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SUBJECT

An ordinance relating to coastal high hazard regulations for Vashon and Maury Islands.
BACKGROUND

Updated coastal high hazard area maps

The existing coastal high hazard area maps along Vashon-Maury Island are more than 30 years old.  Aside from age, the existing maps are very inaccurate in that they included land up on high bluffs or a farther distance from the water.  Furthermore, when existing maps were developed they did not:

· Reflect the risk in coastal high hazard areas from wind and wave action, and

· Establish the depths of flooding that could be expected during major storms.

King County, working with the Federal Emergency Management Agency ("FEMA"), has prepared new coastal high hazard area maps for Vashon-Maury Island.  The new coastal flood hazard maps reflect “best available data”, having been prepared using the most current mapping techniques and land and seafloor elevations. 

Adoption of coastal high hazard area regulations

Currently, King County does not have adopted coastal high hazard regulations.  Adoption of such regulations is necessary for the County to be in compliance with FEMA's National Flood Insurance Program ("NFIP").

Without County compliance, federally-backed flood insurance would not be available to property owners within the mapped coastal high hazard areas.

SUMMARY

This ordinance establishes coastal high hazard areas regulations that will apply to portions of Vashon/Maury Island.  The key revisions would require buildings to be:
· Constructed on pilings and columns (fill is not allowed for structural support), 

· Elevated at least three-feet above the 100-year flood elevation, and

· Located landward of the mean high tide, and the foundation anchored. 

The following table is a description of all the proposed revisions.

	Section
	Revision

	1


	Adds a new definition for “coastal high hazard area” to KCC chapter 21A.06.



	2
	Establishes the following standards for development within coastal high hazard areas:

· New buildings and substantial improvement to existing buildings are required to be elevated on pilings and columns.
· The lowest floor must be three feet above the 100-year flood elevation.

· The foundation must be anchored to prevent flotation, collapse and lateral movement.

· A registered professional engineer or architect must prepare the structural design.

· The applicant must provide a FEMA elevation certificate prepared by a licensed surveyor documenting the bottom of the lowest floor and whether or not the structure has a basement.

· King County must maintain copies of the FEMA elevation certificates.

· All new buildings must be landward of mean high tide.

· Non-supporting open wood lattice-work or insect screening that is intended to collapse under wind and wave loads is allowed.

· The space below the lowest floor must be free of obstruction and used only for parking, access or storage. No human habitation is allowed below the lowest floor.

· Fill is not allowed for structural support.

· Manufactured homes must meet the same standards as new buildings.

· Recreational vehicles must be on site for fewer than 180 days or be ready for highway use


ANALYSIS

Compliance with NFIP Requirements - In order for property owners to take advantage of potentially lower insurance costs under the NFIP, it is necessary for the County to be in compliance with that program by having the requisite coastal high hazard regulations.  This ordinance reflects the minimum coastal high hazard area standards under the NFIP.
Three-Foot Elevation - The requirement that buildings be elevated on pilings at least three feet above the 100-year flood elevation carries forward the County’s current policy of including an extra factor of safety to prevent future damages, which is particularly important given the potential for climate impacts on severity of storms and sea level rise.

Areas Affected - This ordinance will affect only shorelines located on Vashon and Maury Islands. The draft coastal high hazard area maps, which include estimates of flood elevations and areas of inundation may be viewed online using the following link:
www.kingcounty.gov/environment/waterandland/flooding/maps.aspx.

The Executive has indicated that although the number of parcels to be located in the newly-mapped coastal high hazard area is almost the same as that included on the current “approximate” flood maps, the actual land area within the newly-mapped  coastal high hazard area is less.  That is because existing maps are inaccurate due to their inclusion of land up on high bluffs or land located above the ordinary high water mark. 

Impact on Individual Parcels - The Executive has also indicated that individual parcels will have more buildable area located outside the mapped coastal high hazard areas.  The new maps will provide more accurate information reflecting hazards from wave and tidal action.  This information will be useful not only for landowners renovating or building homes, but also the County as it develops hazard mitigation plans and designs capital projects. 
Impact on Flood Insurance Rates - Generally, property owners will see little or no change in flood insurance rates or requirements, and some rates may go down.  Existing flood insurance policies are grandfathered to their current rate. If the flood insurance rate under the new maps is less than the current rate, the property owner can chose the new lower rate.

AMENDMENTS
None
ATTACHMENTS
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