
PLANNINGCOMMISSION

March3, 2020

MINUTES

I. CALLTOORDER
ChairJudiRoland called themeeting toorderat7:00p.m. inAuburn CityCouncil
Chambers located at25WestMainStreet, Auburn, WA98001.  

a.)  ROLLCALL/ESTABLISHMENTOFQUORUM
Commissioners present:  ChairJudiRoland, Vice-ChairLee, Commissioner Mason,  
Commissioner Moutzouris, andCommissioner Stephens. Commissioner Khanal was
excused.  

Staffpresent: JeffDixon, Planning Services Manager; DougRuth, Assistant City
Attorney; SteveSturza, Development Engineer Manager; Jennifer Oliver, Admin
Assistant.  

Members ofthepublicpresent:  Brianna Thomas

b.) PLEDGEOFALLEGIANCE

II. APPROVALOFMINUTES

A. January 7, 2020 – Regular Meeting Minutes

ViceChairLeemovedandCommissioner Stephens seconded toapprove the
minutes fromtheJanuary7, 2020meeting aswritten.    

MOTION CARRIED UNANIMOUSLY. 5-0

B.  February 4, 2020 – Regular Meeting Minutes

Commissioner Stephens movedandCommissioner Moutzouris seconded to
approve theminutes fromtheFebruary 4, 2020meeting aswritten.    

ViceChairLeedidnotattendtheFebruary 4, 2020meeting anddidnotvote.  

MOTION CARRIED UNANIMOUSLY. 4-0

III. OTHERBUSINESS
A. FloodplainCodeUpdate

Introduction ofdraftamendments toChapter 15.68

Staffmember Steve Sturza, Development Engineer Manager, presented the
information regarding policyupdates totheCity’sFloodplain Development Code
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adopted in2010tocomply withthecurrent requirements setbytheNational Marine
Fisheries Services’ (NMFS) Biological Opinion, theNational Flood Insurance
Program (NFIP) inWestern Washington, andFederal Emergency Management
Agency (FEMA).    

BasedonStaff’simplementation oftheFloodplain Development Codeoverthe
years, theModelOrdinance, andinput fromFEMA andDOEbelow arethe
substantive changes toACC, Chapter 15.68:  

Reorganize ACC, Chapter 15.68tocorrespond tothelayoutoftheModelOrdinance.   
Thechanges thataretransmitted under coverofthismemo lookextensive because
oftheamountofstrikethrough andunderline, however muchofthatisdueto
relocating existing adopted codelanguage fromoneplacetoanother.  Inother
words, underlined language maynotbenewandmayinstead reflectachange inthe
organizational structure ofthecode.  Forthisreason, staff isidentifying thisbulleted
listofsubstantive changes.  
Update thedefinitions section tohavethelatestdefinitions perNFIP, NMFS, FEMA,  
DOEandCityofAuburn. Thiscomes fromtheModelOrdinance andcurrent
correspondence withFEMAandDOE.  
Definition ofareatoberegulated forfloodplain development (seefurther discussion
below)  
Designation oftheChannel Migration Area (seefurther discussion below)  
Remove allofthepermitapplication submittal criteria fromACC, Chapter 15.68and
include itinthefloodplain development permitapplication only.  
Information already provided inACC18.70.025forvariances isremoved toavoid
redundancy.  
Establishing aminimum setback forstructures of15feetfromtheProtected Area, or
ifnotmet, ahabitat assessment isrequired.  
Remove adateforassessing cumulative improvements.  
Increasing therequirements forwhatistobeaddressed inHabitat Mitigation Plans
prepared fordevelopments located outside oftheProtected Area (Note: Doesnot
change therequirement ofwhetherornottoprepareaHabitat Mitigation Plan).  
Update theFlood Insurance StudyandFlood Insurance RateMapreference dates.  
Thisisnotreflected ontheupdated codeaswehavenotbeencontacted byFEMA
todate.   

KeyOrdinance Change No. 1 - AreatobeRegulated
Inthe2010ModelOrdinance usedbytheCityfordevelopment ofitscurrent regulations,  
theareaspecified toberegulated istheSpecial FloodHazard Area (SFHA) andall
Protected Areas. The2013revised ModelOrdinance specifies thattheareatobe
regulated istheSFHA (inclusive ofanyProtected Areas thatarelocated within the
extentoftheSFHA) andremoves thereference to “Protected Areas”.  

Protected Areas include theFEMA-designated floodway, theRiparian Habitat Zone
RHZ), andanymapped Channel Migration Area (CMAs). TheRHZisadimensioned

zoneadjacent toriversandstreams located within theSFHA, andvaries inwidthfrom
150feetto250oneachsideoftheriverofstream’sOrdinary HighWaterMark (OHWM).  
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Inanumber ofcases inAuburn, theextentoftheRHZreaches beyond theSFHAthat
theriverorstreamislocatedwithin, resulting inaregulated areathatincludes theSFHA
andtheadditional areaoftheRHZthatoccurs outsideoftheSFHAinwhich thatreach
ofriverorstream islocated within. Onesignificant areawhere thisoccurs isalongthe
western shoreline oftheGreenRiver, where thereareurbandensities ofexisting single- 
familyandmulti-family residences. Inanumber ofcases, theseRHZareasoutside of
theSFHA arealsolocatedbehind existing levees, oratelevations thatarenotexpected
toexperience flooding duringthebaseflood (alsoreferred toasthe “100-year” or “1%  
annual recurrence probability” flood).  

While theprimary purpose ofregulating thisRHZareaoutside oftheSFHAistoprotect
orpreserve critical floodplain habitat forfederally-listedthreatened andendangered
species, manyoftheseareashavepreviously beenheavily developed, andconsist of
structures, pavedorother impervious surfaces, andurban landscaping, and
consequently offer littlehabitat valuetoaquatic species.  

Auburn alsohasamapped CMAfortheGreenRiver thatispresently included aspartof
itsregulatory floodplain asrequiredbytheoriginal (2010) Model Ordinance. Similar to
theRHZ, theCMAalsoextends beyond theSFHAareainanumberofareas within the
City, andinmanycasesportions ofthisareaarealsolocated behindexisting levees.  

Thethirdelement oftheProtected Area, theFEMA-designated floodway, isinallcases
located within theFEMA-designated SFHAandtherefore doesresult inanyadditional
areasforfloodplain regulation beyond theSFHAunder theCity’scurrent regulations.  

Citystaff recommends revising theregulatory floodplain toinclude theSFHAandthe
Protected Areaasitoccurswithin theSFHA, unless theareaisundeveloped with
predominately nativevegetation thathavebenefits toendangered species, inwhichcase
theregulations forriparian habitat zonesshallapplyandbeincluded intheregulatory
floodplain. Thissothatexisting builtoutareasarenotexposed todevelopment
requirements thatdon’tmake sensewhentheyareexpanding ormodifying a
development. Theintent istoapply thecriticalareaandfloodplain regulations toareas
where itmatters mostandtonotrequire habitatprotection plansorother typesofefforts
inbuiltoutareas.  

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. Itfurther
specified thatiftherewasnoadopted channel migration areamapforawaterbody, that
therewasnorequirement toprepareanewdelineation ofaCMAforfloodplain
regulatory purposes.  

The2013revised ModelOrdinance specifies thatwhereachannel migration areahas
notbeenmapped/adopted bythecommunity, thatafloodplain permitapplicant shall
eitherdesignate theentireSFHAasthechannel migration area, orconductastudy to
identify thechannel migration areainaccordance withFEMA’sRegional Guidance for
Hydrologic andHydraulic Studies. TherevisedModel Ordinance alsospecifies thatthe
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floodplain administrator shallusethemostrestrictive dataavailable fordetermining the
channel migration area.  

AtthetimeoftheCity’s2010floodhazard areaamendments, theonlyestablished
mapped channel migration areainAuburn wasassociated withtheGreenRiver
identified bya1993KingCountychannel migration study). Asaresult, theonlyCMA

thatisdesignated ontheCity’scurrent regulatory floodplain mapistheGreenRiver
CMA. Achannel migration areahasnotyetbeenmapped fortheWhite RiverorMill
Creek, andthereistherefore noCMAdesignated orrequired tobeevaluated for
development applications intheSFHAforthesewaterbodies.  

Therevised ModelOrdinance requires thatforanyfloodplain permitapplication for
development located within theSFHAwhereaCMAhasnotyetbeenmapped (White
RiverSFFIA, MillCreekSFHA, andportions ofGreenRiverSFHA), theapplicant has
theoptionoftreating theentire SFHAwithin theprojectareaasaCMA, ortosubmita
special hydrologic/hydraulic studythatestablishes thelocationoftheCMApursuant to
FEMA’stechnical criteria.  

Citystaff recommends thatweprovide development applicants within thefloodplain the
option toeither provideastudy thatlocates theCMAfortheirproposed development site
asdescribed intherevised ModelOrdinance ordesignate thatallareas intheSFHA for
whichnoCMAhasbeenmapped shallmeettherequirements foraCMA (i.e. allSFHAs
withoutamapped CMAwouldbeautomatically includedaspartoftheProtected Area).  

Presented tothePlanning Commission wasChapter 15.68proposed changes shownby
strikeout/underline code.  

Questions fromtheCommission:  

Roland 709doindividuals stillgothrough theirowninsurance?   

711Roland – mapsareneeded Sturzaexplained thathejustreceived theFEMAinfo
lastMonday butwillhavemapsatthenextmeeting fromGIS.  

717ChairRoland – ifahomeowner goesintopurchase homeinsurance, theywill lookat
thesemapstodetermine iffloodinsurance isneeded?   

717ChairRoland isthisfornewbuildings orexisting bldgs?   

718ChairRoland confirmed thatifyoudonothaveahomemortgate andyouownthe
homeoutright, doyoustillneedtheinsurance? StevesaidnobutRoland commented
thatifyouarelivingalong theriveryouprobably should.  

719judi –   

727roland

734sturza talkedaboutwhatareasareheaviliy impacted.  
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734judicomments;   

735dixoncomment :   

735rolandFloodplainadministrator: whoisthat: JeffTate.  

736 Rolandsturzaanswered longerwhenadelveopment takes longer that180days.  

737rolandwasitalready180daysordidthatchange? Stuza

737Dimitriwilltherebeapublicmeeting?  

738DixonThisbriefing tointrodice codechanges, alsolooking intoadditional changes
stillcoming through. Codechange.  

738rolandwhatwerethecomments fromlastnightandalsowanttoseemapswiththe
changes.   

739Dixon: understands aboutmaps. Wecanthepullthemapsup.  (noteadditional
comments)  

740StevebroughtupGIStoshowmaps

741Roalnd.  

741Roger lee..   

741Dixondeveloping codechanges toremain consistance withfederal authorities

741Stephens somanychanges. Commission discussion. Maybe lookatmapswithnot
allofthelinesonit. Looking foracleancopytoreviewandeasiertounderstand it.   

7423Roger leequestion whileviewing mapfromGIS. Whatwouldaccount forthe
change. Steve :  

744 Dixoncomment onnewsystem andsurvey maps.  

745Roland

746stephens

747Dixon:   

748roland

749Roger – Olddriveintheater area.  

750Roland cantheyviewGISmapontheirown. Dixonsaidnotasindetail.  

751Stephens onkingcositemap. Sturzaanswered.  
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B. ReviewofPlanningCommissionRulesofProcedures
Annually thePlanning Commission reviews theirRulesofProcedure and
determines ifanychanges arewarranted.  

ThePlanning Commission’s ‘RulesofProcedure’ were lastamended on
March5, 2019.  Annually, thePlanning Commission reviews theirRulesof
Procedure (Rules) asacontent reminder andalsotoconsider any
modifications oftheRules.  Adraftofsomerelatively minor, house-keeping
typechanges were identified byPlanning Dept. Staffanddistributed in
advance ofthePlanning Commission’sJanuary 7, 2020meeting.    

These changes included:  
Capitalization
Correcting theCommunity Development Dept. name
Correcting areference from “Council” to “Commission” tobeaccurate
Clarifying Findings ofFact
Changing thesection numbering toagree

ThePlanning Commission reviewed anddiscussed thesechanges atthe
meeting.    

Additionally, atthemeeting theLegalDept. Staffdistributed somefurther
changes totheRulesbasedonrecent changes totheCityCouncil’sRulesof
Procedure.  TheLegalDept. Staff reviewed theseatthemeeting andoffered
toresearch theuseofdisruptive language andinstances ofhowitwas
handled.  

These changes toSection X. ‘Public Hearings’ (Pages9-10), include changes
to:  

Recognize thatnotvoting iscounted asnegative vote
Clarify thattheChair, Member, orSecretary cancallforarollcallor
handvote.  
Clarify procedures forabstaining fromavoteduetoaconflict of
interest.  

Andchanges toSection XI. ‘Conduct’ (Page11), to:  
Further elaborate onwhatconstitutes “disruption.”   
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StaffRecommendation:   

Adraftbasedoninput fromboththePlanning andLegalDepts. isprovided
forthePlanning Commission’sconsideration.  This latestdraftshows
changes instrike-through (deletions) andunderline (additions).  Ifthese
changes aresatisfactory, theCommission canapprove.  

IfthePlanning Commission hasadditional changes, thesecanbecaptured by
staffandthenthesechanges canbepresented inwriting andprovided atthe
nextregular meeting asprovided inSection XIII, ‘Amendment’.  

Questions fromtheCommission:  
755Judi: whywasitchanged tonotvotingtonowitsnegative? What isthe
reason behind that? Doug:   
757Judipeople creating ascene DougExamples ofwhat theinterruption
couldbe.   
758canameeting becancelled ifitbecomes disruptive? Yes.  
758Phillip: statement.    

Motion toapprove: Dimitri
Second:Roger LeeSeconded.  
5-0

IV. COMMUNITYDEVELOPMENTREPORT
Planning Services Manager, JeffDixon reported…  

Legacy project across thestreet update: earthwork wassiteremediation to
clenaupsoilandground watercontamination. Close togetting theirbuilding
permit andcivilplansapproved. Building shouldbegin inthenextfewweeks.  
Auburn schooldistrict working withCDontheirplans forredelveopment for
chinook andleahillschools.  
Question regarding activity atCityofPacific mobile homeparkand
restaturant. Jeffhasreched outtoCityofpacific toseewhat thestatus isand
hehasnotreceived anywordback fromthemonwhatwillbegoing inthere.  

Questions: JoanHeritage bldgprocess; Stillworking ontheprocess ofthe
permits. Making further changes sothepermitprocess isstillgoingon. Still the
sameowner.   
Phillip asked about theproperty aboutEnglish Gardens. Dixon; looked upin
Permit records foranyapplications andtherearenotatthistime. ‘  
Judi- What ishappening withtheoldKeyBanksite? Dixon: proposed tobe
divided upintotwotenant spaces onewhich wouldbea7-11. Design review will
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need tobedone. Someworkhasbeendonebecause ofaveryheavysafeand
thefloordidn’tsupport.   
Mason: Will therebeatrafficstudywiththat7-11?  Dixon: notaware iftherewill
beatrafficstudyconsisted of.   
Couple ofitemsforpackets: Delivering hasbeenthemethod forgetting packets
tothecommissioners. Aretheyokwithmailing them?  
Everyone agreed thatmailing wasfine.    
Jointmeeting fortheCommission andtheCouncil members, want tomakesure
thatthecommunications andthemeeting willgowell.   

V. ADJOURNMENT

Therebeingnofurtherbusiness tocomebeforethePlanning Commission, ChairRoland
adjourned themeeting at8:12p.m.  
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