
City of Tenino 

149 Hodgen Street South 

Tenino, WA 98589 

City Council Meeting 

Tuesday, June 09, 2026 at 6:30 PM 

Agenda 

WORK SESSION 

CALL TO ORDER 

AGENDA APPROVAL 

1. Agenda Approval 

Recommended Action: Motion to approve the 06/09/2026 Agenda as presented. 

 

APPROVAL OF MINUTES 

2. Approval of Minutes 

Recommended Action:  Motion to approve the 05/26/2026 Minutes as presented. 

CONSENT CALENDAR 

3. Consent Calendar for May 27, 2026 through June 09, 2026 consisting of: 

Payroll EFT's in the amount of $9,862.63 and Claims Checks #34150 through #34192 and EFT's in 

the amount of $431,272.44 for a Grand Total of $441,135.07. 

Liquor License Renewals: None 

Recommended Action: Move to approve the consent calendar as presented. 

EXECUTIVE SESSION 

PRESENTATIONS 

4. Waterworth presentation. 

PUBLIC COMMENTS 

PUBLIC HEARING 

PROCLAMATIONS 

5. In Honor and Recognition of the Tenino Police Department and all who have served therein 

1906-2026. 
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  June 09, 2026 

OLD BUSINESS 

6. Ordinance 941:   

An ordinance of the city of Tenino, Washington, amending the Tenino municipal code chapter 

8.09 (fireworks) to align discharge times with Thurston county code. 

Recommended Action: Motion to approve Ordinance 941. 

7. Ordinance 942: 

An ordinance of the city of Tenino, Washington, amending the Tenino municipal code chapter 

8.09 (fireworks) to align retail sales and purchase times with Thurston county code. 

Recommended Action: Motion to approve Ordinance 942. 

NEW BUSINESS 

RESOLUTIONS 

ORDINANCES 

8. Development Code Update - Flood Hazard Regulations 

 

The Planning Commission recommends that the City Council approves to forward the proposed 

amendments to TMC Chapter 5.24, Flood Hazard Regulations to Washington State Department 

of Commerce for 60 day notice to adopt. 

Recommended Action: Motion to approve moving the proposed amendments to TMC 

Chapter 5.24, Flood Hazard Regulations to Washington State Department of Commerce for 

60 day notice to adopt. 

 

REPORTS 

9. Outside Agency 

1) Chamber of Commerce 

2) Economic Development Council (EDC) 

3) South Thurston Economic Development Initiative (STEDI) 

4) ARCH Commission 5) Experience Olympia & Beyond (VCB) 

5) Timberland Regional Library 

6) South Thurston Fire & EMS 

7) Thurston County Sheriff's Office 

10. 13. Committees/Commissions 

1) Civil Service Commission 
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2) Finance Committee 

3) Planning Commission 

4) Public Safety Committee 

5) Public Works Committee 

11. 14. Staff 

1) Director of Public Works 

2) Code Enforcement/Building Inspector 

3) PARC Specialist 

4) Clerk/Treasurer 

5) Mayor 

12. 15. Liaisons 

1) Bucoda/Tenino Healthy Action Team (BTHAT) 

2) Solid Waste Advisory Board 

3) TCOMM/911 

4) Tenino School Board 

5) Thurston Regional Planning Council (TRPC) 

6) Transportation Policy Board 

7) Thurston County Commissioner's Office 

8) Legislature 

9) Oregon Trail Days 

PUBLIC COMMENTS 2 

ANNOUNCEMENTS 

ADJOURNMENT 
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File Attachments for Item:

2. Approval of Minutes

Recommended Action:  Motion to approve the 05/26/2026 Minutes as presented.
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  May 26, 2026 

City Council Meeting 

Tuesday, May 26, 2026 

Minutes 

WORK SESSION 

Councilmember Gotovac as Mayor Pro Tem convened the work session at 6:30 pm with: 

PRESENT 

Councilmember Linda Gotovac 

Councilmember Jeff Eisel 

Councilmember Adam Carney 

Councilmember Tianne Curtiss 

ABSENT 

Councilmember Elaine Klamn 

Councilmember Carney requested to present some ideas and concerns he has been approached on from 

community members and business owners. First question being, can we looking into how we can 

potentially change our short term rental policies. Councilmember Gotovac thinks they would have to 

propose to shorten the current code timeframe. His second concern is traffic crosswalks, most of the 

crosswalks on Sussex Ave in the downtown area, when driving it is difficult to see people until they are 

almost in the road. Would like to propose some ideas for crosswalk flags or light up crosswalks like the 

others we have on Sussex near the schools. Councilmember Gotovac proposes they look into the cost of 

them to be able to present the options. Councilmember Eisel brought up actual crosswalks and the need 

for one near the Park and one crossing Sussex to the Market Fresh, being a state highway it is almost 

impossible to cross. Third on the list is Public Works related, would like to see a report generated 

monthly or quarterly about the projects and timelines estimated. Hydrants were the last big thing that 

was addressed as a required update for the WSRB Fire insurance rating and Public Works director stated 

that he had some of the replacement hydrants already. Councilmember Gotovac is concerned about 

getting these done due to liability. 

Coucilmember Eisel discussed his concerns with the Firework Ordinance request and proposed they be 

tabled to the next meeting. 

During the discussion Chamber member George Sharp emailed about the Flags, storage bin holders with 

Pedestrian instructions & hardware and pricing. 

CALL TO ORDER 

Councilmember Gotovac as Mayor Pro Tem convened the regular Council Meeting at 7:30 pm with: 

PRESENT 

Councilmember Linda Gotovac 

Councilmember Jeff Eisel 

Councilmember Adam Carney 

Councilmember Tianne Curtiss 
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ABSENT 

Councilmember Elaine Klamn 

Flag salute 

AGENDA APPROVAL 

1. Agenda Approval 

Recommended Action: Motion to approve the 05/26/2026 Agenda as presented. 

Motion made by Councilmember Carney, Seconded by Councilmember Curtiss. to approve the 

5/26/2026 agenda with the amendment to excuse Councilmember Elaine Klamn. 

Voting Yea: Councilmember Gotovac, Councilmember Eisel, Councilmember Carney, 

Councilmember Curtiss. 

Motion passes: 4/0. 

APPROVAL OF MINUTES 

2. Approval of Minutes 

Recommended Action:  Motion to approve the 05/12/2026 Minutes as presented. 

Motion made by Councilmember Curtiss, Seconded by Councilmember Eisel. 

Voting Yea: Councilmember Gotovac, Councilmember Eisel, Councilmember Carney, 

Councilmember Curtiss. 

Motion passes: 4/0. 

CONSENT CALENDAR 

3. Consent Calendar for May 13, 2026 through May 26, 2026 consisting of: 

Payroll EFT's in the amount of $28,816.19 and Claims Checks #34127 through #34148 and EFT's 

in the amount of $122,093.87 for a Grand Total of $150,910.06. 

Liquor License Renewals: None 

Recommended Action: Move to approve the consent calendar as presented. 

Motion made by Councilmember Carney, Seconded by Councilmember Eisel. With the excusal of 

Councilmember Klamn. 

Voting Yea: Councilmember Gotovac, Councilmember Eisel, Councilmember Carney, 

Councilmember Curtiss. 

Motion passes: 4/0. 

EXECUTIVE SESSION 

None. 
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PRESENTATIONS 

4. Puget Sound Energy presentation by Christine Rompa. 

Presenter was unable to make the meeting to present. 

PUBLIC COMMENTS 

None. 

PUBLIC HEARING 

None. 

PROCLAMATIONS 

None. 

OLD BUSINESS 

None. 

NEW BUSINESS 

5. Amendment to contract PW 06 962 044: 

Approve Mayor to sign amendment of contract PW-06-962-044 with Department of Commerce 

Public Works Board.  Interest only for 2026, final payment to be paid in increments 2027-2031, 

including interest.  

Recommended action: Move to approve the Mayor to sign amendment of contract PW-06-

962-044. 

Motion made by Councilmember Carney, Seconded by Councilmember Curtiss. 

Voting Yea: Councilmember Gotovac, Councilmember Eisel, Councilmember Carney, 

Councilmember Curtiss. 

Motion passes: 4/0. 

6. New agreement with Right Systems. 

Approve the Mayor to sign a new three(3) year contract with Right Systems for MNS/IT services. 

Recommended Action:  Motion to approve the new agreement with Right Systems. 

Motion made by Councilmember Carney, Seconded by Councilmember Curtiss. 

Voting Yea: Councilmember Gotovac, Councilmember Eisel, Councilmember Carney, 

Councilmember Curtiss. 

Motion passes: 4/0. 

7. TRPC grant - Comprehensive Plan project. 

We need approval to apply for a TRPC grant of $310,000 to complete a project on our 

Comprehensive plan.  It is likely we will have to reduce a project to meet the grant amount. 
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  May 26, 2026 

Recommended Action:  Motion to approve applying for a TRPC grant of $310,000. 

Motion made by Councilmember Carney, Seconded by Councilmember Eisel. 

Voting Yea: Councilmember Gotovac, Councilmember Eisel, Councilmember Carney, 

Councilmember Curtiss. 

Motion passes: 4/0. 

RESOLUTIONS 

None. 

ORDINANCES 

8. Ordinance 941:   

An ordinance of the city of Tenino, Washington, amending the Tenino municipal code chapter 

8.09 (fireworks) to align discharge times with Thurston county code. 

Recommended Action: Motion to approve Ordinance 941. 

Due to some discrepancies Councilmember Eisel brought up during the discussion, the 

councilmembers agreed upon tabling the Ordinances 941 & 942 until the next meeting once the 

new information is reviewed by the Mayor and the City attorney. 

9. Ordinance 942: 

An ordinance of the city of Tenino, Washington, amending the Tenino municipal code chapter 

8.09 (fireworks) to align retail sales and purchase times with Thurston county code. 

Recommended Action: Motion to approve Ordinance 942. 

Due to some discrepancies Councilmember Eisel brought up during the discussion, the 

councilmembers agreed upon tabling the Ordinances 941 & 942 until the next meeting once the 

new information is reviewed by the Mayor and the City attorney. 

REPORTS 

10. Outside Agency 

1) Chamber of Commerce - Report from George Sharp, OTD meeting on June 1st @ 1pm at The 

Sandstone Cafe. 

2) Economic Development Council (EDC) 

3) South Thurston Economic Development Initiative (STEDI) 

4) ARCH Commission 5) Experience Olympia & Beyond (VCB) - Stone Arts Festival June 13th. 

5) Timberland Regional Library 

6) South Thurston Fire & EMS - Chief Gray emailed a report in his absence. STF responded to 21 

incidents within the City of Tenino during April.  

Average response time was 5 mins, 33 seconds. One incident required staged response 
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conditions, which impacted the overall response time.  

No major incidents occurred within the city during the month of April. 

Attached is our current heat map of our responses Since January for South Thurston Fire and 

EMS jurisdiction.No update currently available on the station build project; hoping to have more 

information by August. 

Staffing levels remain good with no changes to report. 

On May 14, STFE Fire Commissioners officially named me the permanent Fire Chief for South 

Thurston Fire. I look forward to leading this great agency and continuing to serve our citizens in 

my new role as Fire Chief Current forecasts indicate this year’s wildland fire season may be 

difficult. Lack of rainfall during May has contributed to drying fuel conditions throughout the 

area. 

South Thurston Fire will host vegetation drop-off opportunities in June for residents within our 

response area: 

One location      at the Tilly property 

One location      in the Town of Bucoda 

Additional information on dates and times will be released as it becomes available. 

Two of our three brush trucks have been upgraded with front-mounted water monitors. These 

monitors allow crews to begin fire suppression efforts more quickly during wildland incidents 

without first deploying hose lines on the ground. Our newest Brush truck is now in service and 

will be leaving soon to get it’s front mounted monitor.  

11. 13. Committees/Commissions 

1) Civil Service Commission 

2) Finance Committee - Councilmember Carney reported that we are still working on water and 

sewer rates. Sewer is correct but the water rates are not in line and being looked at further. We 

have a big loan due for the sewer plant and we are looking to push that out. 

3) Planning Commission - Commissioner Ganster reported that they had Public comment for the 

Flood Zone portion of the Comprehensive Plan, no comments were made by the public nor the 

commissioners. The city planner discussed definitions and clarifications with the Flood Zone 

requirements. 

4) Public Safety Committee 

5) Public Works Committee 

12. 14. Staff 

1) Chief of Police - (remove from the report going forward) 

2) Director of Public Works 

3) Code Enforcement/Building Inspector 

4) PARC Specialist 

5) Clerk/Treasurer - C/T Reddick reported we had our final payment for the loan but it is $300K. 

Draft approval for council to approve. $77K plus interest. Will help our cash flow, going to look 
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at Right Systems contract. Saving roughly $13K, asking for approval to apply for grants. Express 

BillPay is up and running and we have over 180 customers signed up for paperless billing & over 

50+ for autopay. Annual reports have been filed. Councilmember Carney had a question on the 

TRPC Grant, "you are just going to take any project on the comp plan"? C/T Reddick says they 

will try to modify or split in half, the grant is $310K want to stay under that so we don't end up 

having to match any funds. 

6) Mayor 

13. 15. Liaisons 

1) Bucoda/Tenino Healthy Action Team (BTHAT) 

2) Solid Waste Advisory Board 

3) TCOMM/911 

4) Tenino School Board 

5) Thurston Regional Planning Council (TRPC) 

6) Transportation Policy Board 

7) Thurston County Commissioner's Office 

8) Legislature 

9) Oregon Trail Days - Councilmember Curtiss reported next meeting is next week, the parade is 

moving along. Administrator Maria Rodriguez stated that she spoke with TCSO about OTD and 

the parade and was confirmed that we would have a dedicated Deputy each day and also 

assistance with the parade. Curtiss stated that they do not have a flagger at this point to run the 

parade route, Rodriguez will bring that up with TCSO as well to see if we can get coverage on 

that.  

PUBLIC COMMENTS 2 

None. 

ANNOUNCEMENTS 

Councilmember Carney asked about the Ordinances being tabled until next meeting. 

ADJOURNMENT 

Councilmember Gotovac as Mayor Pro Tem adjourned the meeting at 7:39pm. 
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File Attachments for Item:

5. In Honor and Recognition of the Tenino Police Department and all who have served therein 1906-

2026.
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CITY OF TENINO 

Washington 

 

 

 

 

OFFICIAL PROCLAMATION 

 

IN HONOR AND RECOGNITION OF THE 

 

TENINO POLICE DEPARTMENT 

 

AND ALL WHO HAVE SERVED THEREIN 

 

1906 – 2026 

 

 

 

WHEREAS, the Tenino Police Department was established approximately one hundred and 

twenty years ago to safeguard the lives, liberty, and property of the citizens of Tenino, 

Washington, and has faithfully served this community across every generation since its founding; 

and 

WHEREAS, the men and women of the Tenino Police Department have, through decades of 

dedicated service, upheld the highest ideals of law enforcement — courage in the face of danger, 

compassion in times of crisis, and integrity in every interaction with the public they were sworn 

to protect; and 

WHEREAS, these officers, both past and present, have made personal sacrifices — of time, 

safety, and comfort — to ensure that the people of Tenino could live, work, and raise families in 

peace and security; and 

WHEREAS, the Tenino Police Department has served through times of great change — 

weathering decades of growth, social transformation, and evolving challenges — adapting always 

with professionalism and a steadfast commitment to this community; and 

WHEREAS, the legacy of the Tenino Police Department is written not merely in reports and 

records, but in the lives protected, the conflicts resolved, the vulnerable defended, and the bonds 

of trust forged between officers and the neighbors they served day after day; and 
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WHEREAS, as the City of Tenino concludes this chapter of its history and transitions to a new 

model of public safety, it is both proper and deeply meaningful to pause and render the honor that 

is so richly deserved to all who wore the badge of the Tenino Police Department; 

 

 

 

NOW, THEREFORE, BE IT PROCLAIMED by the City of Tenino, Washington, that 

the Mayor, City Council, and all the people of this City do hereby: 

 

HONOR and CELEBRATE the one hundred and twenty years of service rendered by the 

Tenino Police Department, recognizing it as a pillar of this community whose contributions have 

shaped the character and safety of our city. 

EXTEND the deepest and most heartfelt gratitude to every officer, dispatcher, and staff 

member who dedicated a portion of their life to this Department — your service was not given in 

vain, and it will not be forgotten. 

ACKNOWLEDGE the families of those who served, whose support and sacrifice made it 

possible for their loved ones to answer the call of duty day after day, often without recognition or 

thanks. 

COMMIT to preserving the memory of the Tenino Police Department as an enduring part 

of this City's history, so that future generations may know the names and deeds of those who came 

before them. 

 

LET IT BE KNOWN to all present and all who shall come after, that the service of the 

Tenino Police Department was honorable, that its officers were faithful, and that 

this City is immeasurably grateful for every year of protection and dedication they 

gave. 

 

IN WITNESS WHEREOF, I have hereunto set my hand and caused this _____ day of ____________, 
2026 

 

_______________________________          _______________________________ 

Mayor, City of Tenino                              City Clerk, City of Tenino 
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_______________________________          _______________________________ 

                              Linda Gotovac, Council                                              Elaine Klamn, Council 

 

 

_______________________________          _______________________________ 

                               Jeff Eisel , Council                                                           Adam Carney, Council 

 

 

_______________________________  
                                                                     Tianne Curtis, Council 

                               

 

 

 

 

 

 

 
City of Tenino, Washington  •  Established 1906 
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File Attachments for Item:

6. Ordinance 941:  An ordinance of the city of Tenino, Washington, amending the Tenino municipal code

chapter 8.09 (fireworks) to align discharge times with Thurston county code.

Recommended Action: Motion to approve Ordinance 941.
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ORDINANCE 941

AN ORDINANCE OF THE CITY OF TENINO, WASHINGTON, AMENDING THE

TENINO MUNICIPAL CODE CHAPTER 8.09 (FIREWORKS) TO ALIGN

DISCHARGE TIMES WITH THURSTON COUNTY CODE

WHEREAS, Chapter 8.09 of the Tenino Municipal Code relating to fireworks was last amended by

Ordinance 905, duly adopted by the Tenino City Council on August 27, 2019; and

WHEREAS, the City of Tenino desires to bring its municipal regulations regarding the discharge of

consumer fireworks into alignment and consistency with the surrounding Thurston County Code; and

WHEREAS,  ensuring  consistency  between  City  and  County  regulations  provides  clarity  for

residents and optimizes law enforcement efficiency, particularly with the Thurston County Sheriff’s Office

providing police services to the City;

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF TENINO,

WASHINGTON,  THAT  THE  FOLLOWING  CHANGES  ARE  MADE  TO  THE  TENINO

MUNICIPAL CODE: 

Section 1. It  is  the intention of  the City Council,  and it  is  hereby ordained,  that  the provisions of  this

Ordinance shall become and be made a part of the Code of Ordinances, City of Tenino, Washington, and the

sections of the code and this ordinance may be renumbered to accomplish that intention. 

Section 2. Section 8.09.040 — Dates and times fireworks may be used and discharged, is hereby replaced in

its entirety by a new Section 8.09.040 to read as follows: 

8.09.040 — Dates and times fireworks may be used and discharged.

Consumer fireworks may be lawfully used and discharged within the city limits only during the

following dates and times: 

July 3: 9:00 a.m. to 11:00 p.m.

July 4: 9:00 a.m. to midnight

Section 3. This Ordinance shall be in full force and effect on May 27, 2026. 

ADOPTED by the City Council of the City of Tenino, Washington, and APPROVED by its Mayor, at a 

regularly scheduled open public meeting thereof this 26th day of May, 2026. 

• 

• 
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David Watterson, Mayor

ATTEST:

Nancy Reddick, City Clerk/Treasurer

APPROVED AS TO FORM AND CONTENT:

Brent Dille, City Attorney
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File Attachments for Item:

8. Development Code Update - Flood Hazard RegulationsThe Planning Commission recommends that 

the City Council approves to forward the proposed amendments to TMC Chapter 5.24, Flood Hazard 

Regulations to Washington State Department of Commerce for 60 day notice to adopt.

Recommended Action: Motion to approve moving the proposed amendments to TMC Chapter 5.24, 

Flood Hazard Regulations to Washington State Department of Commerce for 60 day notice to adopt.
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108 N Washington, Suite 300  Spokane, WA 99201  Office 509.835.3770  Fax 360.352.1509  scjalliance.com 

City of Tenino Planning Commission 

Public Hearing 

Flood Hazard Regulation Update 

 

To: Dave Watterson, City of Tenino Mayor 
City of Tenino Planning Commission 

From: SCJ Alliance 

Date: May 13, 2026 

Project: City of Tenino Periodic Development Code Update 

Subject: Flood Hazard Regulation Update  

Purpose 

The Planning Commission is asked to hold a public hearing on the proposed amendments to Tenino Municipal 

Code (TMC) Chapter 5.24, Flood Hazard Regulations, and provide a recommendation to City Council regarding 

adoption. The proposed amendments are intended to maintain consistency with the National Flood Insurance 

Program (NFIP), incorporate Washington State Department of Ecology review comments, and update the City’s 

floodplain management regulations to reflect current federal and state requirements. 

1 Background 

The City of Tenino currently regulates flood hazard areas through TMC Chapter 5.24. Flood hazard regulations are 

intended to: 

 Reduce risks to public health, safety, and property by establishing standards for development in special 

flood hazard areas.  

 Support the City’s continued participation in the NFIP, which makes federally backed flood insurance 

available to eligible property owners within the community. 

The existing chapter includes findings, purpose statements, definitions, permit requirements, variance 

procedures, general standards, specific construction standards, and floodway provisions. The proposed 

amendments retain the overall structure of Chapter 5.24 while updating required language, clarifying 

administration, and adding provisions consistent with Ecology’s model ordinance guidance and federal floodplain 

management criteria in Title 44 of the Code of Federal Regulations. 

Ecology reviewed the City’s flood hazard regulations and provided edits identifying mandatory, recommended, 

and clarifying updates. The draft ordinance responds to those comments by adding or revising definitions, permit 
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review criteria, records retention requirements, watercourse alteration procedures, construction standards, and 

floodway standards.  

2 Summary of Proposed Amendments 

The proposed amendments generally address the following areas: 

 Update definitions to align with federal floodplain management terminology, including definitions for 

alteration of watercourse, area of special flood hazard, base flood elevation, floodplain administrator, flood 

proofing, functionally dependent use, highest adjacent grade, historic structure, mean sea level, new 

construction, and start of construction. 

 Adopt by reference the current Flood Insurance Study for Thurston County, Washington and incorporated 

areas, dated October 19, 2023, together with the applicable Flood Insurance Rate Maps dated June 19, 

2020, and any subsequent revisions. 

 Clarify that a floodplain development permit is required before construction or development begins within 

any area of special flood hazard. 

 Add application requirements for floodplain development permits, including elevation information, flood 

proofing certifications, watercourse alteration information, floodway analysis, and other information 

reasonably required by the Floodplain Administrator. 

 Designate a Floodplain Administrator and clarify the duties of that official, including permit review, use of 

other base flood data, recordkeeping, watercourse alteration notifications, and interpretation of flood map 

boundaries. 

 Update general standards for anchoring, construction materials and methods, utilities, subdivision and new 

development review, and storage of materials and equipment in special flood hazard areas. 

 Update residential and nonresidential construction standards, including elevation, flood proofing, 

enclosure, mechanical equipment, and utility protection requirements. 

 Retain and clarify provisions for manufactured homes, recreational vehicles, critical facilities, fill, clearing 

and grading, hazardous materials, accessory structures, and floodway development. 

 Add standards for AE and A1-30 zones where base flood elevations are available, but no regulatory floodway 

has been designated. 

 Add or clarify severability, variance records, appeals, and other administrative provisions needed for 

implementation and enforceability. 
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3 Key Policy and Implementation Considerations 

The amendments are primarily technical and compliance oriented. They are not intended to create a new local 

floodplain management program, but rather to update the City’s existing regulations so they continue to meet 

NFIP minimum requirements and provide clearer direction to applicants, staff, and decision makers. 

 Before City Council adoption, staff should confirm the following local implementation details in the 

ordinance: 

 The job title of the City official who will serve as the Floodplain Administrator. 

 The City address or office location where the adopted Flood Insurance Study and Flood Insurance Rate Maps 

will be kept on file for public inspection. 

 Whether livestock sanctuary language should be retained based on whether livestock uses are allowed 

within the City and whether the provision is necessary for local implementation. 

 Internal consistency of section numbering after final edits are incorporated into the adopting ordinance. 

4 Staff Analysis 

Staff find that the proposed amendments are appropriate for Planning Commission consideration and are 

consistent with the purpose of local flood hazard regulation. The amendments strengthen the City’s ability to 

administer floodplain development review, reduce flood-related risks, and maintain compliance with federal and 

state floodplain management expectations. 

The proposed amendments: 

 Support public health, safety, and welfare by reducing exposure to flood damage and clarifying 

development standards in special flood hazard areas. 

 Maintain consistency with the NFIP by incorporating required terminology, permit review procedures, 

recordkeeping, variance criteria, and floodway standards. 

 Improve local administration by clarifying the role and duties of the Floodplain Administrator and identifying 

application materials needed for review. 

 Provide clearer standards for residential, nonresidential, manufactured home, recreational vehicle, critical 

facility, fill, accessory structure, and floodway development. 

 Support implementation of the City’s broader periodic update work by ensuring flood hazard regulations 

remain current, enforceable, and aligned with applicable state and federal requirements. 

Staff does not anticipate that the amendments will substantially change the City’s policy direction for flood hazard 

management. Instead, the amendments update the existing chapter to reflect current regulatory language and 

improve procedural clarity for future permit review. 
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5 Staff Recommendation 

Staff recommend that the Planning Commission hold the public hearing and forward a recommendation of 

approval to City Council for adoption of the proposed amendments to TMC Chapter 5.24, Flood Hazard 

Regulations, subject to final review for local placeholders, section numbering, and any modifications the 

Commission or City Council deems necessary following the public hearing. 

Recommended motion: I move that the Planning Commission recommend approval of the proposed 

amendments to Tenino Municipal Code Chapter 5.24, Flood Hazard Regulations, and forward the amendments to 

City Council for adoption, subject to final review for local placeholders, section numbering, and any minor 

corrections necessary to prepare the ordinance for City Council consideration. 

6 Next Steps  

 Planning Commission forwards a recommendation to City Council. 

 Staff finalizes the draft for final adoption. 

 City Council considers adoption of the ordinance. 

 Following adoption, the City maintains the adopted Flood Insurance Study and Flood Insurance Rate 

Maps on file and administers the updated regulations through the floodplain development permit 

process. 

Conclusion  

The proposed Flood Hazard Regulation amendments provide an important update to Tenino’s existing floodplain 

management regulations. The amendments respond to Ecology review comments, incorporate required federal 

floodplain management language, and improve clarity for applicants and staff administering development review 

within special flood hazard areas. 

Staff conclude that the proposed amendments are consistent with the City’s responsibility to protect public 

health, safety, and welfare; support continued NFIP participation; and maintain clear, enforceable development 

standards for flood hazard areas. Staff recommend that the Planning Commission forward the draft amendments 

to City Council with a recommendation of approval, with any adjustments the Commission deems appropriate 

following the public hearing. 

Attachments include the draft TMC Chapter 5.24 Flood Hazard Regulations amendments and the Washington 

State Department of Ecology review comments. 

Attachments 

1. Tenino_FLOOD_HAZARD_REGULATIONS_5.7.26 
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CHAPTER 5.24. - FLOOD HAZARD REGULATIONS 

ARTICLE I. - FINDINGS OF FACT AND PURPOSE  

5.24.010. - Findings.  

A.  The flood hazard areas of the City of Tenino are subject to periodic inundation which may result in 
loss of life and property, health and safety hazards, disruption of commerce and governmental 
services, extraordinary public expenditures for flood protection and relief, and impairment of the tax 
base, all of which adversely affect the public health, safety and general welfare.  

B.  These flood losses are caused by the cumulative effects of obstructions in areas of special flood 
hazards which increase flood heights and velocities, and when inadequately anchored, damage uses 
in other areas. Uses that are inadequately flood proofed, elevated or otherwise protected also 
contribute to flood loss.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.020. - Purpose.  

See TMC 18D.70.010.  

A.  It is further the purpose of these regulations to comply with the requirements of the National Flood 
Insurance Program by adoption of floodplain management regulations consistent with federal 
criteria, as set forth in Title 44 CFR, Subchapter B - Insurance and Hazard Mitigation.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.030. - Methods of reducing flood losses.  

In order to accomplish the foregoing purposes, the following methods shall be employed pursuant to 
authority of this chapter in reducing flood losses:  

A.  Restricting or prohibiting uses which are dangerous to health, safety and property due to water 
or erosion hazards, or which result in increases in erosion or flood heights or velocities;  

B.  Requiring that uses vulnerable to floods, including facilities which serve such uses, be protected 
against flood damage at the time of initial construction or substantial improvement;  

C.  Controlling the alteration of natural floodplains, stream channels and natural protective barriers 
which help accommodate the storage or channeling of floodwaters;  

D.  Controlling the filling, grading and other development which may increase flood damage;  

E.  Preventing or regulating the construction of flood barriers which will unnaturally divert floodwaters 
or which may increase flood hazards in other areas; and  

F.  Such other measures as are deemed necessary and appropriate in light of any special 
vulnerability to flood damage of a specific site due to location or natural features.  

(Ord. No. 861, § 6, 8-9-2016) 

ARTICLE II. - DEFINITIONS  

5.24.040. - Definitions.  
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Unless specifically defined in this section, words or phrases used in this chapter shall be interpreted 
to have the meaning they have in common usage and to give this chapter its most reasonable application 
to effectuate its purposes. The following words and phrases shall for purposes of this chapter have the 
following meanings:  

Alteration of watercourse means any action that will change the location of the channel occupied by 

water within the banks of any portion of a riverine waterbody. 

Appeal means a request for a review of the building official's interpretation of this chapter, or review 

by superior court of a decision of city council.  

Area of shallow flooding means a designated AO or AH zone on the flood insurance rate map 

(FIRM). The base flood depths range from one to three feet; a clearly defined channel does not exist; the 
path of flooding is unpredictable and indeterminate; and velocity flow may be evident. AO is characterized 
as sheet flow, and AH indicates ponding.  

Area of special flood hazard means the land in the floodplain within a community subject to a 1 

percent or greater chance of flooding in any given year. It is shown on the Flood Insurance Rate Map 
(FIRM) as zone A, AO, AH, A1-30, AE, A99, AR (V, VO, V1-30, VE). “Special flood hazard area” is 
synonymous in meaning with the phrase “area of special flood hazard”.land in the floodplain within a 
community subject to a one percent or greater chance of flooding in any given year. Designation on maps 
always includes the letters "A" or "V."  

Base flood means the flood having a one percent chance of being equaled or exceeded in any given 

year, and may be used interchangeably with the term "100-year flood."  

Base flood elevation (BFE) means the elevation to which floodwater is anticipated to rise during the 

base flood. 

Basement means any area of the building having its floor sub grade (below ground level) on all 

sides.  

Critical facility means facilities for which even a slight chance of flooding might be too great. Critical 
facilities include, but are not limited to, schools, nursing homes, hospitals, police, fire and emergency 
response installations, and installations which produce, use or store hazardous materials or hazardous 
waste.  

Development means any manmade changes to improved or unimproved real estate, including but 

not limited to buildings or other structures, mining, dredging, filling, grading, paving, excavation or drilling 
operations, or storage of equipment or materials located within an area of special flood hazard.  

Fill means any natural or processed earthen material of any nature whatsoever, including, but not 

limited to, soil, gravel, crushed rock, concrete, and asphalt imported to a lot, tract or parcel, other than 
those materials that are directly incorporated into a building or structure. For purposes of construction of 
railroad track, "fill" shall not include such ballast as may be required by state or federal regulations to 
provide for the stability of the track, not exceeding 16 inches in depth. For purposes of road, driveway, 
sidewalk or approved parking area construction, "fill" shall include materials used to construct to sub 
grade, including gravel or rock, but shall not include above-grade concrete, asphalt, gravel or other 
paving material, if any, not exceeding four inches in total thickness; and further provided, for purposes of 
public streets, "fill" shall not include materials used to construct to six inches of sub grade to create a 
roadway crown, where deemed necessary or appropriate by the city engineer.  

Flood or flooding means a general and temporary condition of partial or complete inundation of 

normally dry land areas from:  

1.  The overflow of inland or tidal waters; and/or  

2.  The unusual and rapid accumulation of runoff of surface waters from any source.  

3.     Mudslides (i.e., mudflows) which are proximately caused by flooding as defined in paragraph 
(1)(b) of this definition and are akin to a river of liquid and flowing mud on the surfaces of normally 
dry land areas, as when earth is carried by a current of water and deposited along the path of the 
current. 
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4.     The collapse or subsidence of land along the shore of a lake or other body of water    as a result 
of erosion or undermining caused by waves or currents of water exceeding anticipated cyclical 
levels or suddenly caused by an unusually high water level in a natural body of water, 
accompanied by a severe storm, or by an unanticipated force of nature, such as flash flood or an 
abnormal tidal surge, or by some similarly unusual and unforeseeable event which results in 
flooding as defined in paragraph (1) of this definition. 

Flood insurance rate map (FIRM) means the official map on which the Federal Insurance 

Administration has delineated both the areas of special flood hazards and the risk premium zones 
applicable to the community.  

Flood insurance study means the official report provided by the Federal Insurance Administration 

that includes flood profiles, the flood boundary-floodway map, and the water surface elevation of the base 
flood.  

Floodplain means a land area adjoining a river, stream, watercourse or lake, which is likely to be 

flooded.  

Floodplain administrator means the community official designated by title to administer and enforce 

the floodplain management regulations. 

Flood proofing means any combination of structural and nonstructural additions, changes or 

adjustments to structures which reduce or eliminate flood damage to real estate or improved real 
property, water and sanitary facilities, structures and their contents. Flood proofed structures are those 
that have the structural integrity and design to be impervious to floodwater below the Base Flood 
Elevation. 

Floodway means the channel of a river or other watercourse and the adjacent land area that must be 

reserved in order to discharge the base flood without cumulatively increasing the water surface elevation 
more than one foot. Also referred to as "Regulatory Floodway." 

Flood barrier means any manmade obstruction which serves to prevent, hinder, restrict, bar or alter 
the passage of flood waters through usual and normal conveyance channels, other than any structure 
specifically approved as part of a flood control project, which has more than a purely localized effect on 
conveyance.  

For purposes of this chapter, lowest floor means the lowest floor of the lowest enclosed area 

(including basement). An unfinished or flood-resistant enclosure, usable solely for parking of vehicles, 
building access or storage, in an area other than a basement area, is not considered a building's lowest 
floor; provided, that such enclosure is not built so as to render the structure in violation of the applicable 
non-elevation design requirements of this chapter. Functionally dependent use means use which cannot 

perform its intended purpose unless it is located or carried out in close proximity to water. The term 
includes only docking facilities, port facilities that are necessary for the loading and unloading of cargo or 
passengers, and ship building and ship repair facilities, and does not include long-term storage or related 
manufacturing facilities. 

 

Highest adjacent grade means the highest natural elevation of the ground surface prior to 

construction next to the proposed walls of a structure. 

Historic structure means any structure that is: 

1) Listed individually in the National Register of Historic Places (a listing maintained by the Department of 

Interior) or preliminarily determined by the Secretary of the Interior as meeting the requirements for 

individual listing on the National Register; 

2) Certified or preliminarily determined by the Secretary of the Interior as contributing to the historical 

significance of a registered historic district or a district preliminarily determined by the Secretary to 

qualify as a registered historic district; 

3) Individually listed on a state inventory of historic places in states with historic preservation programs 

Commented [RA(5]: Mandatory per 44 CFR 59.1  

Commented [RA(6]: Additional language mandatory 
per 44 CFR 59.1 

Commented [RA(7]: Mandatory per 44 CFR 59.1  

Commented [RA(8]: Mandatory per 44 CFR 59.1  

Formatted: Font: (Default) Arial, 10 pt

25

8.



which have been approved by the Secretary of Interior; or 

4) Individually listed on a local inventory of historic places in communities with historic preservation 

programs that have been certified either: 

a) By an approved state program as determined by the Secretary of the Interior, or  

b) Directly by the Secretary of the Interior in states without approved programs. 

For purposes of this chapter, lowest floor means the lowest floor of the lowest enclosed area 
(including basement). An unfinished or flood-resistant enclosure, usable solely for parking of vehicles, 
building access or storage, in an area other than a basement area, is not considered a building's lowest 
floor; provided, that such enclosure is not built so as to render the structure in violation of the applicable 
non-elevation design requirements of this chapter.  

 

Manufactured home means a single-family dwelling built in accordance with the Department of 
Housing and Urban Development Manufactured Home Construction and Safety Standards Act, which is a 
national, preemptive building code. For purposes of this chapter, the term "manufactured home" shall also 
include a mobile home, which is defined as a factory-built dwelling built prior to June 15, 1976, to 
standards other than the HUD code, and acceptable under applicable state codes in effect at the time of 
construction or introduction of the home into the state. For purposes of this chapter, and other 
ordinances, statutes or administrative regulations relating to floodplain management, the term also 
includes park trailers, travel trailers and other similar vehicles placed on a site for more than 180 
consecutive days.  

Manufactured home park means a parcel (or contiguous parcels) of land divided into two or more 

lots for sale or rent for the placement of manufactured homes.  

Market value means the value a structure would bring on the open market upon reasonable 
exposure to sale, excluding the value of the land itself, as determined by the building official. In no event, 
however, shall such value be less than the assessed value for tax purposes as determined by the King 
County assessor.  

Mean sea level means for purposes of the National Flood Insurance Program, the vertical datum to 

which Base Flood Elevations shown on a community's Flood Insurance Rate Map are referenced. 

New construction means structures for which the start of construction commenced on or after June 
25, 1984, and includes any subsequent improvements to such structures. For floodplain management 
purposes, “new construction” means structures for which the "start of construction" commenced on or 
after the effective date of a floodplain management regulation adopted by a community and includes any 
subsequent improvements to such structures. 

Person includes any individual, or group of individuals, corporation, partnership, association, or other 

entity, including state and local governments and agencies.  

Recreational vehicle means a vehicle:  

1.  Built on a single chassis;  

2.  Four hundred square feet or less when measured at the largest horizontal projection;  

3.  Designed to be self-propelled or permanently tow able by a light duty truck; and  

4.  Designed primarily not for use as a permanent dwelling but as temporary living quarters for 
recreational, camping, travel or seasonal use.  

Start of construction includes substantial improvement, and means the date the building permit was 

issued; provided, the actual start of construction, repair, reconstruction, placement or other improvement 
was within 180 days of the permit issuance date. The actual start of construction means either the first 
placement of permanent construction of a structure on a site, such as the pouring of slab or footings, the 
installation of piles, the construction of columns, or any work beyond the stage of excavation, and 
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includes the placement of a manufactured home upon a foundation. Permanent construction does not 
include land preparation, such as clearing, grading and filling; nor does it include the installation of streets 
or walkways; nor does it include the installation on the property of accessory buildings such as garages or 
sheds not occupied as dwelling units or not part of the main structure. For a substantial improvement, the 
actual start of construction means the first alteration of any wall, ceiling, floor, or other structural part of a 
building, whether or not that alteration affects the external dimensions of the building. 

Structure means a walled and roofed building or manufactured home, including a gas or liquid 

storage tank, which is principally above ground, as well as a manufactured home.  

Substantial damage means damage of any origin sustained by a structure whereby the cost of 

restoring the structure to it's before damaged condition would equal or exceed 50 percent of the market 
value of the structure before the damage occurred.  

Substantial improvement.  

1.  "Substantial improvement" means any repair, reconstruction, or improvement of a structure, the 
cost of which equals or exceeds 50 percent of the market value of the structure:  

a.  Before the improvement or repair is started; or  

b.  If the structure has been damaged and is being restored, before the damage occurred; for 
purposes of this definition, "substantial improvement" is deemed to occur when the first 
alteration affects the external dimensions of the structure.  

2.  The term does not include either:  

a.  Any project for improvement of a structure to correct existing violations of state or local 
health, sanitary or safety code specifications which have been identified by the local code 
enforcement official and are the minimum necessary to assure safe living conditions; or  

b.  Any alteration of a structure listed on the National Register of Historic Places or a comparable 
state inventory of historic places.  

Variance means a grant of relief from the requirements of this chapter which permits construction in 

a manner that would otherwise be prohibited.  

(Ord. No. 861, § 6, 8-9-2016) 

ARTICLE III. - GENERAL PROVISIONS  

5.24.050. - Lands to which chapter applies.  

A.  This chapter shall apply to all areas of special flood hazard within the corporate limits of the city.  

B.   The special flood hazard areas identified by the Federal Insurance Administrator in a scientific and 
engineering report entitled “The Flood Insurance Study (FIS) for THURSTON COUNTY,  
WASHINGTON AND INCORPORATED AREAS” dated October 19, 2023, and any revisions thereto, 
with accompanying Flood Insurance Rate Maps (FIRMs) dated June 19, 2020, and any revisions 
thereto, are hereby adopted by reference and declared to be a part of this ordinance. The FIS and the 
FIRM are on file at {community address}.Tenino City Hall  

The best available information for flood hazard area identification as outlined in Section 5.24.120(B) 
shall be the basis for regulation until a new FIRM is issued that incorporates data utilized under Section 
5.24.120(B)The areas of special flood hazard identified by the Federal Insurance Administration in the 
most recently adopted flood insurance study for the city, together with the most recent accompanying 
flood maps as the same now exist or may be hereafter amended, supplemented or revised by the 
Federal Insurance Administration, are hereby adopted by reference and declared to be a part of this 
chapter. Copies of the flood insurance study and flood maps shall be maintained on file at City Hall 
and be available for public inspection during normal business hours.  
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(Ord. No. 861, § 6, 8-9-2016) 

5.24.060. - Compliance required—Penalties.  

A.  No structure or land shall hereafter be located, extended, converted, or altered without full compliance 
with the terms of this chapter and other applicable regulations.  

B.  Violation of the provisions of this chapter by failure to comply with any of its requirements (including 
violations of conditions and safeguards established by the building official pursuant to the authority of 
this chapter) after notice of violation and order to comply issued by the building official shall constitute 
a civil infraction. Any person who violates the provisions of this chapter or fails to comply with any of 
its requirements shall be subject to a cumulative civil penalty of $500.00 per day from the date set for 
compliance in the order to comply until such violation is corrected, or compliance with such order 
occurs. The penalty provided shall be collected by civil action in Tenino Municipal Court.  

C.  Nothing contained herein shall be construed to prevent the building official from taking such other 
lawful action as is necessary to prevent or remedy any violation, and all violations shall also be subject 
to abatement as a public nuisance pursuant to Chapter 8.08 TMC, including removal of unlawful 
structures, fill or flood barriers, at the owner's expense.  

D.  In any action to collect a civil penalty, the defendant may show that the violation giving rise to such 
action was caused by the willful act or neglect of another, or that correction of such violation was 
commenced promptly upon receipt of notice thereof but that full compliance within the time specified 
was prevented by inability to obtain necessary materials or labor, or other circumstances or conditions 
beyond the defendant's control, and upon such showing the court may abate all or part of the penalty 
accumulated as justice may require.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.070. - Abrogation and greater restrictions.  

This chapter is not intended to repeal, abrogate or impair any existing easements, covenants, or 
deed restrictions. However, where the provisions of this chapter and any other ordinance, easement, 
covenant, or deed provision conflict or overlap, whichever imposes the more stringent restrictions shall 
prevail.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.080. - Interpretation.  

A.  This chapter shall be strictly interpreted to effectuate its purposes, and where doubt exists as to the 
meaning of any word or phrase herein, such word or phrase shall be construed in the most restrictive 
manner in favor of preservation of flood storage and conveyance consistent with the constitutional 
rights of the owners of property affected hereby, and further provided, the definitions and substantive 
provisions of Title 44 CFR, Subchapter B - Insurance and Hazard Mitigation may be consulted as an 
aid to interpretation of these regulations.  

B.  All provisions of this chapter shall be considered as minimum requirements, and shall be deemed 
neither to limit nor repeal any other powers granted under state statutes.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.090. - Warning and disclaimer of liability.  
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The degree of flood protection required by this chapter is deemed reasonable for the regulatory 
purposes for which it is enacted, and this chapter is based upon scientific and engineering considerations. 
Larger floods than those contemplated by this chapter may occur from time to time, and flood heights 
may be increased by manmade or natural causes. Nothing contained herein shall be construed to assure 
or warrant that areas outside those identified as area of special flood hazard or uses permitted within 
such areas will be free from flooding or flood damages. This chapter shall not create any liability on the 
part of the city of Tenino, any officer or employee thereof, or the Federal Insurance Administration, for any 
damages that result from reliance on this chapter or any administrative decisions lawfully made 
hereunder.  

(Ord. No. 861, § 6, 8-9-2016)  

 

5.24.095. – Severability 

This ordinance and the various parts thereof are hereby declared to be severable. Should any 
Section of this ordinance be declared by the courts to be unconstitutional or invalid, such decision shall 
not affect the validity of the ordinance as a whole, or any portion thereof other than the Section so 
declared to be unconstitutional or invalid. 

 

ARTICLE IV. - ADMINISTRATION  

5.24.100. - Building official to administer.  

The building official of the city shall administer and implement the provisions of this chapter, and 
shall have the authority to grant or deny flood improvement permits in accordance with its provisions.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.110. - Development permit required.  

A development permit shall be obtained before construction or development begins within any area 
of special flood hazard established in Section 5.24.050(B). The permit shall be for all structures including 
manufactured homes, as set forth in the “Definitions,” and for all development including fill and other 
activities, also as set forth in the “Definitions.” 

See TMC 18D.70  

(Ord. No. 861, § 6, 8-9-2016)  

 

5.24.XXX.112 -  Application for Development Permit 

Application for a development permit shall be made on forms furnished by the Floodplain 
Administrator and may include, but not be limited to, plans in duplicate drawn to scale showing the nature, 
location, dimensions, and elevations of the area in question; existing or proposed structures, fill, storage 
of materials, drainage facilities, and the location of the foregoing. Specifically, the following information is 
required: 
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A.    Elevation in relation to mean sea level, of the lowest floor (including basement) of all structures 
recorded on a current elevation certificate with Section B completed by the Floodplain 
Administrator. 

B.    Elevation in relation to mean sea level to which any structure has been flood proofed; 

C.   Where a structure is to be flood proofed, certification by a registered professional engineer or 
architect that the flood proofing methods for any nonresidential structure meet flood proofing 
criteria in 5.24.160(B); 

D.   Description of the extent to which a watercourse will be altered or relocated as a result of proposed 
development; 

 

E.  Where development is proposed in a floodway, an engineering analysis indicating no rise of the 
Base Flood Elevation; and 

 

F.  Any other such information that may be reasonably required by the Floodplain Administrator in 
order to review the application. 

 

5.24.XXX115 - Designation of the Floodplain Administrator 

The {job title of the appropriate administrative official} is hereby appointed to administer, implement, and 
enforce this ordinance by granting or denying development permits in accordance with its provisions. The 
Floodplain Administrator may delegate authority to implement these provisions. 

5.24.120. - Duties of the building official.  

Duties of the building official shall include but not be limited to the following:  

A.  Permit review. Review all development permits to determine that: 

1.    The permit requirements of this ordinance have been satisfied; 

2.    All other required state and federal permits have been obtained; 

3.   The site is reasonably safe from flooding;  

4.   The proposed development is not located in the floodway. If located in the floodway, assure the     
   encroachment provisions of TMC 5.24.170(A) are met. 

5.   Notify FEMA when annexations occur in the Special Flood Hazard Area. 

6.   It shall be the responsibility of the applicant to identify all federal, state or local agencies whose 
prior approval is required, and all risk of loss or damage for the failure to do so shall be borne 
solely by the applicant. 

The building official shall review all applications for flood improvement permits, for compliance 
with the requirements of this chapter, determine that all necessary permits have been obtained 
from those federal, state or local governmental agencies from which prior approval is required, 
determine if the proposed action will occur in the floodway, and if so, determine that all special 
provisions relating to actions in the floodway have been met, provided, it shall be the responsibility 
of the applicant to identify all federal, state or local agencies whose prior approval is required, 
and all risk of loss or damage for the failure to do so shall be borne solely by the applicant.  

B.  Use of other base flood data. When base flood elevation data has not been provided in 

accordance with TMC 5.24.050(B), the building official shall obtain, review and reasonably utilize 
any base flood elevation and floodway data available from a federal, state or other source, in 
order to administer the provisions of TMC 5.24.160, Specific Standards, and TMC 5.24.170, 
Floodways.  
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C.  Maintenance of information. The building official shall obtain, record, and maintain for public 

inspection the following information:  

1.  The actual (as-built) elevation in relation to mean sea level of the lowest floor (including 
basement) of all new or substantially improved structures, and whether or not the structure 
contains a basement; and  

2.  For all new or substantially improved flood proofed structures, verify and record the actual 
elevation in relation to mean sea level, and maintain the flood proofing certifications required 
by this chapter.  

3. Certification required by 5.24.170(A). 

4. Records of all variance actions, including justification for their issuance. 

5. Improvement and damage calculations. 

6. Maintain for public inspection all records pertaining to the provisions of this ordinance. 

D.  Alteration of watercourses. See TMC 18D.70.040.D.  

 Whenever a watercourse is to be altered or relocated: 

 1. Notify adjacent communities and the Department of Ecology prior to such alteration or 
relocation of a watercourse, and submit evidence of such notification to the Federal Insurance 
Administrator through appropriate notification means, and  

 2. Assure that the flood carrying capacity of the altered or relocated portion of said 
watercourse is maintained. 

E.  Interpretation of FIRM boundaries. The building official shall make interpretations where needed 
as to the exact location of the boundaries of the areas of special flood hazards, for example, 
where there appears to be a conflict between a mapped area and actual field conditions. The 
person contesting the location of the boundary shall be given a reasonable opportunity to appeal 
the interpretation. Such appeals shall be granted when consistent with the standards of Section 
60.6 of the Rules and Regulations of the National Flood Insurance Program (44 CFR 59-76) as 
the same now exist or may hereafter be amended.  

F.  1.  Whenever necessary to make an inspection to enforce any of the provisions of this chapter, 
or whenever the building official or his designee has reasonable cause to believe that there 
exists in any building or upon any lands any condition or violation of this chapter, the building 
official or his designee may enter such building or lands at all reasonable times to inspect 
the same or to perform any duty imposed on the building official by this chapter, provided, 
that if such building or lands be occupied, he shall first identify himself and request entry; 
and if such building or lands is unoccupied, he shall first make a reasonable effort to locate 
the owner or person having control of the building or lands and request entry. If such entry 
is refused, the building official or his designee shall have recourse to every remedy provided 
by law to secure entry.  

2.  No owner or occupant or any other person having charge, care or control of any building or 
lands shall fail or neglect, after proper request, to promptly permit entry by the building official 
for the purposes authorized above.  

(Ord. No. 861, § 6, 8-9-2016)  

G. Review of Building Permits. Where elevation data is not available, either through the FIS, FIRM, 

or from another authoritative source TMC 5.24.120(B), applications for floodplain development 
shall be reviewed to assure that proposed construction will be reasonably safe from flooding. The 
test of reasonableness is a local judgment and includes use of historical data, high water marks, 
photographs of past flooding, etc., where available. 
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 (Failure to elevate habitable buildings at least two feet above the highest adjacent grade in these 
zones may result in higher insurance rates.) 

H.  Changes to Special Flood Hazard Area.  

1.  If a project will alter the BFE or boundaries of the SFHA, then the project proponent shall 
provide the community with engineering documentation and analysis regarding the proposed 
change. If the change to the BFE or boundaries of the SFHA would normally require a Letter 
of Map Change, then the project proponent shall initiate, and receive approval of, a 
Conditional Letter of Map Revision (CLOMR) prior to approval of the development permit. 
The project shall be constructed in a manner consistent with the approved CLOMR. 

2. If a CLOMR application is made, then the project proponent shall also supply the full CLOMR 
documentation package to the Floodplain Administrator to be attached to the floodplain 
development permit, including all required property owner notifications.

5.24.130. - Variances.  

A.  The city council of the city shall hear and decide requests for variances from the requirements of this 
chapter.  

B.  In passing upon such applications, the city council shall consider all technical evaluations, relevant 
factors, standards specified in other sections of this chapter, and the following:  

1.  The danger that materials may be swept onto other lands to the injury of others;  

2.  The danger to life and property due to flooding or erosion damage;  

3.  The susceptibility of the proposed facility and its contents to flood damage and the effect of such 
damage on the individual owner;  

4.  The importance of the services provided by the proposed facility to the community;  

5.  The necessity to the facility of a waterfront location, if applicable;  

6.  The availability of alternative locations for the proposed use which are not subject to flooding or 
erosion;  

7.  The compatibility of the proposed use with existing and anticipated development;  

8.  The relationship of the proposed use to the comprehensive plan and floodplain management 
program for that area;  

9.  The safety of access to the property in times of flood for ordinary and emergency vehicles;  

10.  The expected heights, velocities, duration, rate of rise and sediment transport of the floodwaters 
and the effects of wave action, if applicable, expected at the site; and  

11.  The costs of providing governmental services during and after flood conditions, including 
maintenance and repair of public utilities and facilities such as sewer, gas, electrical and water 
systems, and streets and bridges.  

C.  Upon consideration of the factors specified in the foregoing paragraph, the city council may approve, 
approve with conditions such as it deems necessary to further the purposes of this chapter, or deny 
the request.  

D.  The director of development services shall maintain records of all appeal actions and report any 
variances to the Federal Insurance Administration upon request.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.140. - Conditions for variances.  
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A.  Variances from the strict application of this chapter may be granted only upon full consideration of the 
matters set forth in TMC 5.24.130(D). No variances may be granted from the requirements of TMC 
5.24.160(A) or TMC 5.24.170(B).  

B.  Variances may be issued for the reconstruction, rehabilitation or restoration of structures listed on the 
National Register of Historic Places or a comparable state inventory of historic places, without regard 
for the procedures set forth in this section.  

C.  Variances shall not be issued within a designated floodway if any increase in flood levels during the 
base flood discharge would result.  

D.  Variances shall only be issued upon a determination that the variance is the minimum necessary, 
considering the flood hazard, to afford relief.  

E.  Variance requests shall be denied unless the city council finds on the basis of clear and convincing 
evidence that:  

1.  A showing of good and sufficient cause has been made;  

2.  Failure to grant the variance would result in exceptional hardship to the applicant; and  

3.  Granting of a variance will not result in increased flood heights, additional threats to public safety, 
extraordinary public expense or nuisance, or conflict with any other existing local laws or 
ordinances.  

F.  Variances may be issued for nonresidential buildings in very limited circumstances to allow a lesser 
degree of floodproofing than watertight or dry-floodproofing, where it can be determined that such 
action will have low damage potential, complies with all variance criteria except subsection (A) of this 
section, and otherwise complies with the provisions regarding anchoring and construction materials 
and methods below.  

G.  Any applicant to whom a variance is granted shall be given a written notice that the structure will be 
permitted to be built with a lowest floor elevation below the base flood elevation, and that the cost of 
flood insurance will be commensurate with the increased risk resulting therefrom. All risk of damage 
or loss not covered by flood insurance occurring as a result of such variance permitting a reduction in 
the required elevation for the lowest floor shall be borne solely by the applicant.  

(Ord. No. 861, § 6, 8-9-2016) 

ARTICLE V. - FLOOD HAZARD REDUCTION  

5.24.150. - General standards.  

A.  Finished grade after construction.  

1.  After construction or other development, but prior to final building inspection, certificate of 
occupancy or other final approval, the applicant shall obtain and furnish to the city a topographic 
survey, prepared by a licensed surveyor or engineer, with sufficient scale and contour to interval 
to adequately assess variation in ground surface and determine the average grade after 
construction or development, unless the requirement for a topographic survey was waived at the 
time of application.  

2.  The average finished grade of all lots, tracts or parcels after construction of a building or other 
development, excluding the area occupied by the above-grade building or other development, 
shall be no greater than the average grade of the lot prior to construction or development. After 
construction or other development but prior to final building inspection, the applicant shall furnish, 
together with the topographic survey, the written certification of the licensed surveyor or engineer 
preparing the topographic survey that the finished grade meets the requirement of this subsection. 
No building or other development shall be occupied or used if the requirements of this section are 
not met.  
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3.  Any earth material that must be removed from a site in order to comply with the requirements of 
this chapter shall be transported to an approved disposal site at the applicant's or property owner's 
sole expense, and evidence of such disposal shall be furnished to the building official.  

B.  Anchoring.  

1.  All new construction and substantial improvements shall be anchored so as to prevent flotation, 
collapse or lateral movement of the structure resulting from hydrodynamic and hydrostatic loads 
including the effects of buoyancy, pursuant to a design prepared by a registered professional 
engineer or architect licensed by the State of Washington.  

2.  All manufactured homes shall be anchored to prevent flotation, collapsecollapse, or lateral 
movement, pursuant to a design prepared by a registered professional engineer or architect, 
andarchitect and shall be installed using methods and practices that minimize the flood damage. 
Anchoring methods may include, but are not limited to, use of over-the-top or frame ties to ground 
anchors. 

3.  An alternative method of anchoring may involve a system designed to withstand a wind force of 
85 miles per hour or greater. Certification must be provided to the building official that this 
standard has been met.  

C.  Construction materials and methods.  

1.  All new construction and substantial improvements shall be constructed with materials and utility 
equipment resistant to flood damage.  

2.  All new construction and substantial improvements shall be constructed using methods and 
practices that minimize flood damage.  

3.  Electrical, heating, ventilation, plumbing and air-conditioning equipment and other service 
facilities shall be designed and/or otherwise elevated or located so as to prevent water from 
entering or accumulating within the components during conditions of flooding.  

D.  Utilities.  

1.  All new and replacement water supply systems shall be designed to minimize or eliminate 
infiltration of floodwaters into the system.  

2.  New and replacement sanitary sewage systems shall be designed to minimize or eliminate 
infiltration of floodwaters into the systems and discharge from the systems into floodwaters.  

3.  On-site waste disposal systems, if otherwise permitted, shall be located to avoid impairment to 
them or contamination from them during flooding.  

4. Water wells shall be located on high ground that is not in the floodway. 

E.  Subdivision, short subdivision, binding site improvement plan and commercial and multifamily site plan 
approval proposals within areas of special flood hazard.  

1.  All subdivision, short subdivision, binding site improvement plan and commercial and multifamily 
site plan proposals within areas of special flood hazard shall be subject to the provisions of TMC 
Title 18.  

All subdivisions, as well as new development shall: 

1. Be consistent with the need to minimize flood damage; 

2. Have public utilities and facilities, such as sewer, gas, electrical, and water systems located and 
constructed to minimize or eliminate flood damage; 

3. Have adequate drainage provided to reduce exposure to flood damage; 

4. Where subdivision proposals and other proposed developments contain greater than 50 lots or 5 
acres (whichever is the lesser) base flood elevation data shall be included as part of the 
application. 
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F.  Review of building permits. Where elevation data is not available see TMC 18D.70.030 D.  

(Ord. No. 861, § 6, 8-9-2016) 

F. Storage of Materials and Equipment. 

1. The storage or processing of materials that could be injurious to human, animal, or plant life if 
released due to damage from flooding is prohibited in special flood hazard areas. 

2. Storage of other material or equipment may be allowed if not subject to damage by floods and if 
firmly anchored to prevent flotation, or if readily removable from the area within the time available 
after flood warning. 

5.24.160. - Specific standards.  

A.  Residential construction.  

1.   In AE and A1-30 zones or other A zoned areas where the BFE has been determined or can be 
reasonably obtained, New new construction and substantial improvement of any residential 
structure shall have the lowest floor (including basement) elevated to at least one foot above the 
base flood elevation.  Mechanical equipment and utilities shall be waterproof or elevated least 
one foot above the BFE.  The following elevation requirements for the first floor of additions to 
existing residential structures shall apply:  

a.  A vertical addition not increasing the footprint of the residential structure shall require 
elevation of the structure only if it constitutes a substantial improvement.  

b.  A lateral addition to a residential structure which constitutes a substantial improvement shall 
require elevation of the structure, regardless of when construction of the structure 
commenced.  

c.  A lateral addition to a residential structure which does not constitute a substantial 
improvement shall require elevation of the addition to the same elevation as the structure.  

2.  Fully enclosed areas below the lowest floor that are subject to flooding are prohibited, unless they 
are designed to automatically equalize hydrostatic pressure on exterior walls by allowing for the 
entry and exit of floodwaters. Designs for meeting this requirement must be certified by a 
registered professional engineer or architect or must meet the following minimum criteria:  

a.  A minimum of two openings having a total net area of not less than one square inch for every 
square foot of enclosed area subject to flooding shall be provided;  

b.  The bottom of all openings shall be no higher than one foot above grade; and  

c.  Openings may be equipped with break-away type screens, louvers or other coverings or 
devices; provided that they permit the automatic entry and exit of floodwaters. 

d. A garage attached to a residential structure, constructed with the garage floor slab below the 
BFE, must be designed to allow for the automatic entry and exit of floodwaters. 

Alternatively, a registered engineer or architect may design and certify engineered openings.  

3. New construction and substantial improvement of any residential structure in an Unnumbered A 
zone for which a BFE is not available and cannot be reasonably obtained shall be reasonably safe 
from flooding, but in all cases the lowest floor shall be at least two feet above the Highest Adjacent 
Grade. 

B.  Nonresidential construction.  

Nonresidential Construction. New construction and substantial improvement of any commercial, industrial 
or other nonresidential structure shall meet the requirements of subsection 1 or 2, below: 
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1. New construction and substantial improvement of any commercial, industrial or other 
nonresidential structure shall meet all of the following requirements: 

a. In AE and A1-30 zones or other A zoned areas where the BFE has been determined or can 
be reasonably obtained: 

New construction and substantial improvement of any commercial, industrial, or other 
nonresidential structure shall have the lowest floor, including basement, elevated one foot or 
more above the BFE, or elevated as required by ASCE 24, whichever is greater. Mechanical 
equipment and utilities shall be waterproofed or elevated least one foot above the BFE, or 
as required by ASCE 24, whichever is greater. 

b. If located in an Unnumbered A zone for which a BFE is not available and cannot be 
reasonably obtained, the structure shall be reasonably safe from flooding, but in all cases 
the lowest floor shall be at least two feet above the Highest Adjacent Grade. 

c. Fully enclosed areas below the lowest floor that are subject to flooding are prohibited or 
shall be designed to automatically equalize hydrostatic flood forces on exterior walls by 
allowing for the entry and exit of floodwaters. Designs for meeting this requirement must 
either be certified by a registered professional engineer or architect or must meet or exceed 
the following minimum criteria: 

i. Have a minimum of two openings with a total net area of not less than one 
square inch for every square foot of enclosed area subject to flooding. 

ii. The bottom of all openings shall be no higher than one foot above grade. 

iii. Openings may be equipped with screens, louvers, valves, or other coverings 
or devices provided that they permit the automatic entry and exit of 
floodwater. 

iv. A garage attached to a residential structure, constructed with the garage floor 
slab below the BFE, must be designed to allow for the automatic entry and 
exit of floodwaters. 

Alternatively, a registered engineer or architect may design and certify engineered 
openings. 

2. If the requirements of subsection 1 are not met, then new construction and substantial 
improvement of any commercial, industrial or other nonresidential structure shall meet all of 
the following requirements: 

a. Be dry flood proofed so that below one foot or more above the base flood level the 
structure is watertight with walls substantially impermeable to the passage of water or 
dry flood proofed to the elevation required by ASCE 24, whichever is greater; 

b. Have structural components capable of resisting hydrostatic and hydrodynamic loads 
and effects of buoyancy; 

c. Be certified by a registered professional engineer or architect that the design and 
methods of construction are in accordance with accepted standards of practice for 
meeting provisions of this subsection based on their development and/or review of 
the structural design, specifications and plans.  

d. Nonresidential structures that are elevated, not flood proofed, must meet the same 
standards for space below the lowest floor as described in TMC 5.24.160(A)(2); 
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Applicants who are flood proofing nonresidential buildings shall be notified that flood 
insurance premiums will be based on rates that are one foot below the flood proofed 
level (e.g. a building flood proofed to the base flood level will be rated as one foot 
below).  Flood proofing the building an additional foot will reduce insurance 
premiums. 

1.  New construction and substantial improvement of any commercial, industrial or other 
nonresidential structure shall either have the lowest floor (including basement) elevated to or 
above the level of the base flood elevation or together with attendant utility and sanitary facilities, 
shall:  

a.  Be flood proofed so that below one foot above the base flood level the structure is watertight 
with walls substantially impermeable to the passage of water;  

b.  Have structural components capable of resisting hydrostatic and hydrodynamic loads and 
effects of buoyancy; and  

c.  Be certified by a registered professional engineer or architect that the design and methods 
of construction are in accordance with accepted standards of practice for meeting the 
provisions of this subsection based on their development and/or review of the structural 
design, specifications and plans, and such certification is provided to the building official.  

2.  Nonresidential structures that are elevated, not flood proofed, must meet the same standards for 
space below the lowest floor as provided for residential structures.  

3.  Applicants for floodproofing nonresidential buildings shall be notified that flood insurance 
premiums will be based on rates that are one foot below the flood proofed level; for example, a 
building flood proofed to one foot above the base flood level will be rated as at the base flood 
level.  

C.  Manufactured homes.  

1.  All manufactured homes to be placed or substantially improved within zones A1-30, AH and AE 
on the FIRM on sites (a) outside of a manufactured home park or subdivision; (b) in a new 
manufactured home park or subdivision; or (c) in an expansion to an existing manufactured home 
park or subdivision in which a manufactured home has incurred substantial damage as a result 
of a flood, shall be elevated on a permanent foundation such that the lowest floor of the 
manufactured homes one foot or more above the base flood elevation, and be securely anchored 
to an adequately anchored foundation system to resist flotation, collapse and lateral movement.  

2.  Manufactured homes to be placed or substantially improved on sites in an existing manufactured 
home or subdivision within zones A1-30, AH and AE on the FIRM that are not subject to the 
foregoing manufactured home provisions shall be elevated so that either:  

a.  The lowest floor of the manufactured home is elevated to one foot above the base flood 
elevation; or  

b.  The manufactured home chassis is supported by reinforced piers or other foundation 
elements of at least equivalent strength that are no less than 36 inches in height above grade 
and is securely anchored to an adequately designed foundation system to resist flotation, 
collapse and lateral movement.  

3.  For purposes of this section, "substantial damage" of a manufactured home shall mean any 
damage the cost of which to repair or reconstruct exceeds 50 percent of the market value of the 
manufactured home before the repair or reconstruction is started.  

D.  Recreational vehicles. Recreational vehicles placed on site within zones A1-30, AH and AE on the 

FIRM shall either:  

1.  Be on site fewer than 180 consecutive days;  
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2.  Be fully licensed and ready for highway use, be on its wheels or jacking system, be attached to 
the site only by quick disconnect type utilities and security devices, and have no permanent 
attached additions; or  

3.  Meet the requirements of the elevation and anchoring requirements for manufactured homes.  

E.  Critical facilities. Construction of new critical facilities shall be, to the extent possible, located outside 

of the limits of the base floodplain. Construction of new critical facilities shall be permissible within the 
base floodplain if no feasible alternative site is available. Critical facilities constructed within the base 
floodplain shall have the lowest floor elevated to three feet or more above the base flood elevation at 
the site. Floodproofing and sealing measure must be taken to ensure that toxic substances will not be 
displaced by or released into floodwaters. Access routes elevated to or above the level of the base 
floodplain shall be provided to all critical facilities to the extent possible.  

F.  Fill.  

1.  Subject to the provisions of subsection (F)(2) of this section, no fill shall be permitted except where 
provision has been made on the subject property to balance the capacity to store floodwaters and 
accommodate potential surface flow in an amount equal to the amount of floodwater likely to be 
displaced by the fill; provided, provision may be made subject to TMC 5.24.18 to balance the 
capacity to store floodwaters off the subject property, when it can be demonstrated that the 
property upon which the balancing capacity is being created is located such that no increase in 
the base flood discharge will result. Care shall be taken to prevent erosion and surface runoff to 
adjacent properties. All fill shall be compacted at the time of placement.  

2.  Any person may place not more than five yards of material used solely for landscape maintenance 
or gardening at a residence or business in any one calendar year; provided, written notification 
shall be given to the building official within five business days after the placement of such fill. 
Such right shall not be assignable, nor shall it carry over from year to year or otherwise be 
cumulative.  

G.  Clearing and grading. Clearing and grading shall be approved only when the application provides:  

1.  A plan and profile of the site to be cleared;  

2.  Identification of the flora to be removed;  

3.  A reclamation plan to prevent erosion; and  

4.  A drainage plan in accordance with Title 12 TMC, where a street project is proposed.  

H.  Bank improvements. Where proposed development or improvements include modification or work 
along the banks of Scatter Creek, application shall first be made to the State Department of Fisheries 
and Game for a State Hydraulics Permit. Application for the permit required by this chapter shall not 
be made until after the state permit is approved, and a certified copy has been provided to the city.  

I.  Hazardous materials.  

1.  The placement, transfer or storage of chemicals, petroleum products or by-products, fertilizers, 
insecticides, pesticides, lime, cement or other material that, when inundated will constitute a 
hazard to life, health and safety, or adversely affect the quality of surface waters, in quantities 
greater than those declared to be exempt pursuant to the International Building Code is prohibited 
within areas of special flood hazard.  

2.  Where a clearing and grading permit is sought in connection with any development for which a 
shorelines substantial development permit is required, the application shall be reviewed by the 
planning administrator prior to issuance of a clearing and grading permit.  

J. Enclosed area below the lowest floor. If buildings or manufactured homes are constructed or 

substantially improved with fully enclosed areas below the lowest floor, the areas shall be used solely 
for parking of vehicles, building access, or storage. 

K.   Detached Accessory Structures (Detached garages and small storage structures). Detached 

accessory structures used solely for parking of vehicles or limited storage may be constructed such 

Formatted: Font: Italic

Commented [RA(38]: Mandatory per 44 CFR 
60.3(c)(5) 

Formatted: Font: (Default) Arial, 10 pt

Formatted: Indent: Left:  0", Hanging:  0.25"

Formatted: Font: (Default) Arial, Not Bold, Italic

Commented [RA(39]: Optional/recommended 
provision.  

Formatted: Font: (Default) Arial

Formatted: Font: (Default) Arial

38

8.



that the floor is below the BFE, provided the structure is designed and constructed in accordance with 
the following requirements: 

1. In special flood hazard areas other than coastal high hazard areas (Zones A, AE, AH, AO, and 
A1-30), the structure is not larger than a one-story two-car garage; 
 

2. The portions of the structure located below the BFE must be built using flood resistant 
materials; 
 

3. The structure must be adequately anchored to prevent flotation, collapse, and lateral 
movement; 
 

4. Any machinery or equipment servicing the structure must be elevated or floodproofed to or 
above the BFE; 
 

5. The structure must comply with floodway encroachment provisions in TMC 5.24.170(A);  
 

6. The structure must be designed to allow for the automatic entry and exit of flood waters in 
accordance with TMC 5.24.160(A)(2);  
 

7. The structure shall have low damage potential;  
 

8. If the structure is converted to another use, it must be brought into full compliance with the 
standards governing such use; and 
 

9. The structure shall not be used for human habitation. 
 

(Ord. No. 861, § 6, 8-9-2016)  

 

5.24.165. -  AE and A1-30 Zones with Base Flood Elevations but No Floodways.  In areas with BFEs 
(when a regulatory floodway has not been designated), no new construction, substantial improvements, 
or other development (including fill) shall be permitted within zones A1-30 and AE on the community’s 
FIRM, unless it is demonstrated that the cumulative effect of the proposed development, when combined 
with all other existing and anticipated development, will not increase the water surface elevation of the 
base flood more than one foot at any point within the community.

5.24.170. - Floodways.  

Since the floodway is an extremely hazardous area due to the velocity of floodwaters which carry 
debris, potential projectiles and erosion potential, the following provisions apply in all areas designated as 
floodways on the FIRM:  

A.  Encroachments prohibited. No encroachment, including fill, new construction, substantial 

improvement or other development shall be permitted within the floodway unless certification by 
a registered design professional is provided demonstrating through hydrologic and hydraulic 
analyses performed in accordance with standard engineering practice that the proposed 
encroachment would not result in any increase in flood levels during the occurrence of the base 
flood discharge.  

B.  Residential construction prohibited. No new construction or reconstruction of residential 

structures shall be permitted within the floodway, except for the following:  

1.  Repairs, reconstruction or improvements to a structure which do not increase the ground 
floor area; and  
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2.  Repairs, reconstruction or improvements to a structure, the cost of which does not exceed 
50 percent of the market value either:  

a.  Before the repair, reconstruction or improvement is commenced, or  

b.  If the structure has been damaged, and is being restored, before the damage occurred. 
Any project for improvement of a structure to correct existing violations of state or local 
health, sanitary or safety code specifications which have been identified by the local 
code enforcement official and are the minimum necessary to assure safe living 
conditions or to structures identified as historic places shall not be included in the 50-
percent limitation.  

C.  If the requirements of subsection (A) of this section are met, all new construction and substantial 
improvement shall comply with all other applicable flood hazard reduction standards of this 
chapter.  

D. All other building standards apply in the Floodway. If TMC 5.24.170(A) is satisfied or construction 

is allowed pursuant to TMC 5.24.170(B), all new construction and substantial improvements shall 
comply with all applicable flood hazard reduction provisions of Article V, Flood Hazard Reduction. 

(Ord. No. 861, § 6, 8-9-2016) 

5.24.190. - Appeals.  

A.  Any applicant, resident or taxpayer may appeal from any requirements, decision or determination of 
the building official when it is alleged that there is an error in the administration of this chapter. All such 
appeals shall be made by written notice of appeal, filed with the city clerk, which notice shall identify 
the requirement, decision or determination alleged to be erroneous, and shall state the factual and 
legal grounds relied upon. Such appeal shall be heard and determined by the city council within 60 
days of the date of filing of the notice of appeal, and all decisions shall be in writing supported by 
findings of fact.  

(Ord. No. 861, § 6, 8-9-2016)  

5.24.200. - Livestock Sanctuary Areas. Elevated areas for the for the purpose of creating a flood sanctuary 

for livestock are allowed on farm units where livestock is allowed.  Livestock flood sanctuaries shall be 

sized appropriately for the expected number of livestock and be elevated sufficiently to protect livestock.  

Proposals for livestock flood sanctuaries shall meet all procedural and substantive requirements of this 

chapter. Note:  To be “elevated sufficiently to protect livestock” typically means to be elevated at least one 

foot above the BFE. 

Formatted: Font: Italic

Commented [RA(41]: Mandatory (44 CFR 60.3(d)(1-
4) 

Formatted: Not Highlight

Formatted: Not Highlight

Formatted: Not Highlight

Formatted: Not Highlight

Formatted: Font:

Formatted: Normal

Formatted: Font: Italic

Commented [RA(42]: Required by RCW 86.16.190.  
This section should be included by all counties.  A city 
that does not allow livestock can forgo this section.  
While state law requires that local governments make 
provision for critter pads, it is extremely important to 
note that RCW 86.16.190 does not relax NFIP standards, 
including the no rise standard in floodways, in any way. 
 

Formatted: Font: (Default) Arial, 10 pt

Formatted: Font:

40

8.



CHAPTER 5.24. - FLOOD HAZARD REGULATIONS 

ARTICLE I. - FINDINGS OF FACT AND PURPOSE  

5.24.010. - Findings.  

A.  The flood hazard areas of the City of Tenino are subject to periodic inundation which may result in 
loss of life and property, health and safety hazards, disruption of commerce and governmental 
services, extraordinary public expenditures for flood protection and relief, and impairment of the tax 
base, all of which adversely affect the public health, safety and general welfare.  

B.  These flood losses are caused by the cumulative effects of obstructions in areas of special flood 
hazards which increase flood heights and velocities, and when inadequately anchored, damage uses 
in other areas. Uses that are inadequately flood proofed, elevated or otherwise protected also 
contribute to flood loss.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.020. - Purpose.  

See TMC 18D.70.010.  

A.  It is further the purpose of these regulations to comply with the requirements of the National Flood 
Insurance Program by adoption of floodplain management regulations consistent with federal 
criteria, as set forth in Title 44 CFR, Subchapter B - Insurance and Hazard Mitigation.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.030. - Methods of reducing flood losses.  

In order to accomplish the foregoing purposes, the following methods shall be employed pursuant to 
authority of this chapter in reducing flood losses:  

A.  Restricting or prohibiting uses which are dangerous to health, safety and property due to water 
or erosion hazards, or which result in increases in erosion or flood heights or velocities;  

B.  Requiring that uses vulnerable to floods, including facilities which serve such uses, be protected 
against flood damage at the time of initial construction or substantial improvement;  

C.  Controlling the alteration of natural floodplains, stream channels and natural protective barriers 
which help accommodate the storage or channeling of floodwaters;  

D.  Controlling the filling, grading and other development which may increase flood damage;  

E.  Preventing or regulating the construction of flood barriers which will unnaturally divert floodwaters 
or which may increase flood hazards in other areas; and  

F.  Such other measures as are deemed necessary and appropriate in light of any special 
vulnerability to flood damage of a specific site due to location or natural features.  

(Ord. No. 861, § 6, 8-9-2016) 

ARTICLE II. - DEFINITIONS  

5.24.040. - Definitions.  
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Unless specifically defined in this section, words or phrases used in this chapter shall be interpreted 
to have the meaning they have in common usage and to give this chapter its most reasonable application 
to effectuate its purposes. The following words and phrases shall for purposes of this chapter have the 
following meanings:  

Alteration of watercourse means any action that will change the location of the channel occupied by 

water within the banks of any portion of a riverine waterbody. 

Appeal means a request for a review of the building official's interpretation of this chapter, or review 

by superior court of a decision of city council.  

Area of shallow flooding means a designated AO or AH zone on the flood insurance rate map 

(FIRM). The base flood depths range from one to three feet; a clearly defined channel does not exist; the 
path of flooding is unpredictable and indeterminate; and velocity flow may be evident. AO is characterized 
as sheet flow, and AH indicates ponding.  

Area of special flood hazard means the land in the floodplain within a community subject to a 1 

percent or greater chance of flooding in any given year. It is shown on the Flood Insurance Rate Map 
(FIRM) as zone A, AO, AH, A1-30, AE, A99, AR (V, VO, V1-30, VE). “Special flood hazard area” is 
synonymous in meaning with the phrase “area of special flood hazard”.land in the floodplain within a 
community subject to a one percent or greater chance of flooding in any given year. Designation on maps 
always includes the letters "A" or "V."  

Base flood means the flood having a one percent chance of being equaled or exceeded in any given 

year, and may be used interchangeably with the term "100-year flood."  

Base flood elevation (BFE) means the elevation to which floodwater is anticipated to rise during the 

base flood. 

Basement means any area of the building having its floor sub grade (below ground level) on all 

sides.  

Critical facility means facilities for which even a slight chance of flooding might be too great. Critical 
facilities include, but are not limited to, schools, nursing homes, hospitals, police, fire and emergency 
response installations, and installations which produce, use or store hazardous materials or hazardous 
waste.  

Development means any manmade changes to improved or unimproved real estate, including but 

not limited to buildings or other structures, mining, dredging, filling, grading, paving, excavation or drilling 
operations, or storage of equipment or materials located within an area of special flood hazard.  

Fill means any natural or processed earthen material of any nature whatsoever, including, but not 

limited to, soil, gravel, crushed rock, concrete, and asphalt imported to a lot, tract or parcel, other than 
those materials that are directly incorporated into a building or structure. For purposes of construction of 
railroad track, "fill" shall not include such ballast as may be required by state or federal regulations to 
provide for the stability of the track, not exceeding 16 inches in depth. For purposes of road, driveway, 
sidewalk or approved parking area construction, "fill" shall include materials used to construct to sub 
grade, including gravel or rock, but shall not include above-grade concrete, asphalt, gravel or other 
paving material, if any, not exceeding four inches in total thickness; and further provided, for purposes of 
public streets, "fill" shall not include materials used to construct to six inches of sub grade to create a 
roadway crown, where deemed necessary or appropriate by the city engineer.  

Flood or flooding means a general and temporary condition of partial or complete inundation of 

normally dry land areas from:  

1.  The overflow of inland or tidal waters; and/or  

2.  The unusual and rapid accumulation of runoff of surface waters from any source.  

3.     Mudslides (i.e., mudflows) which are proximately caused by flooding as defined in paragraph 
(1)(b) of this definition and are akin to a river of liquid and flowing mud on the surfaces of normally 
dry land areas, as when earth is carried by a current of water and deposited along the path of the 
current. 
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4.     The collapse or subsidence of land along the shore of a lake or other body of water    as a result 
of erosion or undermining caused by waves or currents of water exceeding anticipated cyclical 
levels or suddenly caused by an unusually high water level in a natural body of water, 
accompanied by a severe storm, or by an unanticipated force of nature, such as flash flood or an 
abnormal tidal surge, or by some similarly unusual and unforeseeable event which results in 
flooding as defined in paragraph (1) of this definition. 

Flood insurance rate map (FIRM) means the official map on which the Federal Insurance 

Administration has delineated both the areas of special flood hazards and the risk premium zones 
applicable to the community.  

Flood insurance study means the official report provided by the Federal Insurance Administration 

that includes flood profiles, the flood boundary-floodway map, and the water surface elevation of the base 
flood.  

Floodplain means a land area adjoining a river, stream, watercourse or lake, which is likely to be 

flooded.  

Floodplain administrator means the community official designated by title to administer and enforce 

the floodplain management regulations. 

Flood proofing means any combination of structural and nonstructural additions, changes or 

adjustments to structures which reduce or eliminate flood damage to real estate or improved real 
property, water and sanitary facilities, structures and their contents. Flood proofed structures are those 
that have the structural integrity and design to be impervious to floodwater below the Base Flood 
Elevation. 

Floodway means the channel of a river or other watercourse and the adjacent land area that must be 

reserved in order to discharge the base flood without cumulatively increasing the water surface elevation 
more than one foot. Also referred to as "Regulatory Floodway." 

Flood barrier means any manmade obstruction which serves to prevent, hinder, restrict, bar or alter 
the passage of flood waters through usual and normal conveyance channels, other than any structure 
specifically approved as part of a flood control project, which has more than a purely localized effect on 
conveyance.  

For purposes of this chapter, lowest floor means the lowest floor of the lowest enclosed area 

(including basement). An unfinished or flood-resistant enclosure, usable solely for parking of vehicles, 
building access or storage, in an area other than a basement area, is not considered a building's lowest 
floor; provided, that such enclosure is not built so as to render the structure in violation of the applicable 
non-elevation design requirements of this chapter. Functionally dependent use means use which cannot 

perform its intended purpose unless it is located or carried out in close proximity to water. The term 
includes only docking facilities, port facilities that are necessary for the loading and unloading of cargo or 
passengers, and ship building and ship repair facilities, and does not include long-term storage or related 
manufacturing facilities. 

 

Highest adjacent grade means the highest natural elevation of the ground surface prior to 

construction next to the proposed walls of a structure. 

Historic structure means any structure that is: 

1) Listed individually in the National Register of Historic Places (a listing maintained by the Department of 

Interior) or preliminarily determined by the Secretary of the Interior as meeting the requirements for 

individual listing on the National Register; 

2) Certified or preliminarily determined by the Secretary of the Interior as contributing to the historical 

significance of a registered historic district or a district preliminarily determined by the Secretary to 

qualify as a registered historic district; 

3) Individually listed on a state inventory of historic places in states with historic preservation programs 
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which have been approved by the Secretary of Interior; or 

4) Individually listed on a local inventory of historic places in communities with historic preservation 

programs that have been certified either: 

a) By an approved state program as determined by the Secretary of the Interior, or  

b) Directly by the Secretary of the Interior in states without approved programs. 

For purposes of this chapter, lowest floor means the lowest floor of the lowest enclosed area 
(including basement). An unfinished or flood-resistant enclosure, usable solely for parking of vehicles, 
building access or storage, in an area other than a basement area, is not considered a building's lowest 
floor; provided, that such enclosure is not built so as to render the structure in violation of the applicable 
non-elevation design requirements of this chapter.  

 

Manufactured home means a single-family dwelling built in accordance with the Department of 
Housing and Urban Development Manufactured Home Construction and Safety Standards Act, which is a 
national, preemptive building code. For purposes of this chapter, the term "manufactured home" shall also 
include a mobile home, which is defined as a factory-built dwelling built prior to June 15, 1976, to 
standards other than the HUD code, and acceptable under applicable state codes in effect at the time of 
construction or introduction of the home into the state. For purposes of this chapter, and other 
ordinances, statutes or administrative regulations relating to floodplain management, the term also 
includes park trailers, travel trailers and other similar vehicles placed on a site for more than 180 
consecutive days.  

Manufactured home park means a parcel (or contiguous parcels) of land divided into two or more 

lots for sale or rent for the placement of manufactured homes.  

Market value means the value a structure would bring on the open market upon reasonable 
exposure to sale, excluding the value of the land itself, as determined by the building official. In no event, 
however, shall such value be less than the assessed value for tax purposes as determined by the King 
County assessor.  

Mean sea level means for purposes of the National Flood Insurance Program, the vertical datum to 

which Base Flood Elevations shown on a community's Flood Insurance Rate Map are referenced. 

New construction means structures for which the start of construction commenced on or after June 
25, 1984, and includes any subsequent improvements to such structures. For floodplain management 
purposes, “new construction” means structures for which the "start of construction" commenced on or 
after the effective date of a floodplain management regulation adopted by a community and includes any 
subsequent improvements to such structures. 

Person includes any individual, or group of individuals, corporation, partnership, association, or other 

entity, including state and local governments and agencies.  

Recreational vehicle means a vehicle:  

1.  Built on a single chassis;  

2.  Four hundred square feet or less when measured at the largest horizontal projection;  

3.  Designed to be self-propelled or permanently tow able by a light duty truck; and  

4.  Designed primarily not for use as a permanent dwelling but as temporary living quarters for 
recreational, camping, travel or seasonal use.  

Start of construction includes substantial improvement, and means the date the building permit was 

issued; provided, the actual start of construction, repair, reconstruction, placement or other improvement 
was within 180 days of the permit issuance date. The actual start of construction means either the first 
placement of permanent construction of a structure on a site, such as the pouring of slab or footings, the 
installation of piles, the construction of columns, or any work beyond the stage of excavation, and 
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includes the placement of a manufactured home upon a foundation. Permanent construction does not 
include land preparation, such as clearing, grading and filling; nor does it include the installation of streets 
or walkways; nor does it include the installation on the property of accessory buildings such as garages or 
sheds not occupied as dwelling units or not part of the main structure. For a substantial improvement, the 
actual start of construction means the first alteration of any wall, ceiling, floor, or other structural part of a 
building, whether or not that alteration affects the external dimensions of the building. 

Structure means a walled and roofed building or manufactured home, including a gas or liquid 

storage tank, which is principally above ground, as well as a manufactured home.  

Substantial damage means damage of any origin sustained by a structure whereby the cost of 

restoring the structure to it's before damaged condition would equal or exceed 50 percent of the market 
value of the structure before the damage occurred.  

Substantial improvement.  

1.  "Substantial improvement" means any repair, reconstruction, or improvement of a structure, the 
cost of which equals or exceeds 50 percent of the market value of the structure:  

a.  Before the improvement or repair is started; or  

b.  If the structure has been damaged and is being restored, before the damage occurred; for 
purposes of this definition, "substantial improvement" is deemed to occur when the first 
alteration affects the external dimensions of the structure.  

2.  The term does not include either:  

a.  Any project for improvement of a structure to correct existing violations of state or local 
health, sanitary or safety code specifications which have been identified by the local code 
enforcement official and are the minimum necessary to assure safe living conditions; or  

b.  Any alteration of a structure listed on the National Register of Historic Places or a comparable 
state inventory of historic places.  

Variance means a grant of relief from the requirements of this chapter which permits construction in 

a manner that would otherwise be prohibited.  

(Ord. No. 861, § 6, 8-9-2016) 

ARTICLE III. - GENERAL PROVISIONS  

5.24.050. - Lands to which chapter applies.  

A.  This chapter shall apply to all areas of special flood hazard within the corporate limits of the city.  

B.   The special flood hazard areas identified by the Federal Insurance Administrator in a scientific and 
engineering report entitled “The Flood Insurance Study (FIS) for THURSTON COUNTY,  
WASHINGTON AND INCORPORATED AREAS” dated October 19, 2023, and any revisions thereto, 
with accompanying Flood Insurance Rate Maps (FIRMs) dated June 19, 2020, and any revisions 
thereto, are hereby adopted by reference and declared to be a part of this ordinance. The FIS and the 
FIRM are on file at {community address}.  

The best available information for flood hazard area identification as outlined in Section 5.24.120(B) 
shall be the basis for regulation until a new FIRM is issued that incorporates data utilized under Section 
5.24.120(B)The areas of special flood hazard identified by the Federal Insurance Administration in the 
most recently adopted flood insurance study for the city, together with the most recent accompanying 
flood maps as the same now exist or may be hereafter amended, supplemented or revised by the 
Federal Insurance Administration, are hereby adopted by reference and declared to be a part of this 
chapter. Copies of the flood insurance study and flood maps shall be maintained on file at City Hall 
and be available for public inspection during normal business hours.  
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(Ord. No. 861, § 6, 8-9-2016) 

5.24.060. - Compliance required—Penalties.  

A.  No structure or land shall hereafter be located, extended, converted, or altered without full compliance 
with the terms of this chapter and other applicable regulations.  

B.  Violation of the provisions of this chapter by failure to comply with any of its requirements (including 
violations of conditions and safeguards established by the building official pursuant to the authority of 
this chapter) after notice of violation and order to comply issued by the building official shall constitute 
a civil infraction. Any person who violates the provisions of this chapter or fails to comply with any of 
its requirements shall be subject to a cumulative civil penalty of $500.00 per day from the date set for 
compliance in the order to comply until such violation is corrected, or compliance with such order 
occurs. The penalty provided shall be collected by civil action in Tenino Municipal Court.  

C.  Nothing contained herein shall be construed to prevent the building official from taking such other 
lawful action as is necessary to prevent or remedy any violation, and all violations shall also be subject 
to abatement as a public nuisance pursuant to Chapter 8.08 TMC, including removal of unlawful 
structures, fill or flood barriers, at the owner's expense.  

D.  In any action to collect a civil penalty, the defendant may show that the violation giving rise to such 
action was caused by the willful act or neglect of another, or that correction of such violation was 
commenced promptly upon receipt of notice thereof but that full compliance within the time specified 
was prevented by inability to obtain necessary materials or labor, or other circumstances or conditions 
beyond the defendant's control, and upon such showing the court may abate all or part of the penalty 
accumulated as justice may require.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.070. - Abrogation and greater restrictions.  

This chapter is not intended to repeal, abrogate or impair any existing easements, covenants, or 
deed restrictions. However, where the provisions of this chapter and any other ordinance, easement, 
covenant, or deed provision conflict or overlap, whichever imposes the more stringent restrictions shall 
prevail.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.080. - Interpretation.  

A.  This chapter shall be strictly interpreted to effectuate its purposes, and where doubt exists as to the 
meaning of any word or phrase herein, such word or phrase shall be construed in the most restrictive 
manner in favor of preservation of flood storage and conveyance consistent with the constitutional 
rights of the owners of property affected hereby, and further provided, the definitions and substantive 
provisions of Title 44 CFR, Subchapter B - Insurance and Hazard Mitigation may be consulted as an 
aid to interpretation of these regulations.  

B.  All provisions of this chapter shall be considered as minimum requirements, and shall be deemed 
neither to limit nor repeal any other powers granted under state statutes.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.090. - Warning and disclaimer of liability.  
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The degree of flood protection required by this chapter is deemed reasonable for the regulatory 
purposes for which it is enacted, and this chapter is based upon scientific and engineering considerations. 
Larger floods than those contemplated by this chapter may occur from time to time, and flood heights 
may be increased by manmade or natural causes. Nothing contained herein shall be construed to assure 
or warrant that areas outside those identified as area of special flood hazard or uses permitted within 
such areas will be free from flooding or flood damages. This chapter shall not create any liability on the 
part of the city of Tenino, any officer or employee thereof, or the Federal Insurance Administration, for any 
damages that result from reliance on this chapter or any administrative decisions lawfully made 
hereunder.  

(Ord. No. 861, § 6, 8-9-2016)  

 

5.24.095. – Severability 

This ordinance and the various parts thereof are hereby declared to be severable. Should any 
Section of this ordinance be declared by the courts to be unconstitutional or invalid, such decision shall 
not affect the validity of the ordinance as a whole, or any portion thereof other than the Section so 
declared to be unconstitutional or invalid. 

 

ARTICLE IV. - ADMINISTRATION  

5.24.100. - Building official to administer.  

The building official of the city shall administer and implement the provisions of this chapter, and 
shall have the authority to grant or deny flood improvement permits in accordance with its provisions.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.110. - Development permit required.  

A development permit shall be obtained before construction or development begins within any area 
of special flood hazard established in Section 5.24.050(B). The permit shall be for all structures including 
manufactured homes, as set forth in the “Definitions,” and for all development including fill and other 
activities, also as set forth in the “Definitions.” 

See TMC 18D.70  

(Ord. No. 861, § 6, 8-9-2016)  

 

5.24.XXX. -  Application for Development Permit 

Application for a development permit shall be made on forms furnished by the Floodplain 
Administrator and may include, but not be limited to, plans in duplicate drawn to scale showing the nature, 
location, dimensions, and elevations of the area in question; existing or proposed structures, fill, storage 
of materials, drainage facilities, and the location of the foregoing. Specifically, the following information is 
required: 
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A.    Elevation in relation to mean sea level, of the lowest floor (including basement) of all structures 
recorded on a current elevation certificate with Section B completed by the Floodplain 
Administrator. 

B.    Elevation in relation to mean sea level to which any structure has been flood proofed; 

C.   Where a structure is to be flood proofed, certification by a registered professional engineer or 
architect that the flood proofing methods for any nonresidential structure meet flood proofing 
criteria in 5.24.160(B); 

D.   Description of the extent to which a watercourse will be altered or relocated as a result of proposed 
development; 

 

E.  Where development is proposed in a floodway, an engineering analysis indicating no rise of the 
Base Flood Elevation; and 

 

F.  Any other such information that may be reasonably required by the Floodplain Administrator in 
order to review the application. 

 

5.24.XXX - Designation of the Floodplain Administrator 

The {job title of the appropriate administrative official} is hereby appointed to administer, implement, and 
enforce this ordinance by granting or denying development permits in accordance with its provisions. The 
Floodplain Administrator may delegate authority to implement these provisions. 

5.24.120. - Duties of the building official.  

Duties of the building official shall include but not be limited to the following:  

A.  Permit review. Review all development permits to determine that: 

1.    The permit requirements of this ordinance have been satisfied; 

2.    All other required state and federal permits have been obtained; 

3.   The site is reasonably safe from flooding;  

4.   The proposed development is not located in the floodway. If located in the floodway, assure the     
   encroachment provisions of TMC 5.24.170(A) are met. 

5.   Notify FEMA when annexations occur in the Special Flood Hazard Area. 

6.   It shall be the responsibility of the applicant to identify all federal, state or local agencies whose 
prior approval is required, and all risk of loss or damage for the failure to do so shall be borne 
solely by the applicant. 

The building official shall review all applications for flood improvement permits, for compliance 
with the requirements of this chapter, determine that all necessary permits have been obtained 
from those federal, state or local governmental agencies from which prior approval is required, 
determine if the proposed action will occur in the floodway, and if so, determine that all special 
provisions relating to actions in the floodway have been met, provided, it shall be the responsibility 
of the applicant to identify all federal, state or local agencies whose prior approval is required, 
and all risk of loss or damage for the failure to do so shall be borne solely by the applicant.  

B.  Use of other base flood data. When base flood elevation data has not been provided in 

accordance with TMC 5.24.050(B), the building official shall obtain, review and reasonably utilize 
any base flood elevation and floodway data available from a federal, state or other source, in 
order to administer the provisions of TMC 5.24.160, Specific Standards, and TMC 5.24.170, 
Floodways.  
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C.  Maintenance of information. The building official shall obtain, record, and maintain for public 

inspection the following information:  

1.  The actual (as-built) elevation in relation to mean sea level of the lowest floor (including 
basement) of all new or substantially improved structures, and whether or not the structure 
contains a basement; and  

2.  For all new or substantially improved flood proofed structures, verify and record the actual 
elevation in relation to mean sea level, and maintain the flood proofing certifications required 
by this chapter.  

3. Certification required by 5.24.170(A). 

4. Records of all variance actions, including justification for their issuance. 

5. Improvement and damage calculations. 

6. Maintain for public inspection all records pertaining to the provisions of this ordinance. 

D.  Alteration of watercourses. See TMC 18D.70.040.D.  

 Whenever a watercourse is to be altered or relocated: 

 1. Notify adjacent communities and the Department of Ecology prior to such alteration or 
relocation of a watercourse, and submit evidence of such notification to the Federal Insurance 
Administrator through appropriate notification means, and  

 2. Assure that the flood carrying capacity of the altered or relocated portion of said 
watercourse is maintained. 

E.  Interpretation of FIRM boundaries. The building official shall make interpretations where needed 
as to the exact location of the boundaries of the areas of special flood hazards, for example, 
where there appears to be a conflict between a mapped area and actual field conditions. The 
person contesting the location of the boundary shall be given a reasonable opportunity to appeal 
the interpretation. Such appeals shall be granted when consistent with the standards of Section 
60.6 of the Rules and Regulations of the National Flood Insurance Program (44 CFR 59-76) as 
the same now exist or may hereafter be amended.  

F.  1.  Whenever necessary to make an inspection to enforce any of the provisions of this chapter, 
or whenever the building official or his designee has reasonable cause to believe that there 
exists in any building or upon any lands any condition or violation of this chapter, the building 
official or his designee may enter such building or lands at all reasonable times to inspect 
the same or to perform any duty imposed on the building official by this chapter, provided, 
that if such building or lands be occupied, he shall first identify himself and request entry; 
and if such building or lands is unoccupied, he shall first make a reasonable effort to locate 
the owner or person having control of the building or lands and request entry. If such entry 
is refused, the building official or his designee shall have recourse to every remedy provided 
by law to secure entry.  

2.  No owner or occupant or any other person having charge, care or control of any building or 
lands shall fail or neglect, after proper request, to promptly permit entry by the building official 
for the purposes authorized above.  

(Ord. No. 861, § 6, 8-9-2016)  

G. Review of Building Permits. Where elevation data is not available, either through the FIS, FIRM, 

or from another authoritative source TMC 5.24.120(B), applications for floodplain development 
shall be reviewed to assure that proposed construction will be reasonably safe from flooding. The 
test of reasonableness is a local judgment and includes use of historical data, high water marks, 
photographs of past flooding, etc., where available. 
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 (Failure to elevate habitable buildings at least two feet above the highest adjacent grade in these 
zones may result in higher insurance rates.) 

H.  Changes to Special Flood Hazard Area.  

1.  If a project will alter the BFE or boundaries of the SFHA, then the project proponent shall 
provide the community with engineering documentation and analysis regarding the proposed 
change. If the change to the BFE or boundaries of the SFHA would normally require a Letter 
of Map Change, then the project proponent shall initiate, and receive approval of, a 
Conditional Letter of Map Revision (CLOMR) prior to approval of the development permit. 
The project shall be constructed in a manner consistent with the approved CLOMR. 

2. If a CLOMR application is made, then the project proponent shall also supply the full CLOMR 
documentation package to the Floodplain Administrator to be attached to the floodplain 
development permit, including all required property owner notifications.

5.24.130. - Variances.  

A.  The city council of the city shall hear and decide requests for variances from the requirements of this 
chapter.  

B.  In passing upon such applications, the city council shall consider all technical evaluations, relevant 
factors, standards specified in other sections of this chapter, and the following:  

1.  The danger that materials may be swept onto other lands to the injury of others;  

2.  The danger to life and property due to flooding or erosion damage;  

3.  The susceptibility of the proposed facility and its contents to flood damage and the effect of such 
damage on the individual owner;  

4.  The importance of the services provided by the proposed facility to the community;  

5.  The necessity to the facility of a waterfront location, if applicable;  

6.  The availability of alternative locations for the proposed use which are not subject to flooding or 
erosion;  

7.  The compatibility of the proposed use with existing and anticipated development;  

8.  The relationship of the proposed use to the comprehensive plan and floodplain management 
program for that area;  

9.  The safety of access to the property in times of flood for ordinary and emergency vehicles;  

10.  The expected heights, velocities, duration, rate of rise and sediment transport of the floodwaters 
and the effects of wave action, if applicable, expected at the site; and  

11.  The costs of providing governmental services during and after flood conditions, including 
maintenance and repair of public utilities and facilities such as sewer, gas, electrical and water 
systems, and streets and bridges.  

C.  Upon consideration of the factors specified in the foregoing paragraph, the city council may approve, 
approve with conditions such as it deems necessary to further the purposes of this chapter, or deny 
the request.  

D.  The director of development services shall maintain records of all appeal actions and report any 
variances to the Federal Insurance Administration upon request.  

(Ord. No. 861, § 6, 8-9-2016) 

5.24.140. - Conditions for variances.  

Formatted: Font: Italic

Commented [RA(26]: This section is Recommended.  
However, be aware that 44 CFR 65.3 requires 
communities to submit new technical information 
regarding changes affecting flooding conditions.  This 
section gives a community the authority to require 
necessary information from project proponents.  

Formatted: list2

50

8.



A.  Variances from the strict application of this chapter may be granted only upon full consideration of the 
matters set forth in TMC 5.24.130(D). No variances may be granted from the requirements of TMC 
5.24.160(A) or TMC 5.24.170(B).  

B.  Variances may be issued for the reconstruction, rehabilitation or restoration of structures listed on the 
National Register of Historic Places or a comparable state inventory of historic places, without regard 
for the procedures set forth in this section.  

C.  Variances shall not be issued within a designated floodway if any increase in flood levels during the 
base flood discharge would result.  

D.  Variances shall only be issued upon a determination that the variance is the minimum necessary, 
considering the flood hazard, to afford relief.  

E.  Variance requests shall be denied unless the city council finds on the basis of clear and convincing 
evidence that:  

1.  A showing of good and sufficient cause has been made;  

2.  Failure to grant the variance would result in exceptional hardship to the applicant; and  

3.  Granting of a variance will not result in increased flood heights, additional threats to public safety, 
extraordinary public expense or nuisance, or conflict with any other existing local laws or 
ordinances.  

F.  Variances may be issued for nonresidential buildings in very limited circumstances to allow a lesser 
degree of floodproofing than watertight or dry-floodproofing, where it can be determined that such 
action will have low damage potential, complies with all variance criteria except subsection (A) of this 
section, and otherwise complies with the provisions regarding anchoring and construction materials 
and methods below.  

G.  Any applicant to whom a variance is granted shall be given a written notice that the structure will be 
permitted to be built with a lowest floor elevation below the base flood elevation, and that the cost of 
flood insurance will be commensurate with the increased risk resulting therefrom. All risk of damage 
or loss not covered by flood insurance occurring as a result of such variance permitting a reduction in 
the required elevation for the lowest floor shall be borne solely by the applicant.  

(Ord. No. 861, § 6, 8-9-2016) 

ARTICLE V. - FLOOD HAZARD REDUCTION  

5.24.150. - General standards.  

A.  Finished grade after construction.  

1.  After construction or other development, but prior to final building inspection, certificate of 
occupancy or other final approval, the applicant shall obtain and furnish to the city a topographic 
survey, prepared by a licensed surveyor or engineer, with sufficient scale and contour to interval 
to adequately assess variation in ground surface and determine the average grade after 
construction or development, unless the requirement for a topographic survey was waived at the 
time of application.  

2.  The average finished grade of all lots, tracts or parcels after construction of a building or other 
development, excluding the area occupied by the above-grade building or other development, 
shall be no greater than the average grade of the lot prior to construction or development. After 
construction or other development but prior to final building inspection, the applicant shall furnish, 
together with the topographic survey, the written certification of the licensed surveyor or engineer 
preparing the topographic survey that the finished grade meets the requirement of this subsection. 
No building or other development shall be occupied or used if the requirements of this section are 
not met.  
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3.  Any earth material that must be removed from a site in order to comply with the requirements of 
this chapter shall be transported to an approved disposal site at the applicant's or property owner's 
sole expense, and evidence of such disposal shall be furnished to the building official.  

B.  Anchoring.  

1.  All new construction and substantial improvements shall be anchored so as to prevent flotation, 
collapse or lateral movement of the structure resulting from hydrodynamic and hydrostatic loads 
including the effects of buoyancy, pursuant to a design prepared by a registered professional 
engineer or architect licensed by the State of Washington.  

2.  All manufactured homes shall be anchored to prevent flotation, collapsecollapse, or lateral 
movement, pursuant to a design prepared by a registered professional engineer or architect, 
andarchitect and shall be installed using methods and practices that minimize the flood damage. 
Anchoring methods may include, but are not limited to, use of over-the-top or frame ties to ground 
anchors. 

3.  An alternative method of anchoring may involve a system designed to withstand a wind force of 
85 miles per hour or greater. Certification must be provided to the building official that this 
standard has been met.  

C.  Construction materials and methods.  

1.  All new construction and substantial improvements shall be constructed with materials and utility 
equipment resistant to flood damage.  

2.  All new construction and substantial improvements shall be constructed using methods and 
practices that minimize flood damage.  

3.  Electrical, heating, ventilation, plumbing and air-conditioning equipment and other service 
facilities shall be designed and/or otherwise elevated or located so as to prevent water from 
entering or accumulating within the components during conditions of flooding.  

D.  Utilities.  

1.  All new and replacement water supply systems shall be designed to minimize or eliminate 
infiltration of floodwaters into the system.  

2.  New and replacement sanitary sewage systems shall be designed to minimize or eliminate 
infiltration of floodwaters into the systems and discharge from the systems into floodwaters.  

3.  On-site waste disposal systems, if otherwise permitted, shall be located to avoid impairment to 
them or contamination from them during flooding.  

4. Water wells shall be located on high ground that is not in the floodway. 

E.  Subdivision, short subdivision, binding site improvement plan and commercial and multifamily site plan 
approval proposals within areas of special flood hazard.  

1.  All subdivision, short subdivision, binding site improvement plan and commercial and multifamily 
site plan proposals within areas of special flood hazard shall be subject to the provisions of TMC 
Title 18.  

All subdivisions, as well as new development shall: 

1. Be consistent with the need to minimize flood damage; 

2. Have public utilities and facilities, such as sewer, gas, electrical, and water systems located and 
constructed to minimize or eliminate flood damage; 

3. Have adequate drainage provided to reduce exposure to flood damage; 

4. Where subdivision proposals and other proposed developments contain greater than 50 lots or 5 
acres (whichever is the lesser) base flood elevation data shall be included as part of the 
application. 
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F.  Review of building permits. Where elevation data is not available see TMC 18D.70.030 D.  

(Ord. No. 861, § 6, 8-9-2016) 

F. Storage of Materials and Equipment. 

1. The storage or processing of materials that could be injurious to human, animal, or plant life if 
released due to damage from flooding is prohibited in special flood hazard areas. 

2. Storage of other material or equipment may be allowed if not subject to damage by floods and if 
firmly anchored to prevent flotation, or if readily removable from the area within the time available 
after flood warning. 

5.24.160. - Specific standards.  

A.  Residential construction.  

1.   In AE and A1-30 zones or other A zoned areas where the BFE has been determined or can be 
reasonably obtained, New new construction and substantial improvement of any residential 
structure shall have the lowest floor (including basement) elevated to at least one foot above the 
base flood elevation.  Mechanical equipment and utilities shall be waterproof or elevated least 
one foot above the BFE.  The following elevation requirements for the first floor of additions to 
existing residential structures shall apply:  

a.  A vertical addition not increasing the footprint of the residential structure shall require 
elevation of the structure only if it constitutes a substantial improvement.  

b.  A lateral addition to a residential structure which constitutes a substantial improvement shall 
require elevation of the structure, regardless of when construction of the structure 
commenced.  

c.  A lateral addition to a residential structure which does not constitute a substantial 
improvement shall require elevation of the addition to the same elevation as the structure.  

2.  Fully enclosed areas below the lowest floor that are subject to flooding are prohibited, unless they 
are designed to automatically equalize hydrostatic pressure on exterior walls by allowing for the 
entry and exit of floodwaters. Designs for meeting this requirement must be certified by a 
registered professional engineer or architect or must meet the following minimum criteria:  

a.  A minimum of two openings having a total net area of not less than one square inch for every 
square foot of enclosed area subject to flooding shall be provided;  

b.  The bottom of all openings shall be no higher than one foot above grade; and  

c.  Openings may be equipped with break-away type screens, louvers or other coverings or 
devices; provided that they permit the automatic entry and exit of floodwaters. 

d. A garage attached to a residential structure, constructed with the garage floor slab below the 
BFE, must be designed to allow for the automatic entry and exit of floodwaters. 

Alternatively, a registered engineer or architect may design and certify engineered openings.  

3. New construction and substantial improvement of any residential structure in an Unnumbered A 
zone for which a BFE is not available and cannot be reasonably obtained shall be reasonably safe 
from flooding, but in all cases the lowest floor shall be at least two feet above the Highest Adjacent 
Grade. 

B.  Nonresidential construction.  

Nonresidential Construction. New construction and substantial improvement of any commercial, industrial 
or other nonresidential structure shall meet the requirements of subsection 1 or 2, below: 
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1. New construction and substantial improvement of any commercial, industrial or other 
nonresidential structure shall meet all of the following requirements: 

a. In AE and A1-30 zones or other A zoned areas where the BFE has been determined or can 
be reasonably obtained: 

New construction and substantial improvement of any commercial, industrial, or other 
nonresidential structure shall have the lowest floor, including basement, elevated one foot or 
more above the BFE, or elevated as required by ASCE 24, whichever is greater. Mechanical 
equipment and utilities shall be waterproofed or elevated least one foot above the BFE, or 
as required by ASCE 24, whichever is greater. 

b. If located in an Unnumbered A zone for which a BFE is not available and cannot be 
reasonably obtained, the structure shall be reasonably safe from flooding, but in all cases 
the lowest floor shall be at least two feet above the Highest Adjacent Grade. 

c. Fully enclosed areas below the lowest floor that are subject to flooding are prohibited or 
shall be designed to automatically equalize hydrostatic flood forces on exterior walls by 
allowing for the entry and exit of floodwaters. Designs for meeting this requirement must 
either be certified by a registered professional engineer or architect or must meet or exceed 
the following minimum criteria: 

i. Have a minimum of two openings with a total net area of not less than one 
square inch for every square foot of enclosed area subject to flooding. 

ii. The bottom of all openings shall be no higher than one foot above grade. 

iii. Openings may be equipped with screens, louvers, valves, or other coverings 
or devices provided that they permit the automatic entry and exit of 
floodwater. 

iv. A garage attached to a residential structure, constructed with the garage floor 
slab below the BFE, must be designed to allow for the automatic entry and 
exit of floodwaters. 

Alternatively, a registered engineer or architect may design and certify engineered 
openings. 

2. If the requirements of subsection 1 are not met, then new construction and substantial 
improvement of any commercial, industrial or other nonresidential structure shall meet all of 
the following requirements: 

a. Be dry flood proofed so that below one foot or more above the base flood level the 
structure is watertight with walls substantially impermeable to the passage of water or 
dry flood proofed to the elevation required by ASCE 24, whichever is greater; 

b. Have structural components capable of resisting hydrostatic and hydrodynamic loads 
and effects of buoyancy; 

c. Be certified by a registered professional engineer or architect that the design and 
methods of construction are in accordance with accepted standards of practice for 
meeting provisions of this subsection based on their development and/or review of 
the structural design, specifications and plans.  

d. Nonresidential structures that are elevated, not flood proofed, must meet the same 
standards for space below the lowest floor as described in TMC 5.24.160(A)(2); 
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Applicants who are flood proofing nonresidential buildings shall be notified that flood 
insurance premiums will be based on rates that are one foot below the flood proofed 
level (e.g. a building flood proofed to the base flood level will be rated as one foot 
below).  Flood proofing the building an additional foot will reduce insurance 
premiums. 

1.  New construction and substantial improvement of any commercial, industrial or other 
nonresidential structure shall either have the lowest floor (including basement) elevated to or 
above the level of the base flood elevation or together with attendant utility and sanitary facilities, 
shall:  

a.  Be flood proofed so that below one foot above the base flood level the structure is watertight 
with walls substantially impermeable to the passage of water;  

b.  Have structural components capable of resisting hydrostatic and hydrodynamic loads and 
effects of buoyancy; and  

c.  Be certified by a registered professional engineer or architect that the design and methods 
of construction are in accordance with accepted standards of practice for meeting the 
provisions of this subsection based on their development and/or review of the structural 
design, specifications and plans, and such certification is provided to the building official.  

2.  Nonresidential structures that are elevated, not flood proofed, must meet the same standards for 
space below the lowest floor as provided for residential structures.  

3.  Applicants for floodproofing nonresidential buildings shall be notified that flood insurance 
premiums will be based on rates that are one foot below the flood proofed level; for example, a 
building flood proofed to one foot above the base flood level will be rated as at the base flood 
level.  

C.  Manufactured homes.  

1.  All manufactured homes to be placed or substantially improved within zones A1-30, AH and AE 
on the FIRM on sites (a) outside of a manufactured home park or subdivision; (b) in a new 
manufactured home park or subdivision; or (c) in an expansion to an existing manufactured home 
park or subdivision in which a manufactured home has incurred substantial damage as a result 
of a flood, shall be elevated on a permanent foundation such that the lowest floor of the 
manufactured homes one foot or more above the base flood elevation, and be securely anchored 
to an adequately anchored foundation system to resist flotation, collapse and lateral movement.  

2.  Manufactured homes to be placed or substantially improved on sites in an existing manufactured 
home or subdivision within zones A1-30, AH and AE on the FIRM that are not subject to the 
foregoing manufactured home provisions shall be elevated so that either:  

a.  The lowest floor of the manufactured home is elevated to one foot above the base flood 
elevation; or  

b.  The manufactured home chassis is supported by reinforced piers or other foundation 
elements of at least equivalent strength that are no less than 36 inches in height above grade 
and is securely anchored to an adequately designed foundation system to resist flotation, 
collapse and lateral movement.  

3.  For purposes of this section, "substantial damage" of a manufactured home shall mean any 
damage the cost of which to repair or reconstruct exceeds 50 percent of the market value of the 
manufactured home before the repair or reconstruction is started.  

D.  Recreational vehicles. Recreational vehicles placed on site within zones A1-30, AH and AE on the 

FIRM shall either:  

1.  Be on site fewer than 180 consecutive days;  
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2.  Be fully licensed and ready for highway use, be on its wheels or jacking system, be attached to 
the site only by quick disconnect type utilities and security devices, and have no permanent 
attached additions; or  

3.  Meet the requirements of the elevation and anchoring requirements for manufactured homes.  

E.  Critical facilities. Construction of new critical facilities shall be, to the extent possible, located outside 

of the limits of the base floodplain. Construction of new critical facilities shall be permissible within the 
base floodplain if no feasible alternative site is available. Critical facilities constructed within the base 
floodplain shall have the lowest floor elevated to three feet or more above the base flood elevation at 
the site. Floodproofing and sealing measure must be taken to ensure that toxic substances will not be 
displaced by or released into floodwaters. Access routes elevated to or above the level of the base 
floodplain shall be provided to all critical facilities to the extent possible.  

F.  Fill.  

1.  Subject to the provisions of subsection (F)(2) of this section, no fill shall be permitted except where 
provision has been made on the subject property to balance the capacity to store floodwaters and 
accommodate potential surface flow in an amount equal to the amount of floodwater likely to be 
displaced by the fill; provided, provision may be made subject to TMC 5.24.18 to balance the 
capacity to store floodwaters off the subject property, when it can be demonstrated that the 
property upon which the balancing capacity is being created is located such that no increase in 
the base flood discharge will result. Care shall be taken to prevent erosion and surface runoff to 
adjacent properties. All fill shall be compacted at the time of placement.  

2.  Any person may place not more than five yards of material used solely for landscape maintenance 
or gardening at a residence or business in any one calendar year; provided, written notification 
shall be given to the building official within five business days after the placement of such fill. 
Such right shall not be assignable, nor shall it carry over from year to year or otherwise be 
cumulative.  

G.  Clearing and grading. Clearing and grading shall be approved only when the application provides:  

1.  A plan and profile of the site to be cleared;  

2.  Identification of the flora to be removed;  

3.  A reclamation plan to prevent erosion; and  

4.  A drainage plan in accordance with Title 12 TMC, where a street project is proposed.  

H.  Bank improvements. Where proposed development or improvements include modification or work 
along the banks of Scatter Creek, application shall first be made to the State Department of Fisheries 
and Game for a State Hydraulics Permit. Application for the permit required by this chapter shall not 
be made until after the state permit is approved, and a certified copy has been provided to the city.  

I.  Hazardous materials.  

1.  The placement, transfer or storage of chemicals, petroleum products or by-products, fertilizers, 
insecticides, pesticides, lime, cement or other material that, when inundated will constitute a 
hazard to life, health and safety, or adversely affect the quality of surface waters, in quantities 
greater than those declared to be exempt pursuant to the International Building Code is prohibited 
within areas of special flood hazard.  

2.  Where a clearing and grading permit is sought in connection with any development for which a 
shorelines substantial development permit is required, the application shall be reviewed by the 
planning administrator prior to issuance of a clearing and grading permit.  

J. Enclosed area below the lowest floor. If buildings or manufactured homes are constructed or 

substantially improved with fully enclosed areas below the lowest floor, the areas shall be used solely 
for parking of vehicles, building access, or storage. 

K.   Detached Accessory Structures (Detached garages and small storage structures). Detached 

accessory structures used solely for parking of vehicles or limited storage may be constructed such 

Formatted: Font: Italic

Commented [RA(38]: Mandatory per 44 CFR 
60.3(c)(5) 

Formatted: Font: (Default) Arial, 10 pt

Formatted: Indent: Left:  0", Hanging:  0.25"

Formatted: Font: (Default) Arial, Not Bold, Italic

Commented [RA(39]: Optional/recommended 
provision.  

Formatted: Font: (Default) Arial, 10 pt

Formatted: Font: (Default) Arial

56

8.



that the floor is below the BFE, provided the structure is designed and constructed in accordance with 
the following requirements: 

1. In special flood hazard areas other than coastal high hazard areas (Zones A, AE, AH, AO, and 
A1-30), the structure is not larger than a one-story two-car garage; 
 

2. The portions of the structure located below the BFE must be built using flood resistant 
materials; 
 

3. The structure must be adequately anchored to prevent flotation, collapse, and lateral 
movement; 
 

4. Any machinery or equipment servicing the structure must be elevated or floodproofed to or 
above the BFE; 
 

5. The structure must comply with floodway encroachment provisions in TMC 5.24.170(A);  
 

6. The structure must be designed to allow for the automatic entry and exit of flood waters in 
accordance with TMC 5.24.160(A)(2);  
 

7. The structure shall have low damage potential;  
 

8. If the structure is converted to another use, it must be brought into full compliance with the 
standards governing such use; and 
 

9. The structure shall not be used for human habitation. 
 

(Ord. No. 861, § 6, 8-9-2016)  

 

5.24.165. -  AE and A1-30 Zones with Base Flood Elevations but No Floodways.  In areas with BFEs 
(when a regulatory floodway has not been designated), no new construction, substantial improvements, 
or other development (including fill) shall be permitted within zones A1-30 and AE on the community’s 
FIRM, unless it is demonstrated that the cumulative effect of the proposed development, when combined 
with all other existing and anticipated development, will not increase the water surface elevation of the 
base flood more than one foot at any point within the community.

5.24.170. - Floodways.  

Since the floodway is an extremely hazardous area due to the velocity of floodwaters which carry 
debris, potential projectiles and erosion potential, the following provisions apply in all areas designated as 
floodways on the FIRM:  

A.  Encroachments prohibited. No encroachment, including fill, new construction, substantial 

improvement or other development shall be permitted within the floodway unless certification by 
a registered design professional is provided demonstrating through hydrologic and hydraulic 
analyses performed in accordance with standard engineering practice that the proposed 
encroachment would not result in any increase in flood levels during the occurrence of the base 
flood discharge.  

B.  Residential construction prohibited. No new construction or reconstruction of residential 

structures shall be permitted within the floodway, except for the following:  

1.  Repairs, reconstruction or improvements to a structure which do not increase the ground 
floor area; and  
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2.  Repairs, reconstruction or improvements to a structure, the cost of which does not exceed 
50 percent of the market value either:  

a.  Before the repair, reconstruction or improvement is commenced, or  

b.  If the structure has been damaged, and is being restored, before the damage occurred. 
Any project for improvement of a structure to correct existing violations of state or local 
health, sanitary or safety code specifications which have been identified by the local 
code enforcement official and are the minimum necessary to assure safe living 
conditions or to structures identified as historic places shall not be included in the 50-
percent limitation.  

C.  If the requirements of subsection (A) of this section are met, all new construction and substantial 
improvement shall comply with all other applicable flood hazard reduction standards of this 
chapter.  

D. All other building standards apply in the Floodway. If TMC 5.24.170(A) is satisfied or construction 

is allowed pursuant to TMC 5.24.170(B), all new construction and substantial improvements shall 
comply with all applicable flood hazard reduction provisions of Article V, Flood Hazard Reduction. 

(Ord. No. 861, § 6, 8-9-2016) 

5.24.190. - Appeals.  

A.  Any applicant, resident or taxpayer may appeal from any requirements, decision or determination of 
the building official when it is alleged that there is an error in the administration of this chapter. All such 
appeals shall be made by written notice of appeal, filed with the city clerk, which notice shall identify 
the requirement, decision or determination alleged to be erroneous, and shall state the factual and 
legal grounds relied upon. Such appeal shall be heard and determined by the city council within 60 
days of the date of filing of the notice of appeal, and all decisions shall be in writing supported by 
findings of fact.  

(Ord. No. 861, § 6, 8-9-2016)  

5.24.200. - Livestock Sanctuary Areas. Elevated areas for the for the purpose of creating a flood sanctuary 

for livestock are allowed on farm units where livestock is allowed.  Livestock flood sanctuaries shall be 

sized appropriately for the expected number of livestock and be elevated sufficiently to protect livestock.  

Proposals for livestock flood sanctuaries shall meet all procedural and substantive requirements of this 

chapter. Note:  To be “elevated sufficiently to protect livestock” typically means to be elevated at least one 

foot above the BFE. 
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File Attachments for Item:

9. Outside Agency

1) Chamber of Commerce

2) Economic Development Council (EDC)

3) South Thurston Economic Development Initiative (STEDI)

4) ARCH Commission 5) Experience Olympia & Beyond (VCB)

5) Timberland Regional Library

6) South Thurston Fire & EMS

7) Thurston County Sheriff's Office
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