
PLANNINGCOMMISSION

April21, 2020

FINALMINUTES

I. CALLTOORDER
ChairJudiRoland called themeeting toorderat7:00p.m. viaZoomMeeting due
Governor Inslee’s “StayHome, StayHealthy” initiative duetotheCovid19- Pandemic.  

a.)  ROLLCALL/ESTABLISHMENTOFQUORUM
Commissioners present:  ChairJudiRoland, Vice-ChairLee, Commissioner Moutzouris,  
Commissioner KhanalandCommissioner Stephens.  

Commissioner Masonwasexcused.  

Staffpresent: Planning Services Manager, JeffDixon; Development Engineer Manager,  
Steve Sturza; Assistant CityAttorney, DougRuth; Administrative Assistant, JennOliver.  

Members ofthepublicpresent:  Jessica Conquest

II. APPROVALOFMINUTES

A. March 3, 2020 – Regular Meeting Minutes

Commissioner Khanal movedandViceChairLeeseconded toapprove theminutes
fromtheMarch3, 2020meeting aswritten.    

MOTION CARRIED UNANIMOUSLY. 5-0

III. PUBLICHEARING
A.  ZOA19-0004, Proposed Floodplain CodeAmendments toACC15.68, 'FloodHazard
Areas'. Public Hearing onamendments toremain consistent withthelatestFEMAmodel
ordinance andtocoincide withseparate FEMAadoption ofupdated Federal Insurance
RateMaps (FIRM)  

Duetotheteleconference meeting format, Planning Services Manager, JeffDixon
provided someexplanation oftheunique hearing procedures andhowinterested parties
couldprovide documents during thehearing, orprovide testimony afterwards ifthey
contact thecitybye-mailatplanning@auburnwa.govorbyphoneat253-804-5035 if
theyhavetechnical difficulties inparticipating during thehearing thisevening.    

Development Engineer Manager, SteveSturzaprovided areport fortheFloodplain Code
Amendments.  

TheCityofAuburn isaparticipating community intheNational Flood Insurance
Program (NFIP). In2010, theNMFS issuedaBiological Opinion (referred tointhis
memoasthe “Bi-Op”) whichconcluded thatcontinued implementation oftheNFIP in
thePugetSound (Western Washington) regionadversely affects thehabitatof
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certain threatened andendangered species listedunder thefederal Endangered
Species Act (ESA). TheBi-Oprequired changes tothewaytheNFIPis
implemented inordertomeet therequirements oftheEndangered Species Act
ESA).  

In2010, amodel floodplain management ordinance waspublished byFEMA.  
FEMA developed themodel ordinance toprovide NFIPcommunities withmodel
language thatcouldbeadopted aspartofacommunity’slocallanduseand
building regulatory codestoaddress therequirements oftheBi-Op. FEMArequires
eachNFIPcommunity toselectoneofthefollowing threeapproaches for
implementation oftheBi- Oprequirements, referred toasthe “ThreeDoors
Approach”:  

Door #1: Adoption oftheprovisions oftheFEMAmodelordinance
programmatic approach);  

Door #2: Checklist (community bycommunity approach); and
Door #3: PermitbyPermitCompliance (projectbyprojectapproach)  

InApril2010, theAuburnCityCouncil adopted Ordinance No. 6295which accepted
thePlanning Commission’srecommendation toincorporate theprovisions ofthe
FEMA modelordinance intotheCity’sFloodHazard Arearegulations (Chapter
15.68ACC), andadopting arevised Regulatory Floodplain Map. Theordinance also
amended sections ofCityCodechapters 14.03, 16.10, 17.04, 17.09, 17.14, and
18.70.  

TheCity’samended FloodHazard Arearegulations wereapproved byFEMAon
September 21, 2011, recognizing theCityasa ‘Door1’ community andproviding
theCitywithcoverage under theEndangered Species Actforitsfloodplain
management activities.  

InDecember 2013, FEMAissuedanupdated Model Ordinance forregulating
floodplain development. Citystaffhasbeenwaiting toupdate thecodeto
coordinate withtheupdated Federal Insurance RateMaps (FIRM) thatarebeing
issuedbyFEMA. Asanticipated FEMAcontacted theCityofAuburn toupdateour

th thFIRMreferences onFebruary, 192020 andhaveuntilAugust19, 2020tomake
theupdate. Citystaffhasprepared updates toACC, Chapter 15.68toinclude the
changes fromtheModelOrdinance tobeconsistent withCitystandards/practices
forPlanning Commission’sconsideration.  

Citystaffrouted theCity’supdated ACC, Chapter 15.68toFEMAandDepartment of
Ecology’s (DOE) NFIPStateCoordinator, DavidRadabaugh attheendof2019for
reviewandinputtoensure itmeetscurrent standards. Between March3rdand
March30thadditional comments wereprovided byDavidRadabaugh. These
additional comments fromDOEwereprovided inresponse totheLetterof
Determination fromFEMAdirecting CityofAuburn toupdateourfloodplain codeand
adopt thenewfloodinsurance studies thathavebeenunder review forthepast13- 
years. Mr.  Radabaugh wouldhavelikedtohaveprovided thecomments sooner,  
however theymade thechanges toFEMA’smodelordinance onDecember 2019
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whichwasright inthemiddleoftheStateDept. ofCommerce reviewoftheCity’s
DraftFloodplain code. Theproposed changes totheACC, Chapter 15.68areshown
bystrikeout/underline codeattached tothismemoasExhibitA. Acleanversionof
theACC, Chapter 15.68isalsoprovided perrequestatthePlanning Commission
meeting thatoccurred onMarch3rd, 2020.  

STAFF PROPOSED UPDATES
BasedonStaff’simplementation oftheFloodplain Development Codeoverthe
years, theModelOrdinance forthePugetSoundRegion, andrequired changes
fromDOE, belowarethesubstantive changes toACC, Chapter 15.68:  

Reorganize ACC, Chapter 15.68tocorrespond tothelayoutofthelatestFEMA
ModelOrdinance forthePugetSoundRegion.  Thechanges thataretransmitted
undercoverofthismemo lookextensive because oftheamountofstrikethrough
andunderline, however muchofthatisduetorelocating existing adopted code
language fromoneplacetoanother. Inotherwords, underlined language maynot
benewandmayinstead reflectachange intheorganizational structureofthecode.  
Forthisreason, staff isidentifying thisbulleted listofsubstantive changes.  
Update thedefinitions section tohavethelatestdefinitions perNFIP, NMFS,  
FEMA, DOEandCityofAuburn. Thiscomes fromthelatestModelOrdinance
andcurrent correspondence withFEMAandDOE.  
Definition ofareatoberegulated forfloodplain development (seefurtherdiscussion
below)  
Designation oftheChannel Migration Area (seefurther discussion below)  

Remove allofthepermitapplication submittal criteria fromACC, Chapter 15.68
andinclude itinthefloodplain development permitapplication only. Perrecent
comments fromDOEsomebasicpermitapplication submittal criteria isrequired in
thecodeandhasbeenaddedsincethelastmeeting.  
Information already provided inACC18.70.025forvariances isremoved
toavoidredundancy.  
Establishing aminimum setback forstructures of15feetfromthe ‘Protected Area’,  
orifnotmet, ahabitat assessment isrequired.  
Remove adateforassessing cumulative improvements.  
Increasing therequirements forwhat istobeaddressed inHabitat Mitigation
Plansprepared fordevelopments located outsideoftheProtected Area (Note:  
Doesnotchange therequirement ofwhetherornottoprepareaHabitat
Mitigation Plan).  
Update theFlood Insurance Study (FIS) andFlood Insurance RateMap (FIRM)  
reference datestobeAugust19, 2020forKingCounty andMarch7, 2017for
PierceCounty Areas. Please notethatmapsofthenorthendoftheCityofAuburn
thatshowtheexisting andproposed special floodhazard areasweree-mailedand
mailed tothePlanning Commission members asrequested atthePlanning

rdCommission meeting thatoccurred onMarch3, 2020.  
ndUpdate thecodepervarious comments received fromDOEbetween March2to

thMarch30. Thedetails ofalloftherequired changes areprovided inaseparate
document calledComments fromDepartment ofEcology thatwasprepared by
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DavidRadabaugh, withDOE. Below isabriefsummary oftherequiredchanges.  
o Additional updates totheexactworkingofsomedefinitions
o Update thereference totheFlood Insurance Studies tobe8/19/2020
o Aportion oftheUrbanGrowth Areaisinanareacovered bythePierce

County FIS, theCityshouldalsoadopt thePierceCounty FISandFIRMs
o Basic floodplain permitapplication requirements areneeded incode.  
o Anewsection forNotification toOtherEntities wasadded
o Building construction anddocumentation requirements wereslightlyupdated
o Additional variance criteriawasadded
o Anewsection forStandard forShallow Flooding Areas (AOZones) wasadded

KeyOrdinance Change No. 1 - AreatobeRegulated

Inthe2010ModelOrdinance usedbytheCityfordevelopment ofitscurrent
regulations, theareaspecified toberegulated istheSpecial Flood Hazard Area
SFHA) andall ‘Protected Areas’. The2013revised ModelOrdinance specifies that

theareatoberegulated istheSFHA (inclusiveofany ‘Protected Areas’ thatare
located within theextentoftheSFHA) andremoves thereference to “Protected
Areas”.  

Protected Areas include theRiparian Habitat Zone (RHZ), anymapped Channel
Migration Area (CMAs), andtheFEMA-designated floodway. TheRHZisa
dimensioned zoneadjacent toriversandstreams located within theSFHA, and
varies inwidth from150feetto250oneachsideoftheriverofstream’sOrdinary
HighWaterMark (OHWM). Inanumber ofcases inAuburn, theextentoftheRHZ
reaches beyond theSFHAthattheriverorstream islocated within, resulting ina
regulated areathatincludes theSFHAandtheadditional areaoftheRHZthat
occursoutsideoftheSFHAinwhich thatreachofriverorstream islocatedwithin.  
Onesignificant areawhere thisoccurs isalong thewestern shoreline oftheGreen
River, wherethereareurbandensities ofexisting single-familyandmulti-family
residences. Inanumber ofcases, theseRHZareasoutsideoftheSFHAarealso
located behindexisting levees, oratelevations thatarenotexpected toexperience
flooding during thebase flood (alsoreferred toasthe “100-year” or “1% annual
recurrence probability” flood).  

While theprimary purposeofregulating thisRHZareaoutside oftheSFHAisto
protectorpreserve critical floodplain habitat forfederally-listedthreatened and
endangered species, manyoftheseareashavepreviously beenheavily developed,  
andconsistofstructures, pavedorother impervious surfaces, andurban
landscaping, andconsequently offer littlehabitatvaluetoaquatic species.  

Auburn alsohasamapped CMAfortheGreen Riverthatispresently included as
partofitsregulatory floodplain asrequired bytheoriginal (2010) ModelOrdinance.  
Similar totheRHZ, theCMAalsoextends beyond theSFHAareainanumberof
areaswithin theCity, andinmanycasesportions ofthisareaarealsolocated
behind existing levees.  
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Thethirdelement oftheProtected Area, theFEMA-designated floodway, isinall
cases located within theFEMA-designated SFHAandtherefore doesresult inany
additional areas forfloodplain regulation beyond theSFHAunder theCity’scurrent
regulations.  

Citystaff recommends revising theregulatory floodplain toinclude theSFHAand
theProtected Areaasitoccurswithin theSFHA, unless theareaisundeveloped
withpredominately nativevegetation thathavebenefits toendangered species, in
whichcasetheregulations forriparian habitat zonesshallapplyandbeincluded in
theregulatory floodplain. Thissothatexisting builtoutareasarenotexposed to
development requirements thatdon’tmakesensewhen theyareexpanding or
modifying adevelopment. Theintent istoapply thecriticalareaandfloodplain
regulations toareaswhere itmatters mostandtonotrequirehabitat protection
plansorother typesofefforts inalready builtoutareas.  

KeyOrdinance Change No. 2 - Designation ofChannel Migration Area

The2010ModelOrdinance required CMAstobedelineated aspartoftheregulatory
floodplain map, inanyareaswherechannel migration areashadpreviously been
mapped andadopted forlocal regulatory purposes, withtheaddition of50feet. It
further specified thatiftherewasnoadopted channel migration areamapfora
waterbody, thattherewasnorequirement toprepare anewdelineation ofaCMA
forfloodplain regulatory purposes.  

The2013revised ModelOrdinance specifies thatwhereachannel migration area
hasnotbeenmapped/adopted bythecommunity, thatafloodplain permitapplicant
shalleitherdesignate theentireSFHAasthechannel migration area, orconducta
studytoidentify thechannel migration areainaccordance withFEMA’sRegional
Guidance forHydrologic andHydraulic Studies. Therevised ModelOrdinance also
specifies thatthefloodplain administrator shallusethemostrestrictive data
available fordetermining thechannel migration area.  

AtthetimeoftheCity’s2010floodhazard areaamendments, theonlyestablished
mapped channel migration areainAuburn wasassociated withtheGreenRiver
identified bya1993KingCounty channel migration study). Asaresult, theonly

CMAthatisdesignated ontheCity’scurrent regulatory floodplain mapistheGreen
RiverCMA. Achannel migration areahasnotyetbeenmapped fortheWhiteRiver
orMillCreek, andthereistherefore noCMAdesignated orrequired tobeevaluated
fordevelopment applications intheSFHAforthesewaterbodies.  

Therevised ModelOrdinance requires thatforanyfloodplain permitapplication
fordevelopment located within theSFHAwhereaCMAhasnotyetbeen
mapped (WhiteRiverSFHIA, MillCreekSFHA, andportions ofGreen River
SFHA), theapplicant hastheoptionoftreating theentireSFHAwithin the
projectareaasaCMA, ortosubmitaspecial hydrologic/hydraulic studythat
establishes thelocation oftheCMApursuant toFEMA’stechnical criteria.  

Citystaff recommends thatweprovide applicants fordevelopment within the
floodplain theoption toeitherprovideastudy thatlocates theCMAfortheir
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proposed development siteasdescribed intherevised ModelOrdinance or
designate thatallareas intheSFHA forwhichnoCMAhasbeenmapped shallmeet
therequirements foraCMA (i.e. allSFHAs withoutamapped CMAwouldbe
automatically included aspartoftheProtected Area).  

WithStaffproposing toremoveadateforassessing cumulative improvements, the
Commission questioned iftherewouldneedforthattobespecifically mentioned aspart
ofthemotion. Staffconfirmed that itwouldbe.  

Itwasnoted inthepresentation thatnochannel migration studies havebeendone
for theWhiteRiverandtheCommissioners askedwhythathasnotbeendonesince
theWhiteRiver flowsthrough portions ofAuburn. Staff replied thatitisavery
expensive process tohavethestudies completed.  

APlanning Commissioner askedifAStreetSEBridgewouldbeatriskina100-year
flood. Staff reiterated thatthereality is, thereisalwaysarisk.  

TheCommission thanked Staff forthenewmapshowing moreclarity.  

ChairRoland opened thePublicHearing onApril21, 2020at7:44p.m.  

ChairRoland asked threetimesforpublic testimony.  

Withnopublic testimony, ChairRoland closed thepublichearing at7:46p.m.  

Withnootherquestions fromtheCommission, theCommission deliberated.  

TheCommission sought discussed ifthechange toremoveadateforassessing
cumulative improvements required anacknowledgement inthemotionaspreviously
discussed. Staffcorrected theirprevious answer andconfirmed thattheparticular
section thatstatesadateforassessing cumulative improvements wasshownasdeleted
inthechanges presented andtherefore aspecific mention inthe motion isnot
necessary.  

ViceChairLeemovedandCommissioner Stephens seconded torecommend ZOA19- 
0004, Proposed Floodplain CodeAmendments toACC15.68, 'FloodHazard
Areas'. Amendments toremain consistent withthelatestFEMAmodel
Page1of117ordinance andtocoincide withseparate FEMAadoption ofupdated
Federal Insurance RateMaps (FIRM) bemoved forward toCityCouncil forapproval.  

Motion Passed (5-0)  

IV. COMMUNITYDEVELOPMENTREPORT
Planning Services Manager, JeffDixonmentioned thatthenextPlanning Commission
regular Meeting isMay5, 2020. However, theOpenPublicMeetings Actrequirements

tharesuspended bytheGovernor atthistimebutthisdeclaration expires April24.  This
couldbeextended bytheGovernor butifnot, thereisachance thePlanning
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Commission willbeheldMay19, 2020, instead. More information tofollow within the
weekandStaffwillkeep theCommissioners updated.  

Mr. Dixonmentioned thatalthough mostoftheCommunity Development Staff isworking
remotely attheirhomes, Staffcontinues tooperate asnormalaspossible giventhe
COVID-19circumstances. Permits arestillbeing issuedwith194being issuedwithin the
last3weeks. Staffcomes inonceaweektoprocess payments forthepermitsandopen
themail. Also, CodeEnforcement staff issafelyworking inthefield, andtheplansare
alsobeingreviewed bytheCity’sPlansExaminers.  

Hementioned afewotherconstruction projects thathadsignificant developments.    
Auburn SchoolDistrict hadthegroundbreaking ofElementary School16onLeaHill last
week. TheLegacy Project thatisacross fromCityHallhastransitioned fromsoil
remediation earthwork toactualbuilding construction thisweek. TheCommission asked
about theformerHeritage Building indowntown thathadoriginally burned downand
staff responded thatplans/permitapplications arestillbeingreviewed bytheCity.  

Headded thatinresponse totheGovernor’sorder thatonly “essential projects” may
continue construction, theCityisnotmaking thisinterpretation onbehalfofthe
developers/contractors.  TheCityisrequiring thedevelopers/contractors toself-identify if
theyare “essential” andthenimplement healthandsafetypractices ontheirsites.  He
indicated that thismeans manyresidential andcommercial construction projects are
currently shutdown.    

V. ADJOURNMENT

Therebeingnofurtherbusiness tocomebeforethePlanning Commission, ChairRoland
adjourned themeeting at8:11p.m.  

Page7


