 9: Preapplication Letter and Original Neighborhood Meeting Attendance Sheet
Exhibit 10: Public Notices
Exhibit 11: Combined Public Comment
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