
 

 

  CITY OF SEATAC 
PLANNING COMMISSION MEETING 

 
Riverton Room, SeaTac City Hall, 4800 S. 188th Street 

September 1, 2015, 5:30 p.m. 
 

 
 

MEETING AGENDA 
 
 
 

1) Call to Order/Roll Call – 5:30 p.m.  
 
2) Approve Minutes of August 4, 2015 Planning Commission meeting (Exhibit A) 

 
3) Public Comment:  Public comment will be accepted on items not scheduled for a public 

hearing 
 

4) Briefing on potential amendments to wetlands regulations (Exhibit B) 
    

5) CED Director’s Report   
 

6) Planning Commission Comments (including suggestions for next meeting agenda)  
 

7) Adjournment 
 
 
 
 
 
 
 
 
 
 
 
The Planning Commission consists of five members appointed by the Mayor and confirmed by the City 
Council. The Commission primarily considers plans and regulations relating to the physical development 
of the city, plus other matters as assigned. The Commission is an advisory body to the City Council.  
 
All Commission meetings are open to the public and comments are welcome. Please be sure to be 
recognized by the Chair prior to speaking.  
 

 



EXHIBIT A 
7/7/15 

CITY OF SEATAC 
PLANNING COMMISSION 

Minutes of August 4, 2015  
Regular Meeting 

 
 
Members present: Joe Adamack, Tom Dantzler and Jim Todd 
Members absent: Roxie Chapin, Robert Scully (both excused)  
Staff present:   Joe Scorcio, CED Director; Steve Pilcher, Planning Manager  
 
 
1.  Call to Order 
Chair Adamack called the meeting to order at 5:30 p.m.  
  
 
2.  Approval of minutes 
Moved and seconded to approve the minutes of the July 21, 2015 meeting with a minor 
correction. Passed 3-0.  
 
 
3.  Public Hearing on proposed amendments to SeaTac Municipal Code, Title 14 
(Subdivision Code), regarding the number of lots allowed within a short plat, and bonding 
issues 
 
Chair Adamack opened the public hearing a 5:31 p.m. 
 
Planning Manager Steve Pilcher presented the staff report, noting that the proposal is to increase 
the number of lots allowed within a short plat from four (4) to nine (9), the maximum number 
allowed by State law. He noted that several jurisdictions in King County have made this change 
and that it would be consistent with previous amendments made to the City’s SEPA categorical 
exemption levels. He noted there are approx. 39 parcels in the City that could potentially benefit 
from this amendment. Mr. Pilcher also listed the benefits of raising the threshold.  
 
Mr. Pilcher noted for the record that the proposed amendments had been sent to the State Dept. 
of Commerce for review and that a SEPA determination had been issued and advertised.  
 
Mr. Pilcher read into the record a letter that had been received by Daryl Tapio (copies were 
provided to the Commission members). He also handed out a letter that had been received from 
Sam Pace of the Board of Realtors, expressing support for the proposal.  
 
The Commission discussed Mr. Tapio’s concern with the definition of original tract, but decided 
the language as drafted should remain unchanged. The Commission agreed with his other 
concern regarding keeping the maintenance bond period at one year (SMC 14.28.110).  
 
The Chair noted there was no public present to provide comment and closed the public hearing to 
testimony a 6:00 p.m.  
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Moved and seconded to approve the proposed amendments. Moved and seconded to amend the 
proposal to continue with a one-year maintenance bond period as currently found in SMC 
14.28.110. Motion to amend passed 3-0.  
 
It was then moved and seconded to approve the proposal as amended. Passed 3-0.  
 
 
4.  Code Compliance code amendments   
 
An initial group of proposed amendments to the Municipal Code concerning code 
compliance/enforcement were presented at the last meeting. This batch involves  
additions to Chapter 7.15, Property Maintenance and Chapter 7.25, Junk Vehicles – Vehicle 
Storage. The Commission had requested additional time to review these proposals and provide 
comment.   
 
After discussion, the Commission voted 3-0 to endorse the amendment package. Staff will relay 
this decision to the Council when the code amendments are presented for their consideration and 
adoption.  
 
 
5.  CED Director’s Report 
 
Mr. Scorcio advised the Commission that staff is target a date in November for a public hearing 
of the reformatted Zoning Code. This will allow for Council action before the end of the year.    
 
He reminded the Commission that this evening was National Night Out and they could possibly 
visit some gatherings after the meeting.  
 
Mr. Pilcher handed out a summary report from the MRSC website, outlining changes that 
occurred during this past legislative session concerning both medical and recreational marijuana.  
 
Mr. Scorcio suggested that the August 18th meeting be canceled; the Commission concurred.  
 
 
7.  Planning Commission comments 
 
Commissioners inquired about an issue with the Wat Buddharam Buddhist study center. Staff 
indicated this is being pursued as a code violation, as the conditional use permit for the facility 
limited its use to no more than 15 individuals at a given time.  
 
 
8.   Adjournment 
 
Moved and seconded to adjourn. Motion passed 3-0. The meeting adjourned at 6:43 p.m.  
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 MEMORANDUM 

COMMUNITY & ECONOMIC DEVELOPMENT 

  
 
Date:  August 27, 2015 
To: Planning Commission  
From: Steve Pilcher, Planning Manager 
Subject: Wetland Regulations 
  
 
In May of this year, we received notification from the Washington State Department of Ecology 
(DOE) that at least a portion of the City’s wetland regulations are in need of being updated. (See 
email from Donna Bunten dated May 7, 2015). DOE is involved in an on-going process of 
evaluating the efficacy of methods being used to protect wetlands and in 2014, provided some 
updated guidance of how to best protect these environmental resources. Apparently they were 
reviewing individual jurisdiction’s regulations and noted that the City’s regulations were in need 
of updating.  
 
As noted in Ms. Bunten’s email, updating our environmental regulations was not on our work 
program for this year. In reviewing the materials cited in the email (particularly the “Guidance for 
Small Cities” document), it does appear that we should place a thorough overview on a future 
work program. In the meantime, the bullet points outlined in the email communication appear to 
be a minimal level of potential amendments that should be considered in advance of any major 
update.  
 
We look forward to reviewing these materials with you next Tuesday.  

 































15.10.675 Wetland 

Those areas in the City which are inundated or saturated by ground or surface water at a frequency and 

duration sufficient to support, and under normal circumstances do support, a prevalence of vegetation typically 

adapted for life in saturated soil conditions. According to the 33 CFR 328.3 (1988), wetlands generally include 

swamps, marshes, bogs and similar areas. Where the vegetation has been removed or substantially altered, a 

wetland shall be determined by the presence or evidence of hydric or organic soil, as well as by other 

documentation, such as aerial photographs of the previous existence of wetland vegetation. When the areas of 

any wetlands are hydrologically connected to each other, they shall be added together to determine which of 

the following categories of wetlands apply: 

A.    Class I Wetland. Only includes wetlands assigned the Unique/Outstanding #1 rating in the 1983 King 

County Wetlands Inventory (or the most recent City inventory) or which meet any of the following criteria: 

1.    Are wetlands which have present species listed by the Federal or State government as 

endangered or threatened or outstanding actual habitat for those; 

2.    Are wetlands which have forty percent (40%) to sixty percent (60%) permanent open water 

in dispersed patches with two (2) or more classes of vegetation; 

3.    Are wetlands equal to or greater than ten (10) acres in size and have three (3) or more 

wetland classes, one of which is open water; 

4.    Are wetlands which have present plant associations of infrequent occurrence; 

5.    Spaghnum or peat wetlands; or 

6.    Forested wetlands equal to or greater than one (1) acre in size. 

B.    Class II Wetland. Only includes wetlands assigned the Significant #2 rating in the 1983 King County 

Wetlands Inventory (or the most recent City inventory) or which meet any of the following criteria: 

1.    Are wetlands greater than one (1) acre in size; or 

2.    Are wetlands equal to or less than one (1) acre in size and have three (3) or more wetland 

classes; or 

http://www.law.cornell.edu/cfr/text/33
http://www.law.cornell.edu/cfr/text/33/328.3


3.    Are forested wetlands less than one (1) acre in size but are larger than two thousand five 

hundred (2,500) square feet; or 

4.    Are wetlands which have present heron rookeries or raptor nesting trees. 

C.    Class III Wetland. Only includes wetlands assigned the Lesser Concern #3 rating in the 1983 King County 

Wetlands Inventory (or most recent City inventory) or which are wetlands equal to or less than one (1) acre in 

size and have two (2) or fewer wetland classes. This does not include drainage ditches used as part of an 

approved public storm drainage system that may support wetland vegetation or retention/detention systems. 

(Ord. 92-1041 § 1) 

 

15.10.680 Wetland Edge 

The line delineating the outer edge of a wetland established by using the 1987 U.S. Army Corps of Engineers 

Wetlands Delineation Manual in conjunction with the Washington Regional Guidance on the 1987 Wetland 

Delineation Manual dated May 23, 1994. (Ord. 95-1016 § 7; Ord. 92-1041 § 1) 

 

15.10.685 Wetland, Forested 

A wetland which is characterized by woody vegetation at least twenty (20) feet tall. (Ord. 92-1041 § 1) 

 

15.10.690 Wetland Functions 

Natural processes performed by wetlands including functions which are important in facilitating food chain 

production, providing habitat for nesting, rearing and resting sites for aquatic, terrestrial and avian species, 

maintaining availability and quality of water, acting as recharge and discharge areas for groundwater aquifers 

and moderating surface and storm water flows, as well as providing other functions including, but not limited to, 

those set forth in 33 CFR 320.4(b)(2), 1988. (Ord. 92-1041 § 1) 

 

 

 

http://www.law.cornell.edu/cfr/text/33
http://www.law.cornell.edu/cfr/text/33/320.4
http://www.law.cornell.edu/cfr/text/33/1988


15.10.700 Wetland, Isolated 

A wetland which has a total size less than two thousand five hundred (2,500) square feet excluding buffers, 

which is hydrologically isolated from other wetlands or streams, and which does not have permanent open 

water. (Ord. 92-1041 § 1) 

   

15.10.705 Wet Meadow, Grazed 

Palustrine emergent wetland typically having up to six (6) inches of standing water during the wet season and 

dominated under normal conditions by meadow emergents such as reed, canary grass, spike rushes, 

bulrushes, sedges and other rushes. During the growing season, the soil is often saturated but not covered with 

water. These meadows frequently have been or are being used for livestock activities. (Ord. 92-1041 § 1) 

 

15.30.010 Purpose 

The purpose of this chapter is to implement the goals and policies of the Washington State Environmental 

Policy Act, Chapter 43.21C RCW, and the SeaTac Comprehensive Plan which call for protection of the natural 

environment and the public health and safety by: 

A.    Establishing development standards to protect defined sensitive areas; 

B.    Protecting members of the public, public resources and facilities from injury, loss of life, property damage 

or financial loss due to flooding, erosion, landslides, seismic and soil subsidence or steep slope failures; 

C.    Protecting unique, fragile and valuable elements of the environment including, but not limited to, wildlife 

and its habitat; 

D.    Requiring mitigation of unavoidable impacts on environmentally sensitive areas by regulating alterations in 

or near sensitive areas; 

E.    Preventing cumulative adverse environmental impacts on water availability, water quality, wetlands and 

streams; 

F.    Measuring the quantity and quality of wetland and stream resources and preventing overall net loss of 

wetland and stream functions; 

http://www.codepublishing.com/cgi-bin/rcw.pl?cite=43.21C


G.    Protecting the public trust as to navigable waters and aquatic resources; 

H.    Meeting the requirements of the National Flood Insurance Program and maintaining SeaTac as an eligible 

community for federal flood insurance benefits; 

I.    Alerting members of the public including, but not limited to, appraisers, owners, real estate agents, potential 

buyers or lessees to the development limitations of sensitive areas; and 

J.    Providing City officials with sufficient information to protect sensitive areas. 

 

15.30.190 Building Setbacks 

Unless otherwise provided, buildings and other structures shall be set back a distance of fifteen (15) feet from 

the edges of all sensitive area buffers or from the edges of all sensitive areas if no buffers are required. The 

following may be allowed in the building setback area: 

A.    Landscaping; 

B.    Uncovered decks; 

C.    Building overhangs if such overhangs do not extend more than eighteen (18) inches into the setback area; 

and 

D.    Impervious ground surfaces, such as driveways and patios; provided, that such improvements may be 

subject to special drainage provisions specified in City policies and rules adopted for the various sensitive 

areas. 

The following Sensitive Areas Setback Requirements Chart specifies setback buffers and additional building 

setbacks. The setback buffers specified are minimum requirements, and may be increased based on special 

studies completed by qualified professionals pursuant to SMC 15.30.300. 

  

 

 

http://www.codepublishing.com/wa/seatac/html/Seatac15/Seatac1530.html%2315.30.300


  SETBACK BUFFER  
BUILDING SETBACK 

FROM BUFFER 

Class I Wetland  100 feet  15 feet 

Class II Wetland  50 feet  15 feet 

Class III Wetland  35 feet  15 feet 

Class 1 Stream  100 feet  15 feet 

Class 2 Stream with 

Salmonids  

100 feet  15 feet 

Class 2 Stream  50 feet  15 feet 

Class 3 Stream  25 feet  15 feet 

Slopes 40% or greater  50 feet from top, toe, or side of slope  N/A 

Landslide Hazard Areas  50 feet from all edges of the landslide 

hazard area  

N/A 

(Ord. 03-1037 § 1; Ord. 92-1041 § 1) 
 

 

15.30.320 Wetlands – Mitigation Requirements 

A.    Restoration shall be required when a wetland or its buffer is altered in violation of law or without any 

specific permission or approval by the City. The following minimum requirements shall be met for the 

restoration of a wetland: 

1.    The original wetland configuration shall be replicated including its depth, width, length and gradient 

at the original location; 

2.    The original soil type and configuration shall be replicated; 

3.    The wetland edge and buffer configuration shall be restored to its original condition; 

4.    The wetland, edge and buffer shall be replanted with vegetation native to the City and King County 

which replicates the original vegetation in species, sizes and densities; and 



5.    The original wetland functions shall be restored including, but not limited to, hydrologic and biologic 

functions; 

B.    The requirements in subsection (A) may be modified if the applicant demonstrates that greater wetland 

functions can otherwise be obtained; 

C.    Enhancement shall be required when a wetland or buffer will be altered pursuant to a development 

proposal. Minimum requirements for enhancement shall be established in the SEPA process but must maintain 

or improve the wetland’s biologic and/or hydrologic functions; 

D.    Replacement may be allowed when a wetland or buffer is altered pursuant to an approved development 

proposal if no reasonable opportunities exist for enhancement; 

E.    All alterations of wetlands shall be replaced or enhanced on the site using the following formulas: Class I 

and II wetlands on a two (2) to one (1) basis and Class III on a one (1) to one (1) basis with equivalent or 

greater biologic functions including, but not limited to, habitat functions and with equivalent hydrologic 

functions, including, but not limited to, storage capacity; 

F.    Replacement or enhancement off the site may be allowed if the applicant demonstrates to the satisfaction 

of the City that the off-site location is in the same drainage sub-basin as the original wetland and that greater 

biologic and hydrologic functions will be achieved. The formulas in subsection (E) shall apply to replacement 

and enhancement off the site; and 

G.    Surface water management or flood control alterations including, but not limited to, wetponds shall 

constitute replacement or enhancement unless other functions are simultaneously improved. 
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