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RIDGEFIELD PLANNING COMMISSION 
MEETING AGENDA 

  

Wednesday, May 1, 2019 
RACC - Columbia Assembly Room 

510 Pioneer Street, Ridgefield, WA 98642 

I.  GENERAL SESSION CALL TO ORDER - 6:30 PM 
 

1. Flag Salute 

2. Roll Call 

3. Late changes to the agenda 

II.  PUBLIC COMMENT 
 

Anyone requesting to speak to the Council regarding all items not subject to a specific Public Hearing may 
come forward at this time. Please state your name and address.  Comments are limited to three minutes.  
Written comments may be submitted to the City Clerk prior to the meeting. 

III.  CONSENT AGENDA 
 

1. Approval of Minutes from Wednesday, 4/3/19 Meeting 

IV.  BUSINESS 
 

1. Public Hearing - Binding Site Plan - Claire Lust, Associate Planner 

V.  PUBLIC COMMENT 
 

Anyone requesting to speak to the Council regarding all items not subject to a specific Public Hearing may 
come forward at this time. Please state your name and address.  Comments are limited to three minutes.  
Written comments may be submitted to the City Clerk prior to the meeting. 

VI.  STAFF REPORTS 
 

VII.  FROM THE COMMISSION 
 

VIII.  ADJOURN 
 

 

Planning Commission Agenda Packet is available at the following link: 
http://ridgefieldwa.iqm2.com/Citizens/ 
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CITY OF RIDGEFIELD, WASHINGTON 

Planning Commission MEETING MINUTES 

April 3, 2019 
 

Regular Meeting - 6:30 PM 

 

GENERAL SESSION CALL TO ORDER - 6:30 PM 

FLAG SALUTE 

ROLL CALL  

Attendee Name Title Status Arrived 

Jerry Bush Commissioner Present  

Jason Carnell Chair Present  

Stan Okinaka Commissioner Present  

Paul Young Commissioner Present  

Patrick Flynn Commissioner Present  

Rob Aichele Commissioner Present  

Judy Chipman Commissioner Present  

 

LATE CHANGES TO THE AGENDA 

None 

PUBLIC COMMENT - 6:33 PM 

Clyde Burkell - resident 
-Use of fencing in the different communities around Ridgefield. The Kennedy Farm development, at 
229th, has an endless wooden fence that, architecturally, is probably functional, but not very pleasing to 
the eye. Hillhurst has a lovely fence. I presume that 229th will be a heavily trafficked area, how are they 
allowed to have a fence such as they have? Taverner has done a lovely brick fence along Hillhurst, also 
down Sevier, also down Nighthawk.  

CONSENT AGENDA - 6:36 PM 

1. Approval of Minutes from Wednesday, 1/9/19 Meeting 

COMMISSIONER AICHELE MOTIONED TO APPROVE THE 1/9/19 MINUTES. COMMISSIONER OKINAKA 
SECONDED THE MOTION. APPROVAL VOTE WAS UNANIMOUS.  

BUSINESS 

1.  Public Hearing - 2019 Ridgefield Development Code Updates Part 1 - 6:36 PM  

SUMMARY/BACKGROUND: 

The City is proposing a series of housekeeping amendments to the Ridgefield Development Code 
(RDC), which establishes zoning regulations for residential and nonresidential development 

3.1
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throughout the City.  This first 2019 update to the code focuses on code refinements, with 
limited policy implications, to clarify the interpretation of certain sections, adjust the details of a 
policy, reflect desired standards, or simplify review procedures. The majority of updates relate 
to issues identified by staff and code users during implementation over the past year, or looking 
ahead to future applications.   
 
Associate Planner, Claire Lust presented the business item.  
 
Staff and Commissioners discussed the item: 
RDC 18.710 - How are we able to limit it to certain non-profits or government agencies?  
RDC 18.710 - Can we clean up the language on RDC 18.710.185.A.4? Part of the fence is curved and 
signs could be visible from Hillhurst.  
RDC 18.500 - Require the removal of silt fencing after a set amount of time?  
 
 
COMMISSIONER BUSH MOTIONED TO RECOMMEND APPROVAL TO CITY COUNCIL WITH THE 
COMMISSIONERS' UPDATES. COMMISSIONER YOUNG SECONDED. THE APPROVAL VOTE WAS 
UNANIMOUS.  
 
COMMISSIONERS' UPDATES:  
-Suggestion to Council to refine the vertical banner sign code to perhaps restrict the ability of non-
profit organizations to apply for a vertical banner sign. 
-Possible refinements to commercial signs in public parks - clarifying whether they can be on an 
outer site boundary if that is the boundary of an athletic field, having a uniform color for the back of 
the sign, visibility from the public right of way.  

PUBLIC COMMENT 

None 

STAFF REPORTS - 7:12 PM 

Associate Planner, Claire Lust reported year to date totals for permitting. So far in 2019, there have been 
213 Building permits (including 68 new home permits and 17 commercial/industrial permits). There have 
been 42 Land Use permits for the Planning Dept in 2019.  

 
City Manager, Steve Stuart discussed having more frequent and open communication between 
Planning Commission and City Council. Looking for ideas to make this happen; special meetings, site 
tours? Ideas can be submitted to staff.  
 
An offer was accepted for the new Community Development Director; will start soon, relocating to 
Ridgefield.  

FROM THE COMMISSION - 7:19 PM 

Commissioner Aichele - attended six Port of Ridgefield meetings, six City of Ridgefield council meetings, 
two ribbon cutting events, the  State of the City address, two pre-application conferences.  

 
Commissioner Okinaka -Ridgefield  Main St, fundraising campaign through B&O tax incentive credits. 
Maximized our cap of just under $100k. Board of Main Street Ridgefield is developing a program to 
expend these funds.  
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Commissioner Young - none 
 
Commissioner Chipman - attended a pre-application conference. 
 
Commissioner Bush - none 
 
Commissioner Carnell - Following online discussions, reading about concerns with the fast growth of 
the city.  
 
Chair Flynn - Attended the Chamber of Commerce lunch meeting and saw a presentation by 
Leadership Clark County.  Applications are open for the Leadership Clark County program.  
-The fencing at Kennedy Farms is causing issues because it sticks out like a sore thumb, hodge-podge 
looking. Would like the City to review the fence code for future projects.  

ADJOURN - 7:33 PM 

 

__________________________________                              _______________________________ 
                     Yonya Deshiell                  Patrick Flynn 
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CITY OF RIDGEFIELD 
PLANNING COMMISSION PUBLIC HEARING 

 
MEETING DATE: May 01, 2019 

ITEM:  

AGENDA ITEM TITLE: Public Hearing - Binding Site Plan 

GOVERNING LEGISLATION: 

RCW 36.70A 

 

SUMMARY/BACKGROUND: 

In light of increased commercial and industrial development in Ridgefield, City staff has 
undertaken research into various Binding Site Plan ordinances throughout the state to find 
qualities of those regulations that would with the City’s goals. The public hearing tonight will 
consider the draft Binding Site Plan ordinance and forward a recommendation to the City 
Council. 

 

MOTION AND RECOMMENDATION TO CITY COUNCIL: 

“I move to recommend approval of the Binding Site Plan ordinance to City Council as 
presented.” 

STAFF CONTACT: Claire Lust, Associate Planner 

ATTACHMENTS: RDC 18.550 Binding Site Plan (DOC) 

4.1
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CHAPTER 18.550 - BINDING SITE PLAN 

18.550.010 – Purpose and applicability.  

A.  The purpose of the Binding Site Plan is to establish an alternative procedure of land division in lieu of 
other provisions of Title 18. The intent of the binding site plan process is to promote orderly and 
efficient community growth consistent with the provisions of RCW 58.17.035. The division of property 
by the binding site plan process may only be used for the following:  

1.  Division of land for the sale or lease of commercial, industrial or other non-residentially zoned 
property; or 

2.  The division of land involving improvements constructed or to be constructed that will be one or 
more condominiums or owned by an association or other legal entity.  

B.  Binding Site Plans will not be approved unless appropriate provisions and dedications of public rights-
of-way, utilities, and easements are made to meet infrastructure provisions per City standards. The 
City may require a development agreement to be in place for the property for future development.  

C.    Administration and application. 

1.  Pre-application review is required prior to preliminary binding site plan submittal.  

2.  Preliminary binding site plans shall be reviewed under a Type II review consistent with RDC 
18.310.070.  

3.  Final binding site plans shall be reviewed under a Type I review consistent with RDC 18.310.060.  

 

18.550.020 – Preliminary binding site plan application.  

A.  An application for a binding site plan may be made by an owner or owners of land, or by an authorized 
agent of an owner or owners.  

B.  The applicant shall submit one original copy of all application materials and electronic copies of all 
materials. The application shall contain the following:  

1.  The entire lot or parcel constituting the applicants land;  

2.  Proposed name of the binding site plan (if any);  

3.  Accurate and complete legal description of the proposed binding site plan;  

4.  Scale, north arrow and date;  

5.  Boundary lines based upon a recent land survey of the land proposed to be divided and boundary 
lines of all proposed lots and streets;  

6.  Location and size of water and sewer lines utility easements: and drainage system proposed to 
serve the lots within the proposed binding site plan and their point of connections with existing 
services;  

7.  Location, size, purpose and nature of existing roads, streets, rights-of-way, and easements 
adjacent to, or across, the land;  

8.  Location of any streets, rights-of-way or easements proposed to serve the lots within the 
proposed binding site plan with a clear designation of their size, purpose and nature;  

9.  Parcels of land intended or required to be dedicated for streets, open space, or other public 
purposes;  

10.  Contour lines at two-foot elevation intervals for slopes less than 25 percent and five-foot 
elevation intervals for slopes equal to or more than twenty-five percent;  

11.  Accurate mapping of critical areas, including wetlands, stream corridors, slopes of fifteen to 
twenty-four percent, slopes of twenty-five percent and greater, floodplains and slope hazard 
areas;  
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12.  Name, mailing address and telephone number owner and/or developer and/or preparer of 
information;  

13.  Environmental checklist, if required by RDC 18.810;  

14.  Names and addresses of adjacent land owners shown on the records of the Clark County assessor 
located within three hundred feet of any portion of the boundary of the binding site plan; 

15.  Modifications or variations requested, if any; and  

16.  Copy of the binding site plan reduced to fit on eight and one-half by eleven-inch paper.  

 

18.550.030 – Preliminary binding site plan approval criteria.  

A.  The review authority shall approve a preliminary binding site plan if he or she finds that the following 
standards are satisfied by the proposed binding site plan:  

1.  The binding site plan conforms with the provision of Title 18, including the zoning district 
standards in which the binding site plan is located;  

2.  The binding site plan conforms with the RUACP;  

3.  The binding site plan conforms with the binding site plan requirements of RDC 18.550;  

4.  The binding site plan conforms with all design and improvement requirements applicable to 
standard subdivisions, as specified in RDC 18.630 and the City of Ridgefield Engineering Standards 
for Public Works, including but not limited to, appropriate provisions for:  

a.  Public health, safety and welfare,  

b.  Open spaces, parks and recreation, and playgrounds,  

c.  Drainage systems for stormwater retention and detention,  

d.  Streets, sidewalks, alleys and other public ways, transit stops, and other features that assure 
safe walking conditions for students,  

e.  Potable water supplies, and  

f.  Sanitary waste disposal.  

5.  Unbuildable portions of a preliminary binding site plan lot are protected from development 
through conservation easements, dedications, or other appropriate means approved by the City.  

6.  Based upon subsections (A)(1) through (A)(5) of this section, that the public use and interest will be 
served and not burdened.  

 

18.550.040 – Final binding site plan application. 

A.  An applicant may file for a final binding site plan within five years of the date of approval of the 
preliminary binding site plan.  

B.  An applicant for a final binding site plan shall submit to the City the requisite fee and the following 
information:  

1.  The binding site plan, including the following:  

a.  The entire lot or parcel constituting the applicant's land;  

b.  Binding site plan name (if any);  

c.  North arrow and scale;  

d.  The taxation parcel number or numbers as assigned to the land proposed to be divided by the 
Clark County assessor;  
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e.  The names or recording numbers of any contiguous subdivisions, short subdivisions, or 
binding site plans;  

f.  Lot corners and lines marking the division of the land;  

g.  Location, size, purpose and nature of existing roads, streets, rights-of-way, and easements 
adjacent to, or across, the land;  

h.  Location of any roads, rights-of-way, or easements proposed to serve the lots within the 
binding site plan with a clear designation of their size, purpose and nature, as well as street 
names;  

i.  Tracts (if any) and the purpose of each;  

j.  The acknowledged signatures of all fee simple owners and other parties having interest in the 
lands being subdivided as enumerated in subsections (ii)(A) and (B) below, as well as the 
acknowledged signatures of all owners of property over which access or utility easements 
pass unless such easements are previously or simultaneously recorded by separate instrument 
in the county auditor's office, certifying the following:  

i.  In case of a binding site plan not containing a dedication:  

(A)  A full and correct legal description of the land to be divided as it appears on the 
binding site plan;  

(B)  A statement of free consent in substantially the following form, the reference to 
easements to be omitted where not applicable:  

Know all men by these presents that: ________ are the fee simple owners of the land hereon described; 
have with their free consent and in accordance with their desires caused the same to be surveyed and 
divided through a binding site plan process as shown hereon and do hereby grant and reserve the 
easements as shown hereon for the uses indicated hereon.  

…  
(Name)  

…  
(Name)  

ii.  In the case of a binding site plan containing a dedication or easement:  

(A)  A full and correct legal description of the land to be divided as it appears on the 
binding site plan;  

(B)  A statement of free consent and waiver of claims for damages in substantially the 
following form:  

DEDICATION AND WAIVER OF CLAIMS  

Know all men by these presents that are the owners and all other parties having any interest in the land 
hereon described have with their free consent and in accordance with their desires caused the same to be 
surveyed and divided through a binding site plan process as shown hereon do hereby dedicate those 
roads, rights-of-way or easements shown a public dedications hereon to the use of the public: do hereby 
waive on behalf of themselves and their successors in interest all claims for damages against the City of 
Ridgefield and any other governmental authority which may be occasioned to the adjacent land by the 
established construction, drainage and maintenance of said dedicated roads and/or rights-of-way and do 
hereby grant and reserve the easements as shown hereon for the uses indicated.  

…  
(Name)  

…  
(Name)  
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iii.  If an offer of dedication includes, or is required to include, a waiver of direct access to 
any street from any property, the appropriate certificate shall additionally recite said 
waiver;  

k.  A certificate by a surveyor certifying to the accuracy of the survey and binding site plan in 
substantially the following form:  

I, _______, Professional Land Surveyor, do hereby certify that the binding site plan as shown is based 
upon an actual survey in accordance with the requirements of the Survey Recording Act, that the 
distances, courses and angles are shown hereon correctly, and that the monuments and lot corners have 
been set on the ground as shown hereon.  

___________  
(Surveyor's Signature, seal and number);  

l.  Signature blocks for the:  

i.  City engineer;  

ii.  Public works director;  

iii.  Community development director;  

iv.  Mayor;  

v.  County auditor; and  

vi.  County assessor.  

 

18.550.050 – Final binding site plan approval criteria.  

A.  The review authority shall approve a final binding site plan if they find:  

1.  It complies with the decision approving the preliminary binding site plan;  

2.  The applicant has fulfilled all conditions of approval of the preliminary binding site plan and the 
requirements of this title; and  

3.  The binding site plan application complies with the submittal requirements of RDC 18.550.040.  

 

18.550.060 - Roads and rights-of-way.  

A.   The City Engineer will review each application to determine if there is or may be a need for public 
access through or abutting a proposed binding site plan. If such a need does or may exist, they may 
recommend that any approval be conditioned upon the dedication of right-of-way and the 
construction of needed streets to city standards. If the proposed binding site plan abuts an existing 
right-of-way, the City Engineer may recommend that additional right-of-way be dedicated to obtain 
one-half the required width of the street as established by any street plan and that the right-of-way be 
improved to city standards.  

 

18.550.070 - Allowance of bond for public improvements in lieu of actual construction of improvements prior to 
approval of final binding site plan.  

A.  The applicant may, as an alternative to actual construction of required public improvements, provide a 
surety bond or other secure method providing for and securing to the city the actual cost of 
construction of required public improvements within a specified period of time and expressed in the 
bond or other method of security. Any bond or other method of security shall specify the 
improvements covered and the schedule for completion.  
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B.  The bond or other method of security shall be subject to approval by the city engineer prior to 
approval of the final binding site plan by the administrator. In no case shall the amount of the bond or 
other method of security be less than one hundred twenty percent of the actual estimated cost of the 
improvements.  

C.  All improvements to be privately improved and maintained must be fully constructed prior to approval 
of the final binding site plan.  

D.  The applicant shall provide the city with a maintenance bond with a two-year term valued at twenty 
percent of the actual construction costs, subject to review and approval by the director of public 
works.  

 

18.550.080 - Recording.  

A.   All approved binding site plans shall be filed for record in the office of the Clark County Auditor. The 
applicant shall be responsible for payment of all filing fees. The lots, parcels, or tracts created through 
this procedure are legal lots of record. All provisions, conditions, and limitations on the binding site 
plan are binding on the owner, purchaser, or any other person acquiring a lease or other interest of 
any lot, parcel, or tract created pursuant to the binding site plan. Any sale, transfer, or lease of any lot, 
tract, or parcel created pursuant to the binding site plan, without a binding site plan approval, is a 
violation of RCW 58.17 and this Title and shall be restrained by injunctive action and be illegal as 
provided in RCW 58.17. 

 

18.550.090 - Alteration.  

A.  When any person desires the alteration of an approved binding site plan or portion thereof, an 
application shall be filed with the City on forms provided by the City. The application must include the 
signatures of a majority of the owners of the lots, tracts, parcels, sites or divisions in the division or 
portion to be altered and include a list of all owners within the division. If the division is subject to 
restrictive covenants, which were filed at the time of the approval of the division and the alteration 
would result in the violation of a covenant, the application must be signed by all parties subject to the 
covenants. The alteration procedure is as follows:  

1.  Upon receipt of a completed application, the Administrator shall notify all owners of property 
within the binding site plan and as provided in RDC 18.310. 

2.  Any proposed modification which would amend conditions established administratively shall be 
circulated to affected agencies for review and comment. An amended decision or amended 
conditions of approval may be required based on comments received from affected agencies.  

3.  The Administrator may waive formal processing if it is determined that the proposed modification 
would not have a substantial impact on adjacent properties or conditions of approval. This process 
shall not apply to amending site plans or conditions thereof established by a hearing body that 
would constitute a change of condition. Alterations may be approved by the Administrator, if the 
Administrator determines that the public use and interest will be served by the alteration.  

 

18.550.100 - Vacation.  

A.    A binding site plan may be vacated in accordance with RDC 18.620.150 and RDC 18.620.160.  
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