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 Chapter 18.68 
ZONING MAP AND TEXT AMENDMENTS 
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18.68.020    Zoning map amendments. 

18.68.025    Zoning text amendments. 

18.68.030    Types of amendments and processing. 

18.68.040    Rezone approval criteria. 

18.68.050    Amendments to rezone requests. 

18.68.060    Contract rezones. 

 

18.68.010 Purpose. 

The purpose of this chapter is to establish a process to amend either the 

text or map of this title. An amendment of the zoning map is also referred to 

as a “rezone” as used elsewhere in this title. 

 

18.68.020 Zoning map amendments. 

Zoning map amendments may be initiated by the City or one or more property 

owners. Applications from property owners must include valid authorization 

from all of the subject property owners involved in the application. 

 

18.68.025 Zoning text amendments. 

Text amendments may be initiated by the City or the public. 

A.  City-initiated text amendments. 

1. The Director may initiate an amendment to the text of this title for 

the following purposes: 

a. Change the text to increase consistency with the Comprehensive Plan 

in compliance with ACC 14.22.050, ‘Conformance and consistency’. 

b. Change the text in response to changes in state and/or federal laws. 

c. Change the text to correct errors, which are determined by the 

Director to be substantive and beyond a scrivener’s error. 

d. Change the text to increase internal consistency of this title 

(Zoning Code). 

2. The Mayor may request the Director to initiate an amendment to the text 

of this title, or by the request of the Mayor on behalf of the City 

Council or the Planning Commission. 

B.  Public-initiated text amendments. 
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1. Any member of the public may submit an application requesting to amend 

the text of this Title using the City’s established application process. 

 

18.68.030 Types of amendments and processing. 

There are three types of map amendments and two types of text amendments; the 

descriptions and processing procedures for these shall be as follows: 

A. Map amendment types: 

1. A “Site-Specific Rezone, Category 1”, is an application requesting to 

rezone a property to a zoning district that implements the Comprehensive 

Plan land use map designation applied to the property. This type of rezone 

shall be processed as a Type IV decision, consistent with ACC 14.03.040.  

2. A “Site-Specific Rezone, Category 2”, is an application requesting to 

rezone a property to a zoning district that does not implement (i.e. is in 

conflict with) the existing Comprehensive Plan land use map designation 

applied to the property, and a concurrent Comprehensive Plan amendment 

application must be submitted. This type of rezone shall be processed as a 

legislative non-project decision, consistent with ACC 14.03.060. 

3. An “Area-Wide Rezone” is a rezone initiated either by the City or by 

multiple property owners that applies to a significant number of 

properties, as determined by the Director. This type of rezone shall be 

processed as a legislative non-project decision, consistent with ACC 

14.03.060. 

B. A “Zoning Text Amendment” is an application to change the text of Title 18 

ACC. This type of application or initiation shall be processed as a 

legislative non-project decision, consistent with ACC 14.03.060. Public 

notice shall be provided consistent with Title 14 ACC.  

1. Substantive zoning text amendments. For the purposes of this chapter, 

substantive zoning text amendments shall be distinguished from procedural 

or administrative amendments in accordance with the following: 

“Substantive” matters relate to regulations that define or limit what can 

be done in terms of conduct, use or action (e.g., what land use may be 

made of property, what requirements apply to development, and what public 

infrastructure may be required of certain developments).“Procedural” or 

“administrative” matters are those that relate to the process of how an 

application to take such action must be pursued (e.g., time limits for 

decisions and appeals, what forms must be used, and where or how 

applications must be submitted. Essentially, “procedural” or 

“administrative” matters are the mechanical rules by which substantive 

issues may be pursued). Substantive text amendments shall be reviewed by 

the Planning Commission and the Planning Commission shall conduct a public 

hearing and make a recommendation before being presented to the City 

Council for consideration and action. 

2.  Procedural zoning text amendments. Text amendments that are purely 

administrative or procedural do not require a public hearing, nor do they 

require preliminary review or recommendations by the Planning Commission 

and can therefore be presented directly to City Council for action. 

 

18.68.040 Rezone (zoning map amendment) approval criteria. 
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There is no presumption of validity for a rezone (zoning map amendment) and 

the applicant has the burden of proof in establishing compliance with all of 

the following criteria: 

A. The rezone implements the policies of the Comprehensive Plan; or 

B. The rezone is necessary due to a substantial change in circumstances since 

the original zoning; and 

C. The rezone bears a substantial relationship to the public health, safety, 

or welfare. 

 

18.68.050Amendments to rezone requests. 

Prior to adoption of a rezone ordinance, a requested rezone may be changed, 

conditioned or modified by the hearing examiner, Planning Commission, or city 

council when under their appropriate jurisdiction without requiring 

additional hearings, subject to the following: 

A. The modification or change shall not result in a more intense zone than 

the one requested; or 

B. The area of the request shall not be enlarged, however, the area may be 

lessened.  

18.68.060 Contract rezones. 

In order to mitigate any impacts that may result from a rezone the city may 

enter into a contract with the property owner. The contract shall outline the 

conditions of approval and the obligations of the property owner. The 

contract shall be binding upon the owner and his heirs, assigns and 

successors. The contract shall run with the land, be signed by the property 

owner(s) and be recorded with the appropriate King County office, for 

properties located in King County, or recorded at the appropriate Pierce 

County office for properties located in Pierce County. Any amendments to the 

contract shall be approved by the city council. The preferred form of the 

contract rezone is a development agreement as authorized by RCW 36.70B.170 - 

.210 and WAC 365-196-845. 

 

 

 

18.02.080 Zoning map. 

A.  “Zoning map,” as used in this title, is that certain map, three copies of 

which are on file in the office of the city clerk, labeled “Comprehensive 

Zoning Map of the City of Auburn, Washington,” dated June 1, 1987, and 

adopted by Ordinance No. 4230 and signed by the mayor and city clerk, along 

with all amendments thereto. The types of zoning map amendments are listed in 

ACC 18.68.030(A). 

B.  Current copies of the zoning map are available for examination and/or 

purchase at the community development department. The zoning map is adopted 

and made a part of the comprehensive zoning ordinance, with the most current 

amended copy serving as the official zoning map. 
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18.36.020    Process.  

The approval process for business parks is in two steps. The first step in 

the conceptual approval of the business park, by the hearing examiner and 

city council, this step also approves the rezone to the business park 

district. The second step is the approval of the site plan by the planning 

director. 

A. Conceptual Approval. 

1. Conceptual approval of a business park shall be applied by the rezone 

process as specified in ACC 18.68.030(A)(1). The rezone shall be a 

contract rezone and shall include an agreement that establishes the type, 

square footage and general location of the uses; the location and size of 

the park; restrictive covenants; public improvements; and the 

responsibilities of the owner/developer. 

2. A BP district shall only be approved when the owner/developer has 

demonstrated that a public benefit will result and the project contains 

architectural, site, and landscape design standards that are significantly 

superior to those typically required in the other industrial and 

commercial zones. 

3. No significant impacts on the public infrastructure shall occur that 

cannot be effectively mitigated by the development of the business park. 

4. If the approval of the business park requires a subdivision of 

property, the preliminary plat may be processed concurrently. 

 

 

2.46.035 Powers and areas of jurisdiction. 

The hearing examiner shall have the power to receive and examine available 

information, conduct public hearings, prepare a record thereof and enter 

findings of fact, conclusions based upon those facts and enter decisions as 

provided by ordinance. Notwithstanding any other provision in the Auburn City 

Code, the hearing examiner’s areas of jurisdiction shall include those 

matters contained in this chapter. 

A.  The decision of the hearing examiner on the following matters shall be 

final: 

1.  Appeals of assessed civil penalties. (ACC 1.25.065(E))1 

2.  Appeals regarding the city’s decision on refunds from the construction 

sales tax exemption. (ACC 3.60.036(F)) 

3.  Appeals from the planning director’s denial of an application for a 

multifamily tax exemption (MFTE). (ACC 3.94.070(F)) 

4.  Appeals from the planning director’s denial of an extension of a 

conditional certificate for MFTE. (ACC 3.94.090(B)) 

5.  Appeals of a dangerous dog determination. (ACC 6.35.020(D)) 
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6.  Appeals of a decision by the planning director regarding expansion of 

hours for construction noise. (ACC 8.28.010(B)(8)(d)) 

7.  Appeals of a decision by the city engineer regarding construction 

permits. (ACC 12.24.090(C)) 

8.  Appeals of a decision by the city engineer regarding undergrounding of 

utilities. (ACC 13.32A.130(D)) 

9.  Appeals of decisions by the building official or fire code official 

regarding building and code violations. (ACC 15.07.130)1 

10.  Applications for a shoreline conditional use permit (Shoreline Master 

Program Section 6.1.8) and/or a shoreline variance (Shoreline Master 

Program Section 6.1.9) (note that, by statutes, the State Department of 

Ecology has final approval authority). 

B.  The decision of the hearing examiner on the following matters shall be 

final unless such decision is appealed to the city council as provided in 

this chapter: 

1.  Appeals from denial, civil penalty suspension or revocation of a 

business license. (ACC 5.15.070) 

2.  Appeals from denial of a rental housing business license. (ACC 

5.22.060(D)) 

3.  Appeals from revocation or notice of intent to revoke a rental housing 

business license. (ACC 5.22.080(B)) 

C.  The decision of the hearing examiner on the following matters shall be 

the final administrative decision of the city: 

1.  Appeals from the planning director’s denial of a final certificate for 

multifamily property tax exemption (MFTE). (ACC 3.94.100(G)) 

2.  Appeals from the planning director’s cancellation of a tax exemption 

for MFTE. (ACC 3.94.120(C)) 

3.  Appeals of a decision by the public works director regarding commute 

trip reductions. (ACC 10.02.120) 

4.  Appeals from denial of an adult entertainment establishment license, 

issuance or renewal. (ACC 5.30.070) 

5.  Appeals of a decision by the public works director regarding required 

public improvements. (ACC 12.64A.060) 

6.  Appeals of a decision by the public works director regarding system 

development charges. (ACC 13.41.070) 

7.  Hear and resolve tenant complaints against landlords regarding utility 

billing practices (third party billing). (ACC 13.52.050) 

8.  Appeals of a decision by the planning director on a relocation report 

and plan related to the closure of a mobile home park. (ACC 14.20.120) 

9.  Appeals of a decision by the floodplain administrator on floodplain 

development permits. (ACC 15.68.125) 

10.  Appeals of a decision by the landmarks and heritage commission on 

historical designations. (ACC 15.76.040) 
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11.  Appeals of a decision by the SEPA responsible official on threshold 

determinations (ACC 16.06.250) – public hearing needed. 

12.  Appeals from critical area review decisions. (ACC 16.10.140) 

13.  Applications for a reasonable use exception due to critical area 

regulations. (ACC 16.10.150) 

14.  Applications for a buffer width variance of critical areas 

regulations which exceeds 10 percent of a quantifiable standard. (ACC 

16.10.160) 

15.  Applications for a public agency special exception to critical area 

regulations. (ACC 16.10.170) 

16.  Appeals from a decision of the planning director regarding boundary 

line adjustments. (ACC 17.06.030) 

17.  Applications for a preliminary plat. (ACC 17.10.050) 

18.  Applications for modification of standards and specifications related 

to a preliminary plat. (ACC 17.18.010) 

19.  Applications for alteration of any subdivision. (ACC 17.20.030) 

20.  Appeals from a decision of the planning director regarding site plan 

approval of a business park. (ACC 18.36.020(B)) 

21.  Applications for a special home occupation permit. (ACC 18.60.040(A)) 

22.  Applications for a surface mining permit. (ACC 18.62.030) 

23.  Appeals from a decision of the planning director regarding 

administrative use permits. (ACC 18.64.020(A)) 

24.  Applications for a conditional use permit. (ACC 18.64.020(B)) 

25.  Applications for a variance. (ACC 18.70.010) 

26.  Appeals from a decision of the planning director regarding 

administrative variances. (ACC 18.70.015) 

27.  Applications for a special exception. (ACC 18.70.020) 

28.  Applications for a variance in the regulatory floodplain. (ACC 

18.70.025) 

29.  Appeals from any administrative decision under ACC Title 18, Zoning. 

(ACC 18.70.050) 

30.  Appeals from a decision of the planning director regarding fire 

impact fees. (ACC 19.06.080) 

31.  Appeals from a decision of the parks director regarding park impact 

fees. (ACC 19.08.040) 

D.  On the following matters, the hearing examiner shall enter findings of 

fact, conclusions of law, and recommendations to the city council: 

1.  Applications for vacating a subdivision or portion of a subdivision, 

or any land dedicated for public use, except rights-of-way associated with 

public streets. (ACC 17.22.030) 
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2.  Application for a business park (conceptual approval). (ACC 

18.36.020(A)) 

3.  Applications for a Site-Specific Rezone, Category 1. (ACC 

18.68.030(A)(1) 

4.  Applications for major amendments to the Lakeland Hills PUD. (ACC 

18.76.130) 

1 The appeal shall be processed and the hearing conducted according to 

the provisions of ACC 15.07.130. 

 

 

 

14.03.040 Type IV decisions. 

Type IV decisions are quasi-judicial decisions made by the city council 

following a recommendation by the hearing examiner. Type IV decisions 

include, but are not limited to, the following project applications: 

Site Specific Rezone, Category 1. 


