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LAND USE ELEMENT

2.1 INTRODUCTION

2.2 EXISTING LAND USE CHARACTER AND ISSUES
—BOUNDARIES

2.3 CRITICAL AREASAND NATURAL RESOURCE LANDS
—EXISHNGPOPRULATON (Moved to Community Profile Chapter)
——PORPULATHON-FORECAST (Moved to Community Profile Chapter)
——LANB-USE

24 STORM WATER MANAGEMENT

25 LAND USE GOALSAND POLICIES

2.6 GENERAL LAND USE PLAN DESIGNATIONSAND MAP

2.1 INTRODUCTION

The land use section of the Comprehensive Plan is one of the most critical elements of
the plan. It attempts to answer the questions; of how City’s land is currently being used,
and how these uses will change as growth occurs. Goals and policies provide guidelines
for land use, growth and development. The land use ehapter element must identify also

specifies the purpose for which lands are currently being used fer-what—purpeses: and
tFhe amount of land currently occupied by each use must-alse-be-tdentified.

Another important aspect of the land use element is the identification of critical areas.
These areas represent the environmental limitations of the land, which include those areas
that may be particularly sensitive to development. Because of their sensitivity, critical
areas may not be compatible with certain land uses. Protection of “natural resource lands’
and “critical areas,” is a requirement under State law. The natura resource lands that
must be identified include 1) agricultural lands, 2) forest lands, and 3) mineral resource
lands. Critical areas include 1) wetlands, 2) aquifer recharge areas, 3) frequently flooded
areas, 4) geologicaly hazardous sites including erosion areas, and 5) fish and wildlife
habitat. These critical areas may include areas particularly sensitive to development or
incompatible with certain land uses. Therefore, the City must provide procedures for
protection and development of these areas. The critical areas section of the land use
element defines, classifies, and provides general guidelines for developing these areas.
More specific guidance is provided in the critical areas ordinance and in the Ocean
Shores Municipal Code as well asin departmental procedures.

The ultimate goal of the land use element is to make-the-mest provide for the wise and
efficient use of land aspessible. Growth creates a demand fer to allocate additional land
to-be-allocated-to-such-uses-as for residential, commercial, and recreational, and other
land uses. Through the General Land Use Plan and Map as well as through the Zzoning
Code and Map that implement the more generalized plan, the City -the-plan attempts to
assure that adequate land is made available for each land use according to their its
forecasted demand. Zoning is also used to steer the location of each land use type into
areas that provide for the minimization of incompatible land uses and the maximization
of efficiency in providing circulation systems and public services. The overall plan
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Shedld-manage guides the land use demands created by growth, while keeping in mind
environmental constraints, as well as other functional and aesthetic attributes of the City.

Titles 15-19 of the Ocean Shores Municipal Code (OSMC) implement the Land Use
Element of the Comprehensive Plan. These chapters address the following: 15. Building
and Construction, 16. Subdivisions, 17. Zoning, 18. Shoreline Management, and 19.
Environment.

The City islocated on a peninsula and is bordered on the south, east, and west by waters,
which determine the corporate boundary. The northern border extends along Highway
115.

2.2 OCEAN-SHORES EXISTING LAND USE CHARACTER AND
|SSUES

There are 5,922 acres of land within the City limits of Ocean Shores, supporting a variety
of different land uses. These uses range from low intensity uses such as parks and open
spaces to more intense land uses such as commercial and industrial development.
Table 5.31 Existing Land Use in Acres displays the amount of land devoted to each land
use category +s-presented. Land designated for single family development represents the
largest land use category, with developed and undeveloped single family land accounting

for 1,941 total acres or aimost 33 percent of the Cltv s total Iand including roads parks
beaches, and water. y na—W , an

eeeteg+eal—and—natural—eharaetenst4es—Whl Ie a substantl aI amount of Iand IS undevel oped
within the City, the platting of lots and streets and the dispersal of those lots among

individual property owners establish the ultimate character of much of that land.

Residential Land Use

The majority of resrdentral land within Ocean Shores IS devoted to single famrly
residential uses. Howey , |-ai !

undeoteteped—éZZ—?—aer%)— The 1, 941 acres reserved for srnqlefamllv housrnq mclude

9,745 zoned parcels, representing 80.3 percent of all zoned land. tess—than
Approximately five (5) percent of the land in Ocean Shores (approximately 291 acres) is
designated for multifamily development, including duplexes, triplexes, and higher
densities.—Fernearhy-all- In most residential land use categories, only a small percentage
of the land has been developed. The exception to this is in the mobile/manufactured
home category, in which 35 of the 73 108 acres has already been developed. In zoning
district R-6B, designated for single-wide mobile homes and manufactured housing 66.2
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percent of the parcels are developed, Ieavrnq only 55 lots available. Otherwise;

Commercial and Industrial Land

Commercial Iand within Ocean Shores i is concentrated |n two disti nct areas within the

trpet—thepenmsutan@et—te—themann& The northern areais the central busr ness drstrrct
of the City. The southern commercial area is smaller in size than-the-nerthern-area; and

also remains less developed. It |s anchored bv the mari na, the mterpretrve center and
associated tourism. A

seutherrn;ernmereral—arearrshkelsyL There IS also asmall area zoned for retarl commercia

use off Marine View Drive east of Ocean Shores Boulevard SW.

The northern business district constitutes the “downtown” of Ocean Shores. It includes
al of the major retail and service uses in the city and serves both the resident and visitor
population. A major feature of this areais the Ocean Shores Convention Center that can
host meetings of up to 900 people. Additionally, most of the approximately 1500 hotel
rooms in the City are within or immediately adjacent to this area.

The downtown area has grown with the City over the past 40 years without an overal
vision or plan. It is substantially automobile oriented in layout and design and thereby
covers arelatively large area at arelatively low density. It lacks adequate pedestrian and
bicycle facilities while serving a large hotel-based clientele that could and would walk or
ride to the business if adequate facilities were available. On peak tourism weekends, it is
congested and does not have adequate parking. Overdl, it appears that most of the
individual businesses are doing well, while the potential for growth individually and
collectively appears limited by the density, parking, and circulation issues.

The community and City government has recognized these problems. Starting in 2003,
the Planning Commission coordinated a process to assess community views about
downtown growth and development and to identify issues and ideas for revitalization of
the downtown area. This process included surveys and interviews, and public meetings.
Several committees were formed that developed ideas for improvements in areas such as
a_downtown theme, landscaping and beautification and traffic, parking and non-
motorized circulation. No formal action was taken to adopt the various
recommendations. Based on these efforts, it can be said that the community perception is
that the downtown areaisin need of revitalization but that there is currently no consensus
on what that actually means in terms of actions to be taken.

mdustrv, constructron and hlqher |ntensrtv commerC|al act|V|t|es within Ocean Shores
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are primarily located in general commercial districts adjacent to retail commercial areas.
These areas can be found just east of the northern retail commercial area as well as near
the southern retail commercial area adjacent to Point Brown Avenue. Other construction,
industrial, and higher intensity commercial uses are also found in the centra portion of
the City dlong Grand Canal, near the City’s water treatment facility, and in the vicinity of
the municipal airport on the northeastern edge of the City.

The commercial land use categories included as-cemmereia-tands in Table 5.1 Existing
Land Usein Acres areretail, restaurants, services, tourist-related services, multi-use
commercial/offices, professional services, hotel/motel, storage yards and
construction/industrial. The total amount of commercial land within the City includes
these categories as well as undeveloped commercial land. The total commercial land
within Ocean Shores is 225 233 acres. Of these, 94 131 acres, or 42 56 percent has been
developed for current commercial uses.

Pyramid Zoning in Commercial areas

Historically the City has taken a permissive approach to land use that allows residential
uses in commercial zones. This system can have the effect of undermining the purpose
and intent of the comprehensive plan by using up more scarce commercial designated
land for lower intensity use. However some aspects of this system promote community
safety and efficient use of land such as allowing residential use above commercial uses.
This allows the commercial property owner to realize a greater return on investment
and/or provides a more steady flow of income for tourism based business whose revenue
rises and falls with the fluctuation in the number of tourists. These factors increase the
stability of these businesses. Additionally residential uses associated with business uses
provide security to the commercia areas by assuring that people are around where
otherwise there would typically be very few outside of business hours. Where such
residential use does not displace commercial uses, it is not inconsistent with the values
promoted by this plan for commercial areas. Thereby, since commercia uses strongly
prefer occupancy on the ground floor, use of higher floors for residential use can be
alowed.

The zoning code currently provides adate of July 1, 2013 to end the allowance of
residential use in the commercia zones. |n order to maintain consistency with the
overall objectives of this comprehensive plan it is recommended that the allowance of
residential usesin commercial zones be discontinued by July 1,2008. However,
provision should be made to continue allowing residential use in commercial zones, when
such uses are |located above a commercial use on a second floor or higher.

Recreation and Natural Area Lands

Within Ocean Shores there are Iarge areas devoted to recreatlonal and natural
area land uses. F , :
stateewnedrateasasweu— Parktands within the Clty |ncI ude both Clty owned propertles
and also parks operated by the Ocean Shores Community Club. Haeluded-within Among
the City owned recreation areas is the Ocean Shores Golf Course, which islocated in the
north central part of the City and occupies approximately 120 acres. Aleng-with-loecal
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parklands-are-staterecreation—areas: This-aeludes-the Pacific Ocean beaches—whieh

account for 630 acres, or 10.6 percent of the City’s land and beaches on Grays Harbor
account for 322 acres or 5.4 percent. The Oyehut Wildlife Recreation Area, operated by

the Washington State Department of Fish and Wildlife, is located at the southern tip of
the City and is approximately 691 acresin size.

City Buildings and Other City-Owned Properties

Twenty-six acres, or less than one percent of the existing land use in Ocean Shores, is
devoted to government or public use, excluding parks and recreationa areas. Although
the City owns most of the property designated as government or public use, some of the
land is owned by other public entities, e.g., the North Beach School District. The City
has atotal of 41 buildings. Some of these buildings, such as City Hall, the Permit Center,
the Library, the Fire Department, and the Police Department, house City employees.
Others support City utilities, such as the pump stations and vacuum stations. Still others,
such as the Convention Center or restrooms, are available to the public.

The City dso owns a number of undeveloped parcels. Some of these are designated for
future buildings or for utilities. Others are reserved for recreational use or right-of-way.
However, the City aso owns some surplus properties that may be sold or exchanged in
the future.

In 1999 the City purchased the Weatherwax Property, a 111-acre piece of land located
centrally within the City east of Point Brown Avenue and south of Ocean Lake Way.
This large, unplatted piece of property is currently vacant, and the City has not yet finally
determined the uses for this property. A public process was conducted to exploring uses
for the property. Options considered included a wide range from preserving the property
in_its natural state to residential development. Substantial controversy has thus far
prevented any final decision on the future of the property.

The Weatherwax property is a substantial community asset. Because of its size, location,
and character, any use of the property will effect the community as a whole and over the
long term. Proper stewardship of such an asset requires that decisions regarding future
use should only be made after careful study and evaluation. The study should include
consideration of the environmental, social, and economic issues associated with the
property and its potential usesto assure that any decisions are made based on reasonable
knowledge of the impacts, aternatives and tradeoffs invol ved.
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Table5.31

Existing Land Use 2005 in Acres

Single Family — developed 301 5.1%
Single Family — undevel oped 1,640 27.7%
Mobile/Manufactured — devel oped 35 0.6%
Mobile/Manufactured — undevel oped 73 1.2%
Multi-Family — developed 10 0.2%
Multi-Family — undevel oped 226 3.8%
Duplex — developed 0 0.0%
Duplex — undevel oped 15 0.3%
Triplex — developed 1 0.0%
Triplex — undevel oped 27 0.5%
Retall 12 0.2%
Restaurants 6 0.1%
Services 8 0.1%
Tourist Related Services 6 0.1%
Multi-Use Commercial/Offices 6 0.1%
Professional Services 1 0.0%
Hotel/Motel 43 0.7%
Storage Y ards 10 0.2%
Construction/Industrial 10 0.2%
Undeveloped Commercial 131 2.2%
Government 24 0.4%
Public 12 0.2%
Park 48 0.8%
Community Club Recreation 42 0.7%
Golf Course 119 2.0%
Game Reserve 691 11.7%
Airport 34 0.6%
Roads 794 13.4%
Weatherwax Property 111 1.9%
Ocean Beaches 630 10.6%
Harbor Beaches 322 5.4%
Water 534 9.0%
Total 5,922 100%|
Table5.42
Residential L ots

Housing Type Lots Occupied Unoccupied

Single Family 9,150 2,809 6,341

Mobile Home 616 367 249

Duplex 87 5 82

Triplex 127 17 110

Fourplex 20 3 17

Five/Sixplex 224 47 177

Multi-Family Medium Density 193 15 178

Multi-Family High Density 71 10 61

Multi-Family UltraHigh Density 74 7 67

Total 10,562 3,280 7,282
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Oyehut to Hogan’s Corner Land Use

While the area from Oyehut to Hogan’s Corner does not lie within the corporate
limits of Ocean Shores, it does however have a magjor impact upon the City. Since Ocean
Shores is contained on a peninsula, the area to the north (Oyehut to Hogan’s Corner) is
the only possible land for expansion of the City. Furthermore, the City provides a
number of municipal servicesto the area. The City of Ocean Shoresis not an island unto
itself, and activities in the areas surrounding the City affect what goes on inside of the
City. Development in this area may have substantial impacts upon the City of Ocean
Shores, and therefore it is necessary to consider these potential impacts in any long-term
planning effort for the City.

Land Use and Planning

The Oyehut to Hogan's Corner area includes a mixture of uses. Residential development
dominates the northeast and southwest corners of the area; a variety of commercial uses
are located along SR 115 clustered at the southern end of the area adjacent to the City and
along SR115 and SR109 clustered at the northwest corner of the area, while in between
are larger uses including North Beach High School, the Ocean City State Park, and the
Quinault Beach Resort and Casino. Another major feature of the area are two major
wetland areas, one bordering Grays Harbor east of the highway and another west of and
paralleling SR 115 occupying the center of the areafrom north to south.

The areais under the jurisdiction of Grays Harbor County. The County Comprehensive
Plan designates most of the areafor Resort and Recreational development. The eastern
edge of the area along Grays Harbor is designated as General Development, whichisa
low density rural designation. The zoning follows the Plan, with most of the area being
zoned R-3 Resort Residential. The commercial areas at the South and North are zoned C-
2 General Commercial, and a small areato the North iszoned I-1 Light Industrial. As
with the plan, anarrow strip along the eastern margin of the areais zoned General
Development, which limits residential development to one house per five acres and
alows awide variety of rural uses.

| nfrastructure

The major infrastructure features of interest to the City in the areaare S.H 109 and
S.H.115 that provides the only access to the City. The Washington State Department of
Transportation manages these two facilities.

1996 201 482
2000 245 588
2005 312 +49
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20190 398 955
2015 508 — 1219
2017 559 —1342

2.3 CRITICAL AREAS AND ENVARONMENTALLY-SENSHIVE
NATURAL RESOURCE LANDS

The City of Ocean Shores has a wide variety of critical areas and environmentally
sensitive lands that must be taken into consderatlon when_making planning,_land use,

be—sensfwe—te—dlstultbane&s ThIS ComprehenSIve Plan is founded upon our
understanding of the environmental sensitivity of certain lands within the study area and
the existing conditions within the community. Even bBefore establishing goals and

policies, this Comprehensive Plan analyzes the lands and waters that make up the study
area, highlighting constraints, limitations, suitability, and opportunities—Environmentally
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State legisation (RCW36.70A) requires all cities and counties to identify critical areas
and natural resource lands and to develop regulations and procedures for protecting these
areas. This Comprehensive Plan designates, defines, and briefly addresses each critical
area and resource land. Maps or an appropriate description designating these areas are
included in the respective sections. A critical areas ordinance codified in the Ocean
Shores Municipal Code implements the policies of this plan and provides more specific
guidelines for land use and development that affect critical areas.

In 1992, Grays Harbor Regional Planning Commission attempted to identifyied and
el&agnate cr|t| caI areas that are within the Clty S boundarles using the State S qui dellneﬁ

Preliminary Classification and Designation of Natural Resource Lands and Critical Areas
has provided guidance in designating and describing critical areas. Also,-during-the-1990s
Since then, severa additiona plans, studies, and other documents addressed the various
critical areas. This Comprehensive Plan builds on those efforts. Included in the discussion
below are definitions and descriptions of the critical areas within the City inventoried by
Regiona Planning.

The critical areas addressed in this section are 1) wetlands, 2) aquifer recharge areas, 3)
frequently flooded areas, 4) geologically hazardous sites including erosion areas, and 5)
fish and wildlife habitat. Natural resource lands are 1) agricultural lands, 2) forest lands,
and 3) mineral resource lands.
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Critical Areas

1) Wetlands

Wetlands are areas that are inundated or saturated by surface water or ground water at

a freqguency and duration sufficient to support, and that under normal circumstances do
support a prevalence of vegetation typically adapted for life in saturated soil conditions.
Wetlands generally include swamps, marshes, bogs, and similar areas. Wetlands do not
include those artificial wetlands intentionally created from non-wetland sites, including
but not limited to; irrigation and drainage ditches, grass-lined swales, canals, detention
facilities, wastewater treatment facilities, farm ponds, and landscaping amenities.
However, wetlands may include those artificial wetlands intentionally created from non-
wetland areas to mitigate conversion of wetlands, if permitted by the county or city.
RCW 36.70A.030(21); WAC 365-190-030(22)

Wetlands are transitional areas between upland and agquatic environments where water is
present long enough to form digtinct soils and where specialized water loving plants can
agrow. Wetlands include such familiar areas as marshes, swamps, and bogs that perform an
array of ecological functions. A better understanding of their functions has revealed that
wetlands are more complex and more vauable than was previously believed, and the
interrelationships within wetland ecosystems are important. Some of the environmental
benefits derived from wetlands are water filtration, flood protection, shoreline stabilization,
groundwater recharge, fish and wildlife habitat, and stream flow maintenance.

The City has considered the various definitions and classifications of wetlands presented in
the Grays Harbor Regional Planning Commission study of critical areas and in City of
Ocean Shores Wetland Inventory, completed in 1996 by Dr. Kenneth Brooks. Becauseitis
widely accepted and provides a quantitative methodology for assessing the value of
wetlands, the City adopts the Washington State Wetland Rating System for Western
Washington. These wetlands are mapped in Figure 5.1 Wetlands in Ocean Shores.
Washington State Wetland Rating System. The City designates as wetlands the lands
identified and classified in the Brooks inventory as wetlands as well as additional wetlands
identified in subsequent studies. The City recognizes that not all wetlands within the City
boundaries have been identified or precisely delineated and relies on field identification in
making final determinations.
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For the Brooks inventory, the wetlands were initially identified from aerial photographs
and then fied-verified. The inventory rated wetlands in Ocean Shores using the
Washington Wetland Rating System for Western Washington (1993) and the Grays Harbor
Regional Planning Commission Wetlands Rating System. In addition, the wetlands were
classified based on the U.S. Fish and Wildlife Services Classification of Wetlands and
Deepwater Habitats of the United States (Cowardin et al. 1979).

Using the Washington State Department of Ecology Rating System for Western
Washington, the inventory prepared by Brooks identified and rated 212 wetlands covering
966.5 acres. This included 21 wetlands totaling 334.5 acres classified as Category 1, 85
wetlands totaling 507.2 acres as Category Il, and 106 wetlands totaling 124.8 acres as
Category |11. Category | wetlands are considered irreplaceable while Category Il of high
vaue and Category |1l of moderate value. (See Table 5.3.) Some existing wetlands in
Ocean Shores were not identified in the survey, specifically some in heavily wooded areas
that could not be easily identified from the aerial photos or field-verified.

Table5.3
Inventoried Wetlandsin the City of Ocean Shores
Based on the Washington State Department of Ecology
Wetland Rating System for Western Washington

Category Number of Wetlands Total Wetland Area
(in acres)
| 21 334.5
I 85 507.2
i 106 124.8
Total 212 966.5

The City of Ocean Shores Public Works Department calculated wetland areas using GIS (Geographic
Information System) software. From City of Ocean Shores Wetland Inventory, 1996, p. 15.

In Ocean Shores, aimost al inventoried Category | wetlands are located on Grays Harbor
Estuary. The one exception is a forested wetland located south of Ocean Shores Airport.
Most Category 1l wetlands lay in the dunal area westward of the current line of
development along Ocean Shores Boulevard. |n addition, several Category 11 wetlands are
associated with Duck Lake and its canal system, and several are contiguous to Oyehut
Wildlife Refuge. Category 111 wetlands are generally small and surrounded by residential
and commercia development.

A large portion of the City’s high value wetlands is within protected land areas. The
Ocean Dunes Protection Act (Ocean Shores Municipal Code Chapter 18.56) prohibits
development shoreward of the platted property line in the dune areas at the western edge
of Ocean Shores. The estuarine wetlands adjacent to the City airport and in the Oyehut
Wildlife Recreation Area aso lie outside areas of development.

2) Aquifer Recharge Areas

“ Aguifer Recharge Areas’ are defined as follows. “ Areas with a critical recharging
effect on aquifers used for potable water are areas where an aquifer that is a source of
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drinking water is vulnerable to contamination that would affect the potability of the water.”
[ WAC 365-190-030(2)]

All of Ocean Shores drinking water comes from groundwater supplies. The Ocean Shores
Peninsula is composed of beach sand that originated predominately in the drainage basins
of the Chehalis and Columbia Rivers overlaying eroded materials from the Olympic
Mountains and the Willapa Hills. Drilling records indicate potable water-bearing materials
occur to depths of at least 1,200 feet below the surface under the City. Aquifers occur as
channels of accumulated sands and gravels which probably are geologic remnants of
ancient river channels.

The predominant water-bearing zones under the City occur from 60 feet to 100 feet and
below 500 feet. The shallow zone, 30 to 40 feet thick, consists of sands and gravels mixed
with large concentrations of seashells. The deep zone is 500+ feet below the surface and
20 to 30 feet thick. It is composed of glacial outwash deposits. Rechargeis believed to be
primarily from the hills and mountains of the Humptulips River basin to the east and north
of the City. The deep zone is confined by approximately 350 feet of siit, clay and silty
sand, and thusis not likely to be susceptible to contamination from the peninsula surface.

The shallow water zone is subject to possible contamination from on-site sewage disposal
systems in the recharge area and other direct surface discharges. This was a particular
concern because of the relatively small lot sizes throughout the City and the soil types
present in the area.  The sandy soils in the City are identified by the Soil Conservation
Service as having severe limitations for septic tank drainfield use. To address this issue,
the City constructed a comprehensive sewer collection system and a new wastewater
treatment plant to accommodate the entire sewer service areain the late 90's.

In making its critical areas designations, the City of Ocean Shores has considered Aquifer
Recharge Area definitions, maps, and related documentation in the 1992 critical areas
document. Other studies consulted include the 1999 Comprehensive Water System Plan,
and the Draft Wellhead Plan, 2004. Having determined that the entire City is underlain by
the City’s source aquifer, the City designates the entire area of the City as an Aquifer
Recharge Area.

The City is committed to protecting water quality. Research, monitoring, and groundwater
studies will continue on this issue. Such additiona information will be compiled and
periodicaly used to further classify and designate or refine aquifer recharge designations
and potential contamination that could affect the quality of the City’s water.

3) Freguently Flooded Areas

“ Frequently flooded areas are lands in the floodplain subject to a one percent or greater
chance of flooding in any given year. These areas include, but are not limited to, streams,
rivers, lakes, coastal areas, wetlands, and the like.” [WAC 365-190-030(7)]
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Flooding in the City of Ocean Shores occurs primarily as a result of high rainfal from
strong Pacific Ocean low-pressure system storms combined with storm driven high tides,
which overflow into areas of the City and prevent discharge of stormwater.

The City of Ocean Shores participates in the flood insurance program of the Federd
Emergency Management Agency (FEMA). The City has considered the areas designated
by the FEMA flood maps and the Soil Conservation Services soil classifications. Having
found areas of the City susceptible to a one- percent probability of flooding in any year, the
City designates the 100-year floodplain depicted on the FEMA Flood |nsurance Rate Maps
as Frequently Flooded Areas. See Figure 5.2, Frequently Flooded Areas. Areas within the
100-Y ear Floodplain. The City has also adopted the recommended ordinances and follows
FEMA quidelines for development in areas of possible flooding.

4) Geologically Hazardous Areas

“ Geologically hazardous areas are areas that because of their susceptibility to erosion,
diding, earthquake, or other geological events, are not suited to the siting of commercial,
residential, or industrial development consistent with public health or safety concerns.”
RCW 36.70A.030(9); WAC 365-190-030(8)

The City has reviewed geologically hazardous areas to determine if such areas are present
within Ocean Shores. Potentially hazardous areas considered include the following:
erosion hazard areas, landdide hazard areas, seismic hazard areas, mine hazard areas, and
volcanic hazard areas. A brief description of these areas follows, aong with the City's
designations. Figure 5.3 Geologically Hazardous Areas designates the areas in Ocean
Shores with various types of geological hazards.

Erosion Hazard Areas

“Erosion hazard areas are those areas containing soils which, according to the United
Sates Department of Agriculture Soil Conservation Service Classification System, may
experience severe to very severe erosion.” [WAC 365-190-030(5)]

“Erosion is the wearing away of the land surface by water, wind, ice, or other geologic
agents and by such processes as gravitational creep.” (USDA-SCS Soil Survey)

Erosion is a geologic event that results in the movement of soil particles over a wide area.
In Ocean Shores erosion occurs primarily as a result of wind or wave action. The Grays
Harbor Regional Planning Commission critical areas report categorized wind erosion
hazards, based on soil type, as severe or very severe or not susceptible.  Some shordline
areas in the City are experiencing bank erosion due to wave action and offshore processes.
This has occurred along the ocean in the southwestern area of the City just north of the jetty
as well as dong Grays Harbor Estuary on the eastern side of the peninsula. The risk of
erosion is increased where shoreline vegetation has been removed and in areas immediately
adjacent to hardened shorelines.
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The City of Ocean Shores has considered various erosion definitions, including the Sail
Survey erosion definitions and classification systems for rill and inter-rill erosion, erosion
due to blowing sand, and erosion due to wave action as well as an aternative classification
system devel oped by the Grays Harbor Regiona Planning Commission. There are no areas
within City boundaries with severerill or inter-rill erosion. There are three soil types with
severe or very severe erosion potential due to blowing sand. There are also several
shorelines experiencing bank erosion due to wave action and undercutting. Most notably
periodic erosion on the ocean beach immediately north of the Jetty that has required
structural means to protect some buildings. See Figure 5.3 Geologically Hazardous Areas
and Figure 5.5 City of Ocean Shores Soil Series.

The City adopts the Soil Survey erosion definition and the Grays Harbor Regiona Planning
Commission classification system designating Dunelands, Netarts Fine Sand, and Westport
Fine Sand areas as Erosion Hazard due to blowing sand. The City recognizes that erosion
due to blowing sand presents a risk to property and may be a risk to public heath and
safety if not reasonably managed. The City also designates all shorelines experiencing
bank erosion due to wave action along the North Bay as Erosion Hazard Areas that may
present a risk to heath and safety unless special measures are taken during development
and construction to reduce or mitigate risk.

Landdide Hazard Areas

“ Landdlide hazard areas are areas potentially subject to risk of mass movement due to a
combination of geologic, topographic, and hydrologic factors.” [WAC 365-190-030(10)]

Ocean Shores has very few dopes in excess of ten- percent and no soils or areas prone to
diding. Therefore, the City designates no areas or soils within the City as Landdide
Hazard Areas. (Seethe Erosion Hazard Areas section above.)

Saismic Hazard Areas

“Saismic hazard areas are subject to severe risk of damage as a result of earthquake
induced ground shaking, slope failure, settlement, or soil liquefaction.” [WAC 365-190-

030(18)]

Ocean Shores and the Washington Coast are located in a known subduction earthquake
zone. The ocean floor, called the Juan de Fuca Plate, is diding beneath the North America
Plate dong a north south line off the coast of Oregon, Washington, and British Columbia
Subduction earthquake zones experience very large earthquakes with possible magnitudes
greater than 8. Research has determined that such an earthquake did occur on January 26,
1700 and previoudly in approximately the years 900, 750 and 400 A.D. and that at |east

eight such events have occurred over the last 5000 years. (Cascadia Region Earthguake

The more common types of earthquakes for the area have been Puget Sound centered
earthquakes with magnitudes of 5.5 (1965) to 7.5 (1949). The February 28, 2001
earthquake located 17.6 kilometers northeast of Olympia had a magnitude of 6.8. A 55

Final Planning Commission Draft
Page 18
02/13/07



N -

35
36
37

38

Draft Draft Draft LAND USE ELEMENT Draft Draft Draft
Final Planning Commission Draft

magnitude earthquake is expected to occur about every 35 vears and a 7.5 magnitude
earthquake about every 110 vears.

The Washington State L egislature adopted the 2003 version of the International Residential
Code (2003 IRC) and the 2003 International Building Code, with State Building Code
Council amendments, asthe official state building code starting on July 1, 2004. The 2003
IRC governs the new construction of detached one- and two-family dwellings and multiple
single-family dwellings (townhouses) not more than three stories in height with separate
means of egress. Provisionsin the 2003 IRC for earthquake structural and foundation
design are determined by the seismic design category of a proposed structure. The 2003
|RC and 2003 International Building Code (2003 IBC) dictate that seismic design
categories are based on the mapped bedrock spectral response acceleration at short periods
(Figure 1615(1) of the 2003 IBC). These bedrock spectral acceleration values are corrected
for soil conditions using the site class and appropriate amplification factor for agiven
location.

The Washington Department of Natural Resources has devel oped maps for the State that
are larger in scale than the map in the 2003 IRC and allow easier and more accurate
determination of the seismic design category at a given location. This map indicates that
Ocean Shoresislocated in Seismic Design Category D2.

Additionally, mapping conducted by the Department of Natural Resources defines site
classes and liquefaction susceptibility at the County Level. Site classis amethod of
determining ground motion amplification by soils. The map provides some measure of the
potential for strong shaking in a particular areaduring an earthquake. 1n the methodology
used to develop the maps, Site class B represents a soft rock condition where earthquake
shaking is neither amplified or reduced by the near surface geology. Site classes C, D, and
E represent increasingly softer soil conditions that result in a progressively increasing
amplification of ground shaking. The entire Ocean Shores peninsulais designated as Site
ClassD.

Liquefaction susceptibility provides an estimate of the likelihood that soil will liquefy as a
result of earthquake shaking. The entire Ocean Shores peninsulais designated as having
moderate to high susceptibility.

Tsunamis also pose a potential seismic hazard to the City of Ocean Shores. An earthquake
of magnitude 8+ occurring immediately offshore could generate a tsunami with a twenty-
seven foot wave height. This would endanger all shereline areas of Ocean Shores as well
as much of Grays Harbor.

The City has taken steps to reduce or mitigate these risks, especialy along shoreline areas.
These include following building code requirements, aerting citizens to potential risks, and
devel oping disaster response measures.

Mine Hazard Areas
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“Mine Hazard Areas’ are defined as “ those areas directly underlain by, adjacent to, or
affected by mine workings such as adits, tunndls, drifts, or air shafts.” [WAC 365-190-

030(13)]

Coal mining activities between 1900 and the 1970s left some areas of the date
honeycombed with abandoned mine tunnels that could pose adanger. However, thereisno
history of coa mining within the City of Ocean Shores. Therefore, having found no
indication of any mining activity within its boundaries, the City designates no Mine Hazard
Areas.

Volcanic Hazard Areas

“Volcanic Hazard Areas’ are defined as “ areas subject to pyroclastic flows, lava flows,
and inundation by debris flows, mudflows, or related flooding resulting from volcanic
activity.” [WAC 365-190-030(21)]

The City of Ocean Shores is located approximately 100 air miles due west of Mt. Rainier,
the volcano in the Cascade Range closest to the City. Mt. Rainier is located about five
times the distance (20 miles) within which flooding and other hazards present arisk, so ash
fall represents the only potential risk to the City. Because its location is well beyond the
distances considered to present any risk from volcanic hazards, the City designates no
Volcanic Hazard Areas.

5) Fish and Wildlife Habitat Conservation Areas

“Fish and Wildlife habitat conservation is land management for maintaining species in
suitable habitats within their natural geographic distribution so that isolated
subpopulations are not created. This does not mean maintaining all individuals of all
species at all times, but it does mean cooperative and coordinated land use planning is
critically important among counties and cities in_a region. In _some cases, inter-
governmental cooperation and coordination may show that it is sufficient to assure that a
species will usually be found in certain regions across the state.” [WAC 365-190-080(5)]

The City of Ocean Shores has considered Fish and Wildlife Habitat Conservation Areas
using Grays Harbor Regional Planning Commission's Preliminary Classification of Critical
Areas, habitat maps from the State Department of Wildlife, A Birder's Guide to Ocean
Shores by Bob Morse, and the City of Ocean Shores Wetland Inventory.

The City designation of Fish and Wildlife Habitat Conservation Areas are mapped in
Figure 5.4, Fish and Habitat Conservation Areas. These include the following:

e The dunes area along the Pacific Ocean protected by the City of Ocean Shores Ocean
Dunes Protection Act;

The recreational shellfish area beyond the dunes along the Pacific Ocean;

Oyehut Wildlife Refuge along with the adjacent estuarine aress;

Estuarine areas along the eastern boundary of Ocean Shores,

Duck L ake and the adjacent fresh waterway system.
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Natural Resource L ands

1) Agricultural Lands

Agricultural land is land primarily devoted to the commercial production of
horticultural, viticultural, floricultural, dairy, apiary, vegetable, or animal products or of
berries, grain, hay, straw, turf, seed, Christmas trees not subject to the excise tax
imposed by RCW 84.33.100 through 84.33.140, or livestock, and that has long-term
commercial significance for agricultural production. RCW 36.70A.030 (2); WAC 365-

190-030(1)

The City of Ocean Shores has considered prime and unigue farmlands as designated by
the Soil Conservation Service classification system, soil survey, and important farmlands
map as well as Agricultural Use District designations of the Grays Harbor County
Comprehensive Plan. Having found no lands within the City that conforms to the
definition of agricultural lands of long-term commercial significance, the City designates
no lands as Agricultural Lands at this time. However, the City of Ocean Shores reserves
its right to designate, at a later date, wetlands and inter-tidal or sub-tidal lands appropriate
for long-term cranberry, aguaculture, or mariculture production as agricultural resource
lands.

2) Forest Lands

Forest land is land primarily useful for growing trees, including Christmas trees subject
to the excise tax imposed under RCW 84.33.100 through 84.33.140, for commercial
purposes, and that has long-term commercial significance for growing trees
commercially. RCW 36.70A.030(8); WAC 365-190-030(6)

The City of Ocean Shores has considered the private forest land grades of the Department
of Revenue and the forest site index as designated by the Soil Conservation Service Sail
Survey. Having found no lands within the City that conforms to the definition of forest
lands of long-term commercia significance, the City designates no lands as Forest Lands.

3) Mineral Resource Lands

Mineral resource land is land primarily devoted to the extraction of minerals or that has
known or potential long-term commercial significance for the extraction of minerals.
WA C 365-190-030(14)

Mineralsinclude gravel, sand, and valuable metallic substances. RCW 36.70A.030(11)

The City of Ocean Shores has considered maps and information provided by the
Department of Natural Resources and the U.S. Bureau of Mines as well as existing and
potential uses of the land. Having identified mineral resource lands within the City
having long-term commercial significance for extracting aggregate substances (sand), the
City designates all ocean beach approaches within the City as Mineral Resource Lands
for _extracting sand. Having found no other mineral resources (valuable metalic
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substances or gravel) occurring or anticipated within its boundaries, the City designates
no other land as Mineral Resource Lands.

24 STORM WATER MANAGEMENT

History

The City of Ocean Shores peninsulais a marine geologic remnant consisting of an eroded
inland estuary on the east side, an accreting sand beach on the west side, and the Grays
Harbor navigation channel on the south side.  Waterways within the City are connected
to the ocean at an overflow weir at the southwest corner of the city. These waterways
form the bottom €elevation of the hydraulic gradient for storm water flow and for the
overland water flow entering the City from the north.

The soils on the peninsula are separated along a natural feature that extends north to
south, with estuary muds east of the separation and beach sands west of the separation.
Storm water on the east side flows overland to the waterways with minimal infiltration
into the ground because of the high water table, but the very porous beach sands on the
west side allow significant storage volume in the sands. Rainfall raises the water table in
the land areas to a level that is high enough above the waterways to cause flow toward
the open waterways.

Prior to 1985, essentially the entire City area was subdivided, and the existing roadways
were constructed. The developer’ s construction drawings show that storm drainage was a
primary motivator for the subsequent land subdivision and roadway geometry. All areas
were designed to drain toward the waterways along the roadways. All the necessary road
culverts were installed. Sufficient gradient was constructed in the roadway ditches to
alow flow to drain the area to protect the road surfaces and for the most part, to keep
water away from the subdivided properties. The resulting drainage system consisted of
245 miles of open ditches with culverts at every intersection and at every driveway of
occupied properties.

Since the original construction, continued maintenance of the very large drainage system
has been neglected, primarily because of financial concerns, or more appropriately, alack

of financing.

Improvement Planning

Since the late 1980s and early 1990s, the City has embarked on a plan to improve
drainage maintenance without indebting residents. More simply, thisisa“pay asyou go"
plan of installing less maintenance-intensive drainage features in the existing ditches to
protect the roadways and properties. Where roadway improvements have been
constructed, appropriate drainage improvements have also been installed. High priority
has been established for roadway areas where flooding resultsin "life safety” issues.

The budget available annually for drainage improvements has been limited. The City has
not been able to improve more than 15,000 feet of existing ditches per year, and many
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vears, significantly less. Thus, the conversion of the drainage system will require
approximately 85 vears at the present rate.

Previous Stormwater Plans laid out a series of improvements that were adopted. These
are.

Adopting maintenance and culvert installation procedures,

Establishing sub-basins, and

Encouraging property owners to maintain ditch bottoms free from flow restrictions.
Recent regulations require minimum culvert sizing of at least 15-inch pipe to ease
flow in existing ditches and to match future construction.

2.5 LAND USE GOALSAND POLICIES
Goal LU 1: General Land Use

Support and improve a scenrc—r&erden%ral—communrty comprised fargely—of
A rnd a broad range of

reerdentral and commercral useeethee&rppert—semeesend—brmwhwh—eeeu#m

identitied-commereial-areas, surrounded by preserved open space and beaches.

Permit a wide choice of residential opportunities for residents and home
owners of Ocean Shores.

—
c
o
H

—
c
=
N

Preserve the natural amenities of the City to the maximum extent
practicable while providing opportunities for expanding the economic base
of the community.

LU13 Ensure that areas and uses that maintain the environmental attractiveness
of the community, especially the ocean beaches, the wildlife refuge, the
jetty, the bayshore areas, and other waterfront sites, are protected from
negative environmental impact.

eensrdered—prrer—te—lend—usedeersrens Applv the foI Iowr ng consi deratr ons

in making land use and development decisions:

a. Pype-of The land use and design of new development should be
compatible with existing developments; land uses; and should enhance

the City image.
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b. Land uses that generate high traffic volumes should have access
limited to arterial roads.

c. Land uses-aleng-highways-and-major-streets-should consider address
noise, air quality, visual, and other environmental eenditionsthat-oceur
H-these-areas factors that effect compatibility with surrounding uses
and the community as awhole.

d. Development should be sensitive to the natura histeric—and

archaeological features of the site and vicinity.
Apply policies and ordinances fairly, uniformly, and consistently.

LU16

Eliminate the provisions currently in the zoning code that alow single

family residential use in commercial zones by July 1, 2008, but continue

adlowing such housing units on the second floor or higher above
businesses in commercial areas.

Enhance hvabitity-through-provision-of the quality of life in the City by
providing recreation facilities, protection-of-historicproperties; attractive

common areas, clear building accessibility, adequate parking, and public
walkways.

de_in_t : i ’ s of suffici ize
Encourage planned unit developments; by allowing reduced setbacks,

reduced lot size, mixed uses, and so forth, in exchange for superier open
space, superior design, and urban amenities.

Providefor—an Encourage the appearance of openness by clustering
buildings greups with-and utilizing well designed open space separations.

deate—pree&es—Contlnue to allow camping, in compllance W|th C|tv

requlations regarding camping, on lots in residential zones. Review the
impact of such camping during regular Comprehensive Plan reviews.

Final Planning Commission Draft
Page 24
02/13/07



O oo~NOO U WN P

16
17

18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33

34
35
36
37
38

39
40
41
42

Draft Draft Draft LAND USE ELEMENT Draft Draft Draft
Final Planning Commission Draft

LU1.12

Maintain the iategrity-ef-the City-owned 18-hole golf course in perpetuity
as a unique and viable economic development and recreational asset for
Ocean Shores citizens and visitors.

Encourage and facilitate the downtown revitalization process and promote

LU1.13

the investment of property owners, businesses, and citizens by:

a. Establishing a special planning area for the "downtown” northern
business district for the specific purpose of formulating and
implementing a plan for revitalizing the area and developing a long-
term vision for its growth and development as the primary retail and
service area for the City and region.

=

Assuring that the plan’s development includes business owners and
citizens of the community and should be an open public process.

Assuring that the plan incorporates consideration of public and private
investment issues, land use and planning issues, infrastructure issues,
and thematic, coherence, and promotional issues.

o

The Weatherwax property is designated as a special area for separate

LU114

determination of specific uses after completion of an evaluation and study.

a. Thisevaluation and study should include consideration of the
environmental, social, and economic issues associated with the
property and its potential usesto assure that any decisions are made
based on reasonable knowledge of the impacts, alternatives, and
tradeoffs involved.

b. Until the evaluation is complete, the property shall retain the current
Single Family Residential designation and zoning; however, the intent
isthat no use shall be authorized until the study and evaluation is
completed, and afinal plan for the property is developed and adopted.

c. Inadopting afinal plan for the property, the City shall assure that the
plan is consistent with the policies of this plan and compatible with
adjacent and surrounding uses as well as benefiting the community as
awhole.

d. Thisevaluation should include opportunity for broad public
involvement in the structure of the evaluation as well as any findings
and conclusions that are reported.

Assure that areas with significant recurring street flooding due to storm

LU1.15

water are given priority for maintenance and upgrade of drainage
infrastructure. Also assure that new development in such areas does not
exacerbate existing problems by properly ng stormwater impacts
and regquiring appropriate mitigation.

The Oyehut to Hogan' s Corner area is the gateway to the City of Ocean

Shores and the only area available for expansion of the City, and thereby
land use and development in the area is of substantial interest to the City.
The City should monitor actions under consideration by the County and
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LU1.16

Washington Department of Transportation to assure that development in
the area.is not detrimental to the interests of the City.
The City is not actively pursuing annexation in the Oyehut to Hogan's

LU117

Corner area but will consider proposals for annexation brought forward by
residents or property ownersin the area. Such proposals will be
considered based on the costs and benefits to the community as well as
compliance with legal requirements for annexations under state law. The
City may decide in the future to actively pursue annexation of part or all of
the area.

While more general, the County Comprehensive Plan and zoning are

compatible with the City’ s system. Should any part of the area be
annexed, the initial plan designation and zoning should be consistent with
the County system. Provided that the City may entertain annexation
proposals which specifically include a specific proposed use that is not
consistent with the current County designation and zoning. When such
annexations are proposed, the compatibility of the proposed use with both
City and County plans for adjacent areas, impacts of the proposal on
environmental and infrastructure features, and costs and benefits for the
community shall be considered.

Goal LU 6 2: Enwvirenmental Natural Assets and Visual Appeal

Preserve the City' s environmental_natural assets and visual appeal through the

protection and conservation of its basic environmental amenities.

LU6423

Protect and maintain those physical resources which-are-er-coutd-be-used
for with economic or recreationa benefit, such as the fresh waterway

system, the-nravigational-channel and the ocean beaches and dunes.

Conserve important natural resource areas and areas designated as open
spaces which-are-not-now-planned-for-development, particularly the ocean
beaches, the dune areas, the Washington State Department of Wildlife
game reserve, Bamen-Point; and other shoreline areas.

Promote retention of natural vegetation and planting of indigenous plant
species in landscape programs to avoid wind erosion, and visual blight,
and loss of habitat for wildlife. This should include not allowing clearing
land of native vegetation when no development is imminent, and
excessive or unnecessary removal when development is proposed.

Promote the visual attractiveness of the City.

Final Planning Commission Draft
Page 26
02/13/07



© 00 ~NO» gk WNE

e
N = O

el
g b~ w

16

17
18
19
20

21
22
23
24
25
26
27
28
29

30
31
32
33

35
36
37
38
39
40

Draft Draft Draft LAND USE ELEMENT Draft Draft Draft
Final Planning Commission Draft

Encourage ageneies-with-jurisdiction-to-undertake-projects which would

protect the City from environmental hazards or which would enhance the
environmental resources of the City.

LU6927

LU 28

Protect fresh waterways and preserve habitat by Econtrolling the flow of
nutrients (particularly phosphorus and nltrogen) and toxins |nto fresh
waterways \ '

I :  eultural hication,
Fhe City-wiHpursde-an-activereleth Promote environmental education by

facilitating the transmittal of information to the community concerning
City policies and best management practices.

Eliminate nuisances that detract from the overall visual attractiveness of

Goal LU 23:

the City, e.qg. unused or abandoned vehicles, refuse, overgrown
landscaping.

Preserve and Protect-Environmentalhy-Sensitive Lands Critical Areas

Protect and preserve-the-environmentalhy—sensitive-tands; critical areas and
resour ce lands,-and-fish-and-wildife-by-making-through land use decisions that reflect

the physical limitations of the land and the sensitivity of plants and animals to human

activities.
LU23.1

LU232

Protect the City’s critical areas by: usig-mapped-areasfor-guidelines-and
oot il i i .

a Applying al reasonable and available scientific and technical
information to the identification and designation of critical areas.

b. Applying al reasonable and available scientific and technical
information to development of regulations implementing the policies
of this plan.

c. Adopting procedural requirements that assure implementation of the
policies of this plan.

u%—Whlle adoptlnq and |m|olement|nq development requlatlons

protecting critical areas, also protect private property rights and privileges

by:

a Giving due consideration to the reasonable expectations of the
property owner with regard to use of the property.

b. Assuring that the reguirements applied to private property are
scientifically and technically sound and feasible.

c. Assuring that the requirements imposed on private property are the
minimum_necessary to protect the particular critical area(s) that
development of the property will impact.
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LU233

LU234

LU235

LU23.6

d. Providing all reasonable and available information that the City has
regarding the critical area(s) impacted by a formally proposed
development and the applicable regulations to property owners or their
representatives as early in the process as possible.

e. Responding to requests for information and applications in_as
expeditious a manner as staffing and workload will allow.

f. Assuring that proper notice of proposed development and actions by
the City are given in accordance with the state and local requirements
to applicants, adjacent or nearby property owners, and the community.

Preorent—develepment—ever Protect aqwfers reeharge—areas—that—weutd

eentamr—nants—t—nte—the—greundwater—and the Cltv S Water supplv bv
adopting a well head protection plan, managing land uses which may use
or include potential sources of contamination and maintaining the City’s
sewer and storm water systems.

Net—aHew—Protect peopIe and property develepmeat Wlthln frequently
flooded areas e '

Gtty—spartter—patleprmthebv adoptl ng rood plain requlatl ons ensuring that

development conforms with the National Flood Insurance Program

regulations.

elearr—ng—erdt—nanee—te—aeeure Protect aqalnst hazards assouated Wlth

erosion by wind or water by:

|

Ensuring that adjeini
and public properties and |mprovements are not adversely impacted by

wind erosion. Wind erosion is exacerbated or enabled by exposure of
soil or sand due to placement of fill, excavation ef-sand-and, remova
of surface vegetation, or other development activities. andfer-drairage
issues— Lot owners, contractors, or other persons that engage in such
activities in areas with soils identified as an erosion hazard shall be
required to minimize the exposed area to the extent feasible and have
an appropriate plan to control wind erosion on the exposed areas.

Ensuring that development in areas identified as subject to erosion
from wave action are designed to avoid damage to public or private
property or improvements, loss of recreational access or use, and
adverse impacts to natural resourcesin the area.

=3

utlllzmq profonal engineering anaIVSIs for proposed developments
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LU238

within erosion and seismic hazard areas and requiring-that-development
conferm-to-the following the recommendations of said studies.

Protect agai nst hazards associated with earthquakes and tsunamis by:

a  Adopting and implementing the latest building codes and associated
requirements.

b. Requiring professiona engineering analysis of earthquake hazards and
mitigation strategies for developments within the City other than those
addressed by the International Residential Code and implementing
those reqguirements in the granting of approvals and permits.

c. Avoiding the placement of critical public safety facilities in the areas
of highest risk.

d. Working with state and federal agencies with knowledge or expertise
on earthquakes and tsunamis, emergency management, and associated
issues to obtain the latest information and any available assistance.

e. Actively informing the citizenry of plans and programs addressing
earthguake and tsunami_hazards.

f. Maintaining the Ocean Dune Protection Area as undeveloped land to
reduce potential for damage to devel oped areas from a tsunami.

Protect Criticalhy-consider-development--or-adjacent-to fish and wildlife

LU239

habitat conservation areas from development in or adjacent to such areas
that would decrease the|r capadty to support healthy fISh and W|IdI|fe
populations,—a :
Hmperded. by using the development review process and assuring
mitigation of impacts.

a. Maintaining protection of wetland systems within city and state owned

lands designated as protected areas.

b. Adopting development requlations and procedures that provide for
avoidance of impacts to wetlands where feasible and provide for
mitigation of impacts to wetlands that preserve the functions and
values when impacts cannot be reasonably avoided.

c. Establishing a program to protect and enhance ecologically important
wetlands as mitigation for developing isolated wetlands throughout the

City.

Goal LU #4: Building and Site Design
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Encourage development of high quality building and site design,-which that is
sensitive to the character of the surrounding community.

LUZ4.1 Encodurage Support provision of landscape buffers to separate
incompatible land uses and provide land use transitions.

LU¥4.2 Consider—design—eriteria—for Encourage landscaping and development
reguirements building design that contribute to the overall aesthetic

quality of the City.

LU 4.3 Assure that new development includes improvements to adjacent public
streets and other infrastructure when necessary to support the development
and mitigate impacts of the development on such facilities and on adjacent
and nearby uses.

LU4.4 Assure that development in the high density residential and tourist
commercia designations do not impair use of or access to established
public access ways to beaches and shorelines.

Goal LU 85: Residential Land Use

Provide adequate land to serve a full variety range of residential-needs-ef-the
commuhity_uses and develop a high quality living environment within residential
neighborhoods.

LUS851 Encourage the efficient use of developable residential land through
application of zoning policies and ordinances.

—

85.2 Promote the separation of various types of residential uses in order to
optimize choice and variety of neighborhood types.

LUS.3 Maintaining a balanced inventory of land zoned to accommodate the
various residential uses, including low-, medium-, and high-density

housing.

LU 85.34 Require-the-use-ofmaster Support plans for large developments whieh that
emphasize aesthetics and community compatibility—and #include
circulation, landscaping, open space, tdentification—of—histeric—and
archaeological-properties; storm drainage, utilities building location and
design, and access to commercial and community facilities in the master
plan.

5.35 Encourage appropriate development—ef—multiple—family residential
development uses as a transition to lower density neighborhoods by

®
&
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designating sufficient areas served by arterial and collector streets as well
as commercial, recreational, and visual amenities.

Goal LU 96: Commercial Land Use

Enhance the overall quality of the City's nerthern—and-—southern business
districts and provide sufficient area to accommodate growth in the City's commercial
activity in an efficient and attractive pattern.

eemmereral—eenteps—Encouraqe new bus nesses to |nf|II through zonmg
and permitting processes. Specifically-encourage-new-businessesto-infil:

LU 96.32 Emphasize pedestrian access in the-scale-and-development-of commercial

areas, particularly in the+esert hotel and downtown commercial districts.

LU6G.3 Promote high quality design for commercia structures in the downtown
area and along major City Entrance routes.

LU 96.54 Enforce-existing-off-street-parking-ordinances and Require landscaping of
parking areas to improve their appearance and functionality. Provide
flexibility in parking requirements, stall size and landscaping requirements
to limit the amount of l1and devoted to parking.

LU 96.5 Protect the existing areas most suitable for resort and destination tourist
activities from incompatible uses.

LU 6.6 Encourage the development of a downtown commercial core tied together

through walkways, design, |andscaping, €etc.

Goal LU 107: Industrial Land Use
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Provide-a-basis Encourage a broader base for employment in the community without
jeopardizing the natural environment and the City' s aesthetic appeal.

LU 10241

LUB37.2

LU3047.3
LU301 74

Goal LUS:

Encourage industrial development te-loeate in areas that currently zered
alow or have industrial uses, and—to—areas—with that have good
transportation accesses— and pProvide buffers for impacts on the
surrounding residential areas.

Promote the development of clustered commercial facilities that will
accommodate high traffic generating uses and restrict sprawl along major
roads.

Encourage petential light industrial development whieh that is relatively
non-polluting and is compatible with the City’ s character.

Require that all industrial development comply with federal and state air
quality standards.

Shoreline Management

Establish and implement policies and regulations for shoreline use consistent

with the Shoreline Management Act of 1971. These policies and regulations should

insure that the overall land use patterns that result in shoreline areas are compatible

with existing shoreline environment designations and will be sensitive to and not

degrade habitat and ecological systems and other shoreline resources.

LUS8.1 Coordinate land use planning for shoreline areas with the requirements of
the Shoreline Management Act.

LU8.2 Coordinate requirements between the City's zoning and development
requlations and the provisions of the Ocean Shores Shoreline Program.

LU 8.3 Recognize that Grays Harbor and the Pacific Ocean and their associated

shorelands are designated as Shorelines of Statewide Significance and
thereby deemed to be of special importance to all of the citizens of the
State and should be managed accordingly by the City.
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2.6 GENERAL LAND USE PLAN DESIGNATIONS AND MAP

The Genera Land Use Designations proposed for this 2006 Comprehensive Plan include:
Low-Density Residential, Moderate Density Residential, High Density Residential,
Mobile Home and Manufactured Housing, Neighborhood Commercial, Resort Tourist
Commercial, Genera Commercial, Light Industrial, Parks and Recreation, and Public
Use. The discussion of the various land use designations covers purpose, description,
appropriate locations, unsuitable locations, compatible uses, and appropriate
implementation.

The attached General Land Use Plan Map (See Figure 5.6) allocates space for the various
cateqgories of land use anticipated by this Plan. It does so on the basis of goals,
objectives, and policies of the Plan and, as such, the Plan M ap i mplements those policies.

The space set aside for each land use classification has been interpreted broadly, and the
boundaries between each classification should be viewed as transitional. In other words,
the boundaries should be considered flexible, rather than rigid, unless specifically stated.
A more important consideration than the exact boundaries is whether or not land use
decisions conform to and implement the policies of this Land Use Element and the
overall Comprehensive Plan.

The land use designations are described in order to clarify each classification and to aid
in_development of appropriate implementation methods.  These descriptions are
particularly intended to assist in making day-to-day decisions affecting land use patterns.
Since conditions may arise that will demand minor changes in the planned land use
pattern, these descriptions have been made sufficiently broad to accommodate such
changes without an amendment to the Plan itself. However, any major deviation from the
Land Use Plan or Plan Map should be preceded by considering an amendment to this
Plan and by evaluating all aspects of the proposal and its impact on the integrated aspects
of the Plan. The statements under each classification should be considered policies of

this plan.

Ocean Shores is amost completely platted, and many areas exhibit a distinguishable
character. To provide maximum leverage in applying the following land use policies, the
General Land Use Plan Map designation should not deviate from present use patterns
unless to correct deficiencies or to fulfill other goals and policies of this Plan. The Plan
and implementation mechanisms should use existing platting characteristics as the basis
for desired densities and desired land use patterns to minimize barriers to development.
Chapter 16 of the Municipal Code dealing with subdivisions provides quidance here. In
addition, the general guidelines provided in this land use element of the Comprehensive
Plan are implemented through the zoning ordinance that is codified in Chapter 17 Zoning
of the Ocean Shores Municipal Code.

Final Planning Commission Draft
Page 34
02/13/07



=

[l
WNNPFPODOWONOOOPWN

14
15
16
17
18
19
20
21

22

23
24
25

26
27
28
29

30

31
32
33

34

35
36
37
38
39

Draft Draft Draft LAND USE ELEMENT Draft Draft Draft
Final Planning Commission Draft

Relationship between the Compr ehensive Plan and the Development Requlations

Ocean Shores operates under the Optional Municipal Code provisions of State law RCW
35A. Asiit relates to the land use planning, the Optional Municipal Code requires that
“the development regulations of each code city that does not plan under RCW
36.70A.040 shall not be inconsistent with the city's comprehensive plan.” (RCW
35A.63.105) "Development regulations' or "regulation” means the controls placed on
development or land use activities by a county or city, including, but not limited to,
zoning ordinances, critical areas ordinances, shoreline master programs, official controls,
planned unit _development ordinances, subdivision ordinances, and binding site plan
ordinances together with any amendments thereto. A development regulation does not
include a decision to approve a project permit application, as defined in RCW
36.70B.020, even though the decision may be expressed in a resolution or ordinance of
the legislative body of the county or city.

This provision has two basic effects. First, upon adoption of a Comprehensive Plan or
revision to the plan by the City Council, the City needs to move forward by reviewing
and updating the development requlations to assure that they are “not inconsistent” with
the Comprehensive Plan. Second, as time passes, any proposal to amend a development
regulation must be reviewed against the Comprehensive Plan to assure that the proposed
amendment is “not inconsistent”. When a proposed change such as a rezone or code text
amendment is found to be inconsistent, the proposal cannot move forward unless the
Comprehensive Plan is amended to remove or change the inconsistency.

L ow Density Residential--One Unit per Platted L ot

Purpose:  To establish adequate areas for low-density residential neighborhoods
consistent with the original platting of the City to supply the needs of both residents and
home owners for dwelling sites with adequate open space.

Description:  These areas should be composed primarily of detached single-family
dwelling units. Though flexibility in dwelling type may be allowed through the planned
development process, overall density should not exceed six units per acre or significantly
diverge from an overal single-family character.

Appropriate L ocations:

1. Areas presently used primarily as single-family neighborhoods.
2. Areaswhere streets are designed primarily for residential access.
3. Areas uniquely suited for this designation due to environmental factors.

Unsuitable L ocations:

1. Areas where efficient design and construction warrant higher densities.

2. Areas adjacent to more intense uses that may interfere with low-density
residential amenities.

3. Areas particularly suited for other purposes.
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Compatible Uses: Uses that support, serve, and reinforce low-density residential
amenities such as churches, schools, and parks should be considered compatible uses.
Public and semi-public uses may be appropriate when their design and location enhance
the quality of the area. Camping, when conducted in compliance with City Ordinances
regarding such, is a compatible use.

Appropriate |mplementation: These areas should be zoned R-1 Single Family.
Residential densities should not exceed six units per developable acre, based on the
average existing platted ot size of 7,200 square feet.

M oder ate Density Residential--From Two to Six Units per L ot

Purpose:  To meet the demand for housing that balances the need for economies in
construction with the desire for open space amenities by providing space for relatively
low intensity, multifamily uses. This designation should also provide a buffer between
single-family areas and higher density uses.

Description: This designation should consist primarily of lower intensity types of
multifamily residential structures (up to six units per structure), with densities ranging
from one unit per 4,000 square feet to one unit per 2,100 square feet based on gross lot
size.

Appropriate L ocations:

1. Areas adjacent to or close to arterialsin order to provide adequate access.

2. Areas between low-density residential and higher intensity uses.

3. Areas near other moderate-density residential structures.

4. Areas close to retail commercial areas and immediately adjacent to designated
neighborhood commercial centers.

5. Areas close to recreational or visual amenities.

6. Areaswith larger than average platted |ot sizes.

Unsuitable L ocations:

1. Areaswith an established single family residential character.
2. Areas more appropriately designated for higher intensity residential use or
other non-residential uses.

Compatible Uses: Most uses compatible with the low-density residential designation
are aso compatible with this designation, provided similar concerns are considered.
Camping, when conducted in compliance with City Ordinances regarding such, is a
compatible use.

Appropriate | mplementation: Areas should be zoned in districts allowing from two
to six units per structure with appropriate lot sizes ranging from 4,000 to 2,100 square
feet per unit. Appropriate zoning is generally R-2, R-3, R-4, and R-5.

High Density Residential--From 24 to 62 Units per Acre
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Purpose:  To provide space for location and construction of housing on the most
economical basis. This category is intended for those population groups desiring smaller
lot areas.

Description: This designation should be composed of densities ranging from one unit
per 700 square feet to one unit per 1,800 square feet.

Appropriate L ocations:

1. Areason or close to designated arterials.
2. Areaswhere platted ot sizes are larger than average.
3. Areas immediately adjacent to designated commercial areas.

Unsuitable L ocations:

1. Areaswith an established single family residential character.
2. Areas more appropriately designated for other non-residential uses.
3. Areaswhere this designation would negatively affect neighboring planned and

existing uses.
4. Areasimmediately adjacent to single-family neighborhoods.

Compatible Uses: Uses noted as compatible to other residential categories should be
considered compatible with the high-density residential designation, provided that
parking, increased traffic, and other conflicts with residential uses are considered. In
addition, those commercial uses of aless intense nature such as professional and medical
offices and other uses that may provide a gradual reduction in use intensity from adjacent
commercia zones may be allowed with appropriate conditions and regulations. Camping,
when conducted in compliance with City Ordinances regarding such, is a compatible use.

Appropriate | mplementation: Zoning within this category should allow building
densities of from 24 to 62 units per developable acre or four to ten units per average sized
lot. Appropriate zoning is generally R-7, R-8, and R-9. Uses compatible with this
designation include associated and accessory uses that support permitted uses provided
that such uses should be specifically reviewed for compatibility with adjacent and nearby
uses and for consistency with this plan, provided further that this shall not include uses
involving retail sales to the public. Rental units as well as time-share and full-share
condominiums should be allowed in this designation.

[Note: Short-term rentals are prohibited in residential zones by Ocean Shores' overnight
rental ordinance, Number 555.]

M obile Home and M anufactured Home

Purpose: To set aside space intended primarily for siting and use of mobile homes
and manufactured housing. "Mobile home" is defined as "a factory-built dwelling
manufactured before June 15, 1976, to standards other than the National Manufactured
Housing Construction and Safety Standards Act of 1974 and acceptable under applicable
state codes in effect at the time of construction or introduction of the home into this
state." "Manufactured home" is "a factory-built, single-family structure manufactured in
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accordance with the Construction and Safety Standards Act of 1974 and with Department
of Housing and Urban Development (HUD) manufactured housing standards." The HUD
standards are a national pre-emptive building code for manufactured homes built after
June 15, 1976. Older units are alowed in the land use areas designated for mobile and
manufactured homes thereby providing alternatives to single family development and
expanding affordable housing options, while still retaining standards to ensure a high
quality neighborhood.

Description:  These areas should be composed of mobile homes and manufactured
homes for use as both vacation and permanent housing units at densities equal to the [ow-
density residential designation. Recreational vehicles and trailers are permitted in
specified areas on lots smaller than 7200 square feet.

Appropriate L ocations:

1. Areaswith an established character of use by recreational vehicles, mobile and
manufactured homes.

Unsuitable L ocations:

1. Areaswhere efficient design and construction of public facilities warrant
higher dengities.

2. Areas adjacent to more intense uses that may interfere with low-density
residential amenities.

3. Areas particularly suited for other uses.

Compatible Uses. Most uses compatible with the low-density residential designation
are also compatible with this designation provided similar concerns are considered.
Camping, when conducted in compliance with City Ordinances regarding such, isa
compatible use.

Appropriate | mplementation: Residential densities should not exceed six units per
developable acre, based on the predominant existing platted lot size of 7,200 square feet.
Smaller lot sizes are appropriate for recreation vehicles and trailers.

Resort Tourist Commer cial

Purpose: To set aside space for resort tourist and related uses, protected from the
intrusion of uses that would detract from the attractiveness and efficiency of those areas.

Description:  This classification is intended for those uses that serve the lodging,
shopping, recreational, and other needs of tourists and provide for High Density
Residential use that serve both visitors and residents in Ocean Shores.  Uses that make
pedestrian movement hazardous, that break up the efficiency of resort tourist areas, or
that diminish their attractiveness or create excessive traffic movement should either be
excluded or allowed only on a conditional basis when these adverse impacts can be
minimized through design or operational requirements.

Appropriate L ocations:

Final Planning Commission Draft
Page 38
02/13/07



CQwvwoo~NOOUITr WN B

o

12
13
14
15
16
17
18
19

20
21
22

23

24
25
26

27
28
29
30
31
32
33

35
36
37
38
39

Draft Draft Draft LAND USE ELEMENT Draft Draft Draft
Final Planning Commission Draft

1. Areas presently committed to resort tourist uses.
2. Areas dong designated arterials.
3. Areaslocated near major recreational or visual amenities.

Compatible Uses: In addition to the above described uses, public facilities that would
serve tourist recreation needs or would increase resort tourist-trade activity should be
compatible with this designation, provided that the attractiveness and efficiency of the
resort tourist area is maintained. High Density Residential use in the form of full or
fractional ownership units, as a stand alone use, as adjuncts to specific businesses, or in
the upper floors of commercial or professional structures should be considered
compatible with this designation.

Appropriate | mplementation: Zoning for this land use category is currently B-1
Retall Commercial in the northern beach area and the marina area and R-8, High Density
Residential and R-9 Ultra High Density Residential in the Jetty area. The goal is to
migrate zoning in the northern beach area and the marina area to predominately the B-3
Resort Tourism designation, which should be created in the zoning code for this purpose.
Zoning within this designation should exclude uses incompatible with the needs of resort
tourism. In particular, uses that serve the automobile as their primary activity and uses
that have large land requirements, other than those directly concerned with resort tourism,
should be excluded.

Within these resort-tourist areas, the City should encourage improved pedestrian
access. This may take the form of sidewalks, covered walkways, bicycle paths, and the
like.

General Commercial

Purpose: To provide and reserve adeguate space for professional, neighborhood
commercia, retail commercial, and heavy commercial uses that serve the needs of
residents and visitors to the City.

Description: This category should contain the full range of uses that serve the retail,
service, and commercial needs of both residents and visitors to the City. Especially
suitable are those uses that do not require the complementary relationship with
neighboring uses to be fostered in the Resort Tourist Commercia designation. Space
should be available with adequate parking facilities for those uses that are designed
primarily for single-stop automobile access. Public buildings and uses that provide direct
services to residents and visitors or that require access on arterials or collectors should be
considered compatible. Appropriate neighborhood commercial uses to serve the needs of
surrounding residents include grocery stores, food services, pharmacies, laundromats, and
beauty shops as well as low intensity commercial and professional uses. In General
Commercia areas, residential uses as adjuncts to specific businesses or in the upper
floors of commercia or professional structures should be considered compatible with this

designation.
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Heavier commercial uses such as warehousing, or those that are usually conducted
out-of-doors, such as offices and storage for construction firms or used car lots, or those
associated with machinery and automobile sales and repair are also intended for this
category. In the areas around the existing marina and in other areas with access to
undevel oped salt-water frontage, marine-related commercial activities are preferred.

Appropriate L ocations:

1. Areas of present general commercial development.

2. Areason or near designated arterials, especially for retail commercial uses.

3. Areas at the intersections of major streets, especially for neighborhood
commercial uses.

4. Areas buffered from the low-density residential designation.

Appropriate | mplementation:  Zoning should be consistent with this General
Commercial designation in this Comprehensive Plan and the General Land Use Plan
Map, i.e., the zoning should generally be B-1 Retail Commercia or B-2 General
Commercial.

Light Industrial

Current demand for new light industrial uses does not justify designation of an area or
areas specifically for such uses. Historically such uses have been allowed in the General
Commercia zone. Light industrial uses should be permitted in the B-2 General
Commercial areawhen, after due consideration, the City concludes that the proposed use
together with any mitigative measures is compatible with uses in the area and consistent
with this plan. Any proposal for amajor industrial facility should be reviewed as an
amendment to this plan and accompanied by creation of a zone for such use.

Parks and Recreation

Purpose: To protect areas set aside for recreational and open space purposes from
intrusion of incompatible uses.

Description: This designation should include areas used or designated for use as
recreation or open space. Such areas should include beaches, parks, wildlife preserves,
golf courses, playgrounds, swimming pools, and open spaces, but should not be limited to
these. Some commercial recreation activities such as bicycle or kayak rental should be
considered compatible with this designation.

Appropriate L ocations:

1. Platted open space areas.
2. Private recreationa club and public properties intended or used for recreationa

purposes.

Appropriate | mplementation: Zoning, usualy PR-1 Private Recreational or PR-2
Public Recreational, should be consistent with this designation and with the General Land
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Use Plan Map. Only commercial uses supportive of recreation and open space use

should be allowed within this designation.

Public Use

Some public service or public utility uses must be located in relation to the areathey
are intended to serve or in relation to topography or other physical constraint. Therefore,

such public uses should be permitted in any underlying designation when, after due

consideration and with proper notice to nearby property owners and the public, the City

concludes that the proposed use together with any mitigative measures is compatible with

uses in the area, consistent with this plan, and necessary for operation of the city or

protection of the public welfare.
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Existing Proposed Changein

Acreage
LD-2 Single Family PUD —0 —1064 +104
MB-1IMedivm-Bensity- —107 —81 —-96
HD1--High-Density- —179 —185 —=+6
MHLI—MH2 —104 —12 —32

MobiefMandtactured

C-1 Retal-Commeretal —202 —285 —+83
C-2 Genera-Commercial —31 —29 —2
C-3-Neighborhood-Commereial —0 —39 —+39
vacantCHy-traets —90 —383 +293
SchoolsPublic —2 —136 —+64
Water/\Wetlands —534 —534 —0
i —34 —34 —0
—794 —794 —0
Ocean-Beaches/Dunes —630 —630 —0
HarborBeaches —322 —322 —0
Game Reserve —691 —691 —0
5726 6325 +599
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