ORDINANCE NO. 1041

AN ORDINANCE OF THE CITY COUNCIL OF THE
CITY OF GIG HARBOR, WASHINGTON, RELATING
TO BUILDINGS AND CONSTRUCTION, ADOPTING
A NEW PROCEDURE FOR THE SUMMARY
APPROVAL OF BASE PLANS, WHICH ARE PLANS
THAT HAVE RECEIVED COMPREHENSIVE
REVIEW AND APPROVAL, AND ARE THEN RE-
USED BY A DEVELOPER ON DIFFERENT LOTS,
ADOPTING A DESCRIPTION OF THE DIFFERENT
PROCEDURES FOR REVIEW AND APPROVAL OF
BASE PLANS, DESCRIBING APPROPRIATE USE
OF BASE PLANS, DESCRIBING THE
CONSEQUENCES FOR DEVIATION FROM AN
APPROVED BASE PLAN, ADOPTING A NEW
CHAPTER 1507 TO THE GIG HARBOR
MUNICIPAL CODE.

WHEREAS, GHMC Title 15 sets out the requirements for review, approval
and issuance of building permits in the City and the authority to collect fees for
permit issuance; and

WHEREAS, building contractors often submit the same residential plans
for multiple permits on different lots; and

WHEREAS, plan review time prior to permitting is greatly reduced when
plans (called “base plans”) have been previously reviewed and approved by the
City; and

WHEREAS, base plan programs which offer reduced plan review fees for
submittal of pre-approved plans are common among jurisdictions in Washington

State; and



WHEREAS, implementation of a base plan program in the City will benefit
Gig Harbor’s citizens by reducing the cost of some residential building permits;
Now, therefore,

THE CITY COUNCIL OF THE CITY OF GIG HARBOR, WASHINGTON,
ORDAINS AS FOLLOWS:

Section 1. A new chapter 15.07 is hereby added to the Gig Harbor

Municipal Code, which shall read as follows:
Chapter 15.07
Base Plans for Residential Structures

15.07.010 Base Plans Defined; Vesting.

15.07.020 Base Plans Allowed Under Limited Circumstances;
Amendments to Code Affecting Base Plans.

15.07.030 Administration and Exemption from Project Permit
Processing.

15.07.040 Base plan application paths.

15.07.050 Base plan submittal documents.

15.07.060 Design Options

15.07.070 Procedure for review of plans.

15.07.080 Applicant Changes to base plans.

15.07.010 Base Plans Defined; Vesting.

A. Definition. A base plan means a generic plan for a structure that is
reviewed and approved without being associated with a particular building permit
or parcel. As set forth in this chapter, “path A” describes a process for initial
review and approval of a base plan. “Path B” describes a process for approval of
both the base plan and concurrent review and approval of a building permit
application. “Path C” describes a process for review and approval of a base plan
associated with a plan that was previously reviewed and approved by the City.

B. Vesting. Approval of a base plan alone does not constitute vesting
of the plan for purposes of development regulations, land use controls or building
codes.

15.04.020 Base Plans Allowed Under Limited Circumstances;
Amendments to Code Affecting Base Plans.

A. When Allowed, Conditions.




1. Builders may apply to establish a base plan for detached
one and two-family dwellings three stories or less in height; townhouses
as defined in the International Residential Code; accessory structures
such as detached garages and sheds, provided the plans meet the
requirements of the currently adopted edition of the International Building
Code or International Residential Code as amended and adopted by the
City of Gig Harbor and State of Washington.

2. Base plans may not be used in the Historic District as described
under GHMC Title 17.

3. Base plans for multiple single-family dwellings (townhouses)
must be stamped by a Washington state registered architect or structural
engineer.

B. Amendments to Codes. Whenever the applicable building code(s)
change or are amended, the corresponding portion(s) of an approved base plan
must be reviewed for compliance with the applicable codes. No base plan is
vested to the codes used to review and approve a base plan that was submitted
without any other permit applications for an individual parcel. Such additional
reviews for code compliance are subject to additional fees, as set forth in the
City’s fee resolution.

15.07.030 Administration and Exemption from Project Permit
Processing.

A. Administration. This chapter shall be administered and enforced by
the Gig Harbor building official/fire marshal or his/her designee.

B. Exemption from Project Permit Processing. Pursuant to RCW
36.70B.140, the processing of a base plan is exempt from RCW 36.70B.060
through 36.70B.090 and RCW 36.70B.110 through 36.70B.130. This means that
the City is not required to utilize the following procedures in the processing of a
base plan: (1) optional consolidated permit process; (2) issuance of a
determination of completeness; (3) notice of application; (4) no more than one
open record hearing and one closed record appeal; (5) notice of decision; (6)
issuance of a final decision within a deadline established by the City; (7)
identification of elements of complete application. Because the review of a base
plan is not associated with any particular parcel of property, SEPA review is not
performed at the base plan stage, and if SEPA applies, will be performed at the
time a building permit application is submitted.

15.07.040 Base plan application paths.
A. A base plan may be established by three paths:
1. The applicant may apply to establish a base plan before



having a specific site selected. The application will receive two separate,
complete reviews by the Building and Fire Safety Division prior to approval. All
comments and corrections required by the Division must be properly addressed
prior to approval of the base plan;

2. The applicant may apply for a site-specific permit, and to
establish a base plan concurrently. The application will receive two separate,
complete reviews by the Building and Fire Safety Division prior to approval. All
comments and corrections required by the Division must be properly addressed
prior to approval of the base plan;

3. The applicant may use a plan previously approved by the
division under the current code. The application may include a site-specific
construction component. The plans will receive a second complete review and
all comments and corrections required by the division must be properly
addressed prior to approval of the base plan.

15.07.050 Base plan submittal documents.

A. Path A: Base plan application for new plans. A complete
application for a base plan shall consist of all of the following:
1. Completed base plan application specifying that the plans
are submitted for the establishment of a base plan;

2. When applicable, written permission from the engineer
and/or architect of record approving repetitive use of the design;
3. Two sets of complete structural and architectural plans in 11

x 17 inch format, including foundation, floor, and framing plans, details, structural
sections, building elevations, and any proposed options;

4, Complete code notes including specification of the code
(IBC/IRC) and edition under which the design was completed;
5. Any other information deemed by the building official/fire

marshal to be necessary to demonstrate code compliance.

B. Path B: Base plan application with site specific component.

1. Completed base plan application specifying that the plans
are submitted for the establishment of a base plan and a complete building
permit application as prescribed under GHMC 15.08.020 for use of the base plan
when established;

2. When applicable, written permission from the engineer
and/or architect of record approving repetitive use of the design;
3. Two sets of complete structural and architectural plans in 11

x 17 inch format including foundation, floor, and framing plans and details,
structural sections, building elevations, and any proposed options;

4, Complete code notes including specification of the code
(IBC/IRC) and edition under which the design was completed;

5. Any other information deemed by the building official/fire
marshal to be necessary to demonstrate code compliance.



C. Path C: Base plan application for previously reviewed plans. A
complete application to establish a base plan from previously approved plans
shall consist of the following:

1. Completed base plan application specifying that the plans
are submitted for the establishment of a base plan;

2. When applicable, written permission from the engineer
and/or architect of record approving repetitive use of the design;
3. Two sets of complete structural and architectural plans in 11

x 17 inch format including foundation, floor, and framing plans and details,
structural sections, building elevations, and any proposed options bearing the
City approval stamp;

4, Complete code notes including specification of the code
(IBC/IRC) and edition under which the design was completed;

5. Any other information deemed by the building official/fire
marshal to be necessary to demonstrate code compliance.

6. If a site specific construction component is included, a
complete building permit application as prescribed under GHMC 15.08.020 for
use of the base plan when established.

D. Application for a building permit from a previously established base
plan. A complete application for a building permit for use of an existing base plan
shall consist of:

1. Complete building permit application as provided under
GHMC 15.08.020.
2. 2 complete 11 x 17-inch plan sets identical to those in the

base plan on file. Approved options used shall be clearly identified on the plans,
with unused options struck through.

3. When the applicant is other than the base plan holder of
record, written permission from the base plan holder for the use of the base plan.

15.07.060 Design Options
A. The applicant may include design options within the context of the
base plan. Design options are limited to:

1. Plan reversals;

2. Alternate roof lines;

3. Bay windows;

4. Variations in foundation wall heights;

5. Similar alternatives without significant structural changes as

approved by the building official/fire marshal.

B. Each option must be submitted on a separate sheet of not less than 11
x 17-inch format and must include any required structural changes and the
supporting calculations, including the lateral and gravity load resistance system,
stamped by the designer responsible for the engineering of the plans.

C. Base plans are limited to those structures within the scope of the
International Residential Code (IRC). Elements of structures falling outside of
the prescriptive design requirements of the IRC such as lateral wall bracing,



foundation systems, and other structural provisions require an engineered
design. Engineered design criteria may vary depending on site location for wind
exposure, seismic ground motion and acceleration, and soil types. All designs
shall address the most conservative assumptions for the Gig Harbor area or the
base plan may be limited to use in sites meeting the design criteria.

15.07.070 Procedure for review of plans.

A. All base plan submittals will be reviewed by the Planning Division for
conformance with the requirements of the Gig Harbor Design Manual. Base plan
submittals shall not be approved until conformance with all applicable codes is
established.

B. Path A: Application to establish a new base plan from new plans.

1. The applicant shall schedule an appointment with the
Building and Fire Safety Division for a base plan application;

2. The applicant shall submit a complete base plan application
and submittal documents at the time of the appointment;

3. The applicant shall submit plan review and filing fees as set
forth in a resolution adopted by the Council for this purpose;

4, The application and plans shall be reviewed by two

reviewers. A plan review comment letter with the relevant comments of both
reviewers shall be provided to the applicant, who shall revise the submittals in
accordance with the review letter requirements.

5. The applicant shall provide 2 corrected sets of submittal
documents for review and further comment if applicable.
6. When the plans have been determined to be in compliance

with all applicable codes, the applicant shall submit 2 copies of clean plans (no
red lines) and one disc containing the final plans in PDF format. The building
official shall stamp both plan sets “Approved as a Base Plan” and the plans shall
be assigned a base plan number.

7. One set of the approved base plan shall be returned to the
applicant. One set shall be retained on record at the Building and Fire Safety
Division.

C. Path B: New base plan and site specific building permit.
1. The applicant shall schedule an appointment with the
building and fire safety division for a base plan application;
2. The applicant shall submit a complete base plan application

and submittal documents as well as a complete building permit application in
accordance with GHMC 15.08.020 at the time of the appointment;

3. The applicant shall submit plan review and filing fees as set
forth in a resolution adopted by the Council for this purpose;
4. The application and plans shall be reviewed by two

reviewers. A plan review comment letter with the relevant comments of both
reviewers shall be provided to the applicant, who shall revise the submittals in
accordance with the review letter requirements.



5. The applicant shall provide 2 corrected sets of submittal
documents for review and further comment if applicable.

6. When the plans have been determined to be in compliance
with all applicable codes, the applicant shall submit 2 copies of clean plans (no
red lines) and one disc containing the final plans in PDF format. The building
official shall stamp both plan sets approved as a base plan and the plans shall be
assigned a base plan number.

7. One set of the approved base plan shall be returned to the
applicant. One set shall be retained on record at the building and fire safety
division.

8. Upon payment of all outstanding fees, including the site
specific building permit fee, and approval of the site specific building permit by
the planning, engineering and operations divisions the building official/fire
marshal shall issue a building permit for the site specific component.

C. Path C: New base plan from previously approved plans.
1. The applicant shall schedule an appointment with the
building and fire safety division for a base plan application;
2. The applicant shall submit a complete base plan application

and submittal documents, including one 11 x 17 copy of the previously approved
plans bearing the City’s approval stamp at the time of the appointment;

3. The applicant shall submit plan review and filing fees as set
forth in a resolution adopted by the Council for this purpose;
4, The application and plans shall be reviewed by one

reviewer. A plan review comment letter with the relevant comments shall be
provided to the applicant, who shall revise the submittals in accordance with the
review letter requirements.

5. The applicant shall provide 2 corrected sets of submittal
documents for review and further comment if applicable.
6. When the plans have been determined to be in compliance

with all applicable codes, the applicant shall submit 2 copies of clean plans (no
red lines) and one disc containing the final plans in PDF format. The building
official shall stamp both plan sets approved as a base plan and the plans shall be
assigned a base plan number.

D. Application for a permit to build from an established base plan.
1. The applicant shall submit a complete application in
accordance with 15.08.020.
2. The applicant shall submit all applicable fees as specified
under Resolution 639.
3. The plans shall be reviewed for compliance with all

applicable federal, state and local regulations and conformance with the
referenced, approved base plans on file with the City.

4, Upon approval by the planning and public works divisions,
the building official/fire marshal shall stamp the conforming plans approved and



notify the applicant that the permit and plans are ready to be issued upon
payment of all outstanding fees.

15.07.080 Applicant Changes to base plans.

A. No applicant may make a change to an approved base plan, except
the City may require changes in the plan if an error is detected.
B Any change to a base plan found during inspection will void the

building permit issued for use of the base plan. If the permit is voided under this
subsection, the holder of the permit shall re-apply for a new building permit,
paying the building permit application fees for new construction. The applicant
will be credited with 80 percent of the original permit fee. A new plan review fee
as set forth in a resolution adopted by the Council for this purpose shall be paid
and the base plan review fee will not be refunded.

C. A stop work order shall issue for any base plan project changed in
accordance with B above. Construction shall not be allowed to continue until
after issuance of a new building permit for the project.

Section 2. Severability. If any section, sentence, clause or phrase of this

Ordinance is held to be invalid or unconstitutional by a court of competent
jurisdiction, such invalidity or unconstitutionality shall not affect the validity or
constitutionality of any other section, clause or phrase of this Ordinance.

Section 3. Effective Date. This ordinance shall take effect and be in full

force five (5) days after passage and publication of an approved summary
consisting of the title.

PASSED by the Council and approved by the Mayor of the City of Gig
Harbor this 8th day of May, 2006.

CITY OF GIG HARBOR

Charles L. Hunter, Mayor

ATTEST/AUTHENTICATED:

Molly Towslee, City Clerk



APPROVED AS TO FORM:
Office of the City Attorney

Carol A. Morris, City Attorney

FILED WITH THE CITY CLERK: 4/29/06
PASSED BY THE CITY COUNCIL: 5/8/06
PUBLISHED: 5/17/06

EFFECTIVE DATE: 5/22/06
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