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REQUEST:

APPLICABLE CRITERIA:

Columbia County Zonilrg Ordinance

Section 1606 l*gislative Hearing
Section 1607 Consistency with the Comprehensive Plan

Section 161I Notice of Legislative Hearing

Oreson Revised Statute

ORS 197.610 DLCD Review

ORS 215.503 Measure 56 Notice (all affected property owners)

Code of Federal Resulations (CFR)

CFR Tile 44,Chafier 1, Part 60.1

Columbia County Comprehensive Plan

Part I Administrative Procedures

Part XIX Natural Disasters and Hazards - Floodplain

TA 20-03

Columbia County
Land Development Services

230 Strand Street

St. Helens, OR 9705

To amend the Columbia County Zoning Ordinance, (CCZO) Section I100
Flood Hazard Overlay, to bring it into compliance with the National Flood
Insurance Program (IIFIP) requirements and Federal Emergency
Management Agency (FEMA) guidelines, by adopting the 2019 Oregon

Model Flood Hazard Ordinance produced by the Oregon Department of
Land Conservation and Development (DLCD).
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BACKGROUND:

On September 79,2079, the Natural Hazards Planner from the Oregon Department of Land Conservation

and Development (DLCD), funded through a FEMA grant, conducted a Community Assistance Visit
(CAV) to assess the Floodplain Management Program of Columbia County. The purpose of the visit was

to discuss the County's participation in the National Flood Insurance Program (NFIP) and to ensure the

community is managing their floodplains in compliance with the NFIP.

During the CAV, DLCD staff analyzed the floodplain development process in Columbia County and

reviewed all of the permit forms and floodplain development applications, and elevation certificates for
the last 5 years. Additionally, a thorough analysis was given to the Flood Hazard Ordinance 2010-6,

contained within Section I100 of the Columbia County Zoning Ordinance (CCZO).

Ultimately, it was found that Columbia County has been appropriately administering the floodplain

management program, however, the floodplain ordinance in place since 2010 is no longer compliant with
federal regulations and needs to be updated. In 2019, DLCD staff in coordination with FEMA, developed

a new model floodplain ordinance that is compliant with federal regulations, State of Oregon land use law,

and incorporates the 2014 changes to the State of Oregon building code and specialty codes that pertain

to flood hazard, areas. In orderto remain within the National Flood Insurance Program, Columbia County
is required to adopt a new floodplain development ordinance.

A summary of actions taken to date includes the original contact by DLCD Natural Hazards staff in
September of 2A19 and the Community Assistance Visit (CAV). The outcome of the CAV was the

requirement for the County to adopt the Oregon Model Flood Hazard Ordinance.

After the CAV meeting, in October 2019, Columbia County Land DEvelopment Services (LDS) staff
documented the Standard Operating Procedures for reviewing development within a Special Flood
Hazard Area. Staffalso started preliminary work in preparation for the ordinance adoption process.

That work included a work session with the County Planning Commission on November 4,2019 and a

work session with the Columbia County Board of County Commissioners on November 13,2019.

ln December 2019, Staff drafted a modified version of the Oregon Model Floodplain Ordinance so that
it was specific to Columbia County and available for citizen review. LDS also began planning
community outreach and scheduled a number of public open house session throughout the County to
talk about the proposed changes. Those public open house sessions were held on the following dates in

the locations listed:

. Tuesday, February 11,2020 Vernonia City Hall, l00l Bridge St., Vemonia

. Wednesday, February 12,2020 Clatskanie PUD, 495 E Col River Hwy, Clatskanie

. Tuesday, February 78,2020 Rainier Transit Center, 207 B St., Rainier

. Tuesday, February 25,2A20 Port of Columbia County, 100 E St., City of Columbia City

. Wednesday, February 26,2020 Scappoose Library, 52469 SE 2nd St., Scappoose

At each Open House session, in addition to a staff presentation and a Q&A period, copies of the
proposed 2019 Model Flood Ordinance were provided free of charge for the public to review.
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After the open houses, in March 2020, Staffbegan preparing to schedule the model flood ordinance for
public hearing at the Planning Commission. Unfortunately, the corona virus changed the fundamental

ways in which LDS conducted business and in late March the Governor and State Public Health Office
prohibited public gatherings due to concerns with COVID 19.

In January 2A21,LDS was contacted by DLCD Natural Hazards Staff and reminded the Oregon Model
Flood Ordinance still needed to be adopted in order to finish up the 2019 CAV. Furlhermore, in June

202l,DLCD must repofi to FEMA on the status of each jurisdictions 2019 CAV. Currently, Columbia
County is listed as not complete.

It is the goal of Columbia County to stay in compliance with FEMA and the NFIP. The first public

hearing on the adoption of the Oregon Model Flood Ordinance is scheduled for May 3,2021, before the

Columbia County Planning Commission. The Planning Commission will make a recommendation on

the proposal, then it will imrnediately be scheduled for a public hearing with the Columbia County

Board of County Commissioners.

F'INDINGS:

This request is being processed under Section I 606 (Legislative hearing) and Section I 61 I (Notice of
Legislative Hearing) of the CCZO. The pe(inent sections of the ordinance are reviewed as follows:

1606 Legislative Hearing:

Requests to amend the text of the Zoning Ordinance or to change a large area of the

Zoning Map of Columbia County in order to bring it into compliance with the

Comprehensive Plan are legislative hearings. Legislative hearings shall be conducted

in accordance with the following procedures.

I A legislative amendment to the Zoning Ordinance Text or Map may be initiated
at the request of the Board of Commissionerso a majority of the Commission, or
the Director, or any citizen of the County may petition the Commission for such

a change.

Findine 1: At the request of DLCD, this legislative amendment to the CCZO to adopt the

Oregon Model Flood Ordinance was initiated by the County Board of Commissioners. As such,

staff this criterion is satisfied.

Continuing with the Columbi{ Cqlrnty Zonine Ordinance:

.2 Notice of a Legislative Hearing shall be published at least twice, one week apart

in newspapers of general circulation in Columbia County. The last of these

notices shall be published no less than 10 calendar days prior to the Legislative
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Hearing. The mailing of notice to individual property owners is not required
but shall be done if ordered by the Board ofCommissioners.

Findins 2: A hearing notice was published in the Columbia County Spotlight Newspaper on

April 16, 2021 and on April 23,2021. Additionally, another hearing notice was published in

the Chronicle Newspaper on and April 14, 2021 and on April 21,2021. Both of these notices

in each newspaper were published more than 10 days prior to the Planning Commission hearing

date of May 3,2021. Notice and Referral to CPAC's, watershed councils, and affected Federal,

State, and Local agencies was mailed on March 25,2021.

Pursuant to ORS 215.503, Measure 56 Notice of the proposed zoning code text amendment

was mailed on March 25,2A21 to property owners that had property located within a special

flood hazard area. The Board of Commissioners public hearing on this matter has not been

scheduled at this time, but notice will be published in accordance with this legislative notice
criteria. Staff finds appropriate public notice meeting the required timelines for legislative
hearings has been given; therefore, this criterion is satisfied.

Continuingwith the Columbia C.p-Untv-Zoning Ordinance:

1607 Consistency with the Comprehensive Plan: All amendments to the Zoning Ordinance
Text and Map shall be consistent with the Comprehensive Plan Text and Maps.

.1 The Commission shall hold a hearing to consider the proposed amendments and

shall make a recommendation to the Board of Commissioners with regard to
the proposed amendments. The Board ofCommissioners shall hold at least one

hearing to consider the proposed amendments. Both the Commission and the

Board ofCommissioners hearings will require notice in the manner outlined in
Section 161 1.

Findins 3: The Planning Commission will hold a public hearing on May, 3 2021to consider

the adoption of the Oregon Model Flood Ordinance and subsequent text amendments to CCZO
Section I100. The Planning Commission does not make the final decision on this matter, but
rather makes a recommendation to the Board of Commissioners for the final decision. The

Board of Commissioners public hearing on this matter has not been scheduled at this time, but
notioe will be published in accordance with the required legislative notice criteria. Staff finds
there will be two public hearings on this matter, one before the Planning Commission and one

before the Board of Commissioners. The Board of Commissioners is required to hold at least

one public hearing, which they will; therefore, this uiterion is satisfied.
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Continuing with the Columbia County Zoning Ordinance:

161I Notice of Legislative Hearing

The notice of a legislative hearing shall contain the following iterns:

.l Date, time and place ofthe hearing;

.2 A description of the area to be rezoned or the changes to the text;

.3 Copies of the statement for the proposed changes are available in the

Planning Department. These proposed changes may be amended at the public
hearing;

.4 Interested parties may appear and be heard;

.5 Hearings will be held in accordance with the provisions of the Zoning Ordinance.

Findine 4: All of the above information was included in the Planning Commission Notice of
Public Hearing published twice in the Columbia County Spotlight and the Chronicle

newspapers. Reference Attachment L The Board of Commissioners public hearing on this

mafter has not been scheduled at this time, but notice will be published in accordance with this

legislative notice criteria. Staff finds that the public hearing notice given for the scheduled

Planning Commission public hearing includes all of the required language for legislative

hearings under CCZO Section l6l l; therefore, these criteria have been satisfied.

The foltowine Orego[Revised Statutes are applicable to this post-acknowledgement zoning

ordinance amendment:

ORS 197.610 Submission of proposed comprehensive plan or land use regulation changes to
Department of Land Conservation and Developmentl rules.

(l) Before a local government adopts a change, including additions and deletions, to an

acknowledged comprehensive plan or a land use regulation, the local govemment shall submit

the proposed change to the Director of the Depaftment of Land Conservation and Development.

The Land Conservation and Development Commission shall specify, by rule, the deadline for
submitting proposed changes, but in all cases the proposed change must be submitted at least 20

days before the local government holds the first evidentiary hearing on adoption of the proposed

change. The commission may not require a local govemment to submit the proposed change

more than 35 days before the first evidentiary hearing.
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(2) lf a local government determines that emergency circumstances beyond the control of the local
government require expedited review, the local government shall submit the proposed changes as

soon as practicable, but may submit the proposed changes after the applicable deadline.
(3) Submission of the proposed change must include all of the following materials:

(a) The text of the proposed change to the comprehensive plan or land use regulation
implementing the plan;

(b) If a comprehensive plan map or zoning map is created or altered by the proposed change, a

copy of the map that is created or altered;
(c) A brief narrative summary of the proposed change and any supplemental information that thc

local government believes may be useful to inform the director or members of the public of
the effect ofthe proposed change;

(d) The date set for the first evidentiary hearing;
(e) The form of notice or a draft of the notice to be provided under ORS 197.763, if applicable;

and
(f) Any staff reporl on the proposed change or information describing when the staff report will

be available, and how a oopy of the staff report can be obtained.
( ) The director shall cause notice of the proposed change to the acknowledged comprehensive plan

or the land use regulation to be provided to:
(a) Persons that have requested notice of changes to the acknowledged comprehensive plan of the

particular local government, using electronic mail, electronic bulletin board, electronic
mailing list server or similar electronic method; and

(b) Persons that are generally interested in changes to acknowledged comprehensive plans, by
posting notices periodically on a public website using the Internet or a similar electronic
method.

Finding 5: Notice of the proposed post-acknowledgement zoning ordinance amendment was uploaded
to the DLCD PAPA Online Submittal portal on March 13,2020 and the first public hearing date was
revised on March 22,2021, reflecting the May 3,2021Planning Commission public hearing. Reference
DLCD file number 002-03. The online submittal includes all of the required information describing the
type ofchonge, tho text ofthe change, the dote ofthe first public hearing and how o copy ofthe staff
repofi can be obtained. 'l'his stafl'repoft will be uploaded to the online portal once complete, as well as

added to the Columbia County LDS Planning webpage. Staff has also been in close communication
about this project with DLCD representatives, Lisa Phipps and Celinda Adair. Staff finds that it has

exceeded the minimum notice requirements to State agencies by providing notice more than 20 days
prior to the first public hearing. These criteria have been met.

The l'ollowinq, Oregon Revised Statutes are applicable to this post-acknowledgernent zoning
ordinance amendment:
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NOTICA TO PROPERTY OWNERS (Required by Measure 56)

ORS 215.503 Legislative act by ordinance; mailed notice to individual property owners required
by county for land use actions.

(l) As used in this section, "owner" means the owner of the title to real property or the contract
purchaser of real property, of record as shown on the last available complete tax assessment roll

(2) All legislative acts relating to comprehensive plans, land use planning or zoning adopted by the

governing body ofa county shall be by ordinance.

(3) Except as provided in subsection (6) of this section and in addition to the notice required by ORS

215.060, at least 20 days but not more than 40 days before the date of the frrst hearing on an

ordinance that proposes to amend an existing comprehensive plan or any element thereof or to

adopt a new comprehensive plan, the governing body of a county shall cause a written individual
notice of land use change to be mailed to each owner whose property would have to be rezoned

in order to comply with the amended or new comprehensive plan if the ordinance becomes

effective.

(4) In addition to the notice required by ORS 215.223 (1), at least 20 days but not more than 40 days

before the date ofthe first hearing on an ordinance that proposes to rezone property, the

governing body of a county shall cause a written individual notice of land use change to be

mailed to the owner of each lot or parcel of property that the ordinance proposes to rezone.

(5) An additional individual notice of land use change required by subsection (3) or (4) of this

section shall be approved by the governing body ofthe county and shall describe in detail how
the proposed ordinance would affect the use of the property. The notice shall:

(a) Contain substantially the following language in boldfaced type across the top of the face page

extending from the left margin to the right margin:

This is to notify you that (governing body of the county) has proposed a land use regulation that

may affect the permissible uses of your property and other properties.

(b) Contain substantially the following language in the body of the notice:

On (date of public hearing), (governing body) will hold a public hearing regarding the adoption

of Ordinance Number_. The (governing body) has determined that adoption of this

ordinance may affect the permissible uses of your property, and other properties in the affected

zone, and may change the value of your property.

Ordinance Number is available for inspection at the County Courthouse located

at_. A copy of Ordinance Number also is available for purchase at a cost

of--,
For additional information conceming Ordinance Number__, you may call the (governing

body) Planning Department at 
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(6) At least 30 days prior to the adoption or amendment of a comprehensive plan or land use

regulation by the governing body of a county pursuant to a requirement of periodic review of lhe
comprehensive plan under ORS 197.628, 197 .633 and 197.636, the goveming body of the county
shall cause a written individual notice of the land use change to be mailed to the owner of each
lot or parcel that will be rezoned as a result of the adoption or enactment. The notice shall
describe in detail how the ordinance or plan amendment may affect the use of the property, The
notice also shall:

(a) Contain substantially the following language in boldfaced type across the top of the face
page extending from the left margin to the right margin:

This is to notify you that (governing body of the county) has proposed a land use that may
affect the permissible uses of your property and other properties.

(b) Contain substantially the following language in the body of the notice:

As a result of an order of the Land Conservation and Development Commission, (governing
body) has proposed Ordinance Number_. (Goveming Body) has determined that the
adoption of this ordinance may affect the permissible uses of your property, and other properties
in the affected zone, and may change the value of your property.

Ordinance Number will become effective on (date).
Ordinance Number is available for inspection at the County Courthouse

located at_. A copy of Ordinance Number also is available for purchase at a cost
oq__.

For additional information concerning Ordinance Number , you may call the
(governing body) Planning Department at _.

(7) Notice provided under this section may be included with the tax statement required under ORS
3l 1 .2s0.

(8) Notwithstanding subseetion (7) of this section, the governing body of a eounty may provide
notice of a hearing at any time provided notice is mailed by first class moil or bulk mail to all
persons for whom notice is required under subsections (3) and (4) of this section.

(9) For purposes of this section, property is rezoned when the goveming body of the county:

(a) Changes the base zoning classification of the property; or
(b) Adopts or amends an ordinance in a manner that limits or prohibits land uses previously

allowed in the affected zone.

(10) The provisions of this section do not apply to legislative acts of the governing body of the
county resulting from action of the Legislative Assembly or the Land Conservation and
Development Commission for which notice is provided under ORS 197.047, or resulting from an
order of a court of competent jurisdiction,
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(11) The governing body of the county is not required to provide more than one notice under this
section to a person who owns more than one lot or parcel affected by a change to the local
comprehensive plan or land use regulation.

(12) The Department of Land Conservation and Development shall reimburse the governing body of
a county for all usual and reasonable costs incurred to provide notice required under subsection
(6) of this section.

Findinq 6: LDS mailed Measure 56 notice to every property owner that had an identified Special Flood
Hazard Area (SFHA) on their property as describe in Finding 2. The mailing list was generated from the

County Geographic Information Service (GIS) map that includes the FEMA Flood Insurance Rate Map
(FIRM) information on the floodplain layer. The mailed Measure 56 notice contained all of the required

elements of a Measure 56 notice as required by this statute and clearly states it is for Adoption of the

Oregon Model Flood Ordinance. The Measure 56 notice was mailed on March 25,2021, which is at

least 20 days but not more than 40 days before the date of the first public hearing on May 3,2021. A
copy of the notice is in the record and attached to this report. Reference Attachment 2. Staff finds these

criteria are satisfied.

Review of the Code of Federal Regulations (SFR) for FEMA:

CFR Tile 44 -Emergency Management and Assistance

Chapter I - Federal Emergency Management Agency (FEMA)

Part 60 - Criteria for Land Management and Use

$ 60.1 - Purpose of subpart.

(a) The Act provides that flood insurance shall not be sold or renewed under the program within a

community, unless the community has adopted adequate flood plain management regulations
consistent with Federal criteria. Responsibility for establishing such criteria is delegated to the
Federal lnsurance Adm inistrator.

(b) This subpart sets forth the criteria developed in accordance with the Act by whiclr the Federal
Insurance Administrator will determine the adequacy of a community's flood plain management
regulations. 'Ihese regulations must be legally-enforceable, applied unifonnly throughout the
community to all privately and publicly owned land within flood-prone, nrudslide (i.e., mudflow)
or flood-related erosion areas, aud the community must provide that the regulations take
precedence over any less resffictive conflicting local laws. ordinances or codes. Except as

otherwise providcd in $ 60.6, the adequacy of such regulations shall be determined on the basis
of the standards set forth in $ 60.3 for flood-prone areas, $ 60.4 for rnudslide areas and $ 60.5 for
fl ood-related erosion areas.
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(c) Nothing in this subpart shall be construed as rnodifying or replacing the general requirement that
all eligiblc. communities must take intt-r account fiootl, mudslide (i.e., nrudflr:w) and flood-r'elated

erosion hazards, to the extent that they are known, in all official actions relating to land

management and use.

(d) Thc mitcria sct forth in this subpaft are minimunr standards for the adoption of flood plain

rnanagement regulations by flood-prone, rnudslide (i.e., mudflow)-prone and flood-related
erosion-prone oornmunities. Any community may excced tlre trtinintutn clitet'ia under tltis part by

adopting more colltprehensive flood plain management regulations utilizing the standards srtch

as contained in subpar"t C of this part. In some instances, community officials may have access to

information or knowledge of conditions that require, particularly for human safety, higher
standards than the minimurn critcria set forth in subpan A of this part. T'herefore. any flood plain

managernent regulations adopted by a State or a commurrity which are more restrictive than the

criteria set forth in this part are encouraged arrd shall take precedence.

Findins 7: Columbia County, Oregon is considered a riverine flood-prone community and is

cunently part of the National Flood Insurance Program (NFIP). In order to remain in the

National Flood Insurance Program, the County must meet the minimum compliance flood plain

management criteria found in $60.2 - $60.3. FEMA and the State of Oregon have developed

the Oregon Model Flood Ordinance that meets the minimum compliance standards required by

$60.2 - $60.8. By adopting the Oregon Model Flood Ordinance the County will remain in

compliance with the NFIP, which then allows for flood insurance to be sold in the County,

helps with insurance rates, and keeps the County eligible for flood disaster relief funds.

Review of the followine Colu4qbia County Conprehensive Plan Goal & Policies:

The Cotumbia County Comprehensive Plan has twenty one pafts, each with a set of general

Goals and implementing Policies. These Goals and Policies are implement by Ordinance and

most specifically the CCZO. The Flood Hazard Overlay District of the CCZO is designed to
reduce or avoid damages caused by flood, mudslide, or flood related erosion. By protecting

the tloodplain areas, the County also helps implement other parts of the Comprehensive Plan.

More precisely, the Flood Hazard Overlay provides security for Ilousing (Part VI), stabilization

for certain areas of the Economy (Part X), protection of Open Space and Natural Resources

(Part XVI), protection of the provision of Recreational Needs (Part XVI|, and protection of
the Air, Land and Water (Pat XVH).

The most applicable porlions ofthe Comprehensive Plan are Part I -Administrative Procedures

for Zoning Text Amendments and Part XIX Natural Disasters - Floodplain, are reviewed

below.
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Goals:

ColumbiA Counlr Comprehensive Plan

Part I Administrative Procedures

1. To assure the goals and policies of this plan are implemented.

2. To provide review and revision procedures which include provisions for
participation by citizens and affected interest groups.

3. To provide and understandable framework for reviewing and revising this plan.

Policies:

5. Provide a framework bywhich theComprehensive Plan may be reviewed, revised and

amended. Amendments to the Comprehensive Plan and its implementing
ordinance(s) shall be in accordance with the following procedures and guidelines:

Amendments may be initiated by the Board of Commissioners, the Planning
Commission, the Planning Director or the owner(s) of the affected property.

A Citizen Planning Advisory Committee may, upon a majority vote of its
members, formally request either the Board of Commissioners or the Planning
Commission initiate an amendment.

C. Revisions or amendments will follow the same process as initial adoption - CPAC
review, Planning Commission public hearing and recommendation, and Board
hearing and adoption of revisions or amendments.

D. For quasi-judicial amendments, all property owners within two hundred and fifty
(250) feet of the affected area shall be notified of the hearing date and the
requested amendment at least ten (10) days prior to the first scheduled public
hearing.

E. For legislative amendments, notice of the public hearing and a copy of the
proposed amendment, will be mailed to all Citizen Planning Advisory Committees
and interested parties at least ten (10) days prior to the first scheduled public
hearing.

Findine 8: The proposed zoning ordinance text amendment was requested by the State of
Oregon, DLCD. Planning Staff discussed the matter with the Columbia County Board of
Commissioners at the November 13,2019, Board work session. At this meeting, the Board

initiated theCCZO text amendment and authorized staff to begin the process of adopting the

Oregon Model Flood Ordinance so the County could remain in compliance with the NFIP.
This project was not initiated by a CPAC and is not a quasi-judicial decision. Adoption of the

A.

B.
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Oregon Model Flood Ordinance will follow the process for a legislative amendment with
notice and opportunity to comment given to CPAC's, Measure 56 notice to the public,

followed by a Planning Commission public hearing and recommendation and then a Board of
Commissioners public hearing and adoption of amendment. Notice to CPAC's was more

than l0 days before the first scheduled public hearing with the Planning Commission on May
3,2021. Reference Findings 2-6 for specific details of the notice. Staff finds the process

used for this legislative text amendment to the CCZO is consistent with Part 1 of the

Comprehensive Plan. These criteria are satisfied.

Continuing with the Columbia Countv Cornorehensive Plan:

Part XIX Natural Disasters and Hazards

Floodplain

Coal: Eliminate or reduce the economic and social costs created by flood-caused damages

Policv: l. Columbia County will participate in the National Flood Insurance Program
administered by the Federal Emergency Management Agency (FEMA).

Findine 9: The DLCD Natural Hazards Coordinator for the State of Oregon has found that
the current Columbia County Floodplain Ordinance, CCZO Section I100 Flood }{azard
Overlay, is no longer in compliance with State and Federal guidelines required for
participation in the National Flood Insurance Program administered by FEMA. It is the
policy for Columbia County to participate in the NFIP. Adoption of the Oregon Model Flood
Ordinance will bring the County into compliance with the NFIP, consistent with this policy.
These criteria are satisfied.

COMMENTS:

County Building Official: "All new construction in flood zones will require to be designed to flood
standards and require a BFE at application."

County Public Works Department: "No comments or concerns in the matter of this amendment."

County Surveyor: "No objection to its approval as submitted.'o

City of Scappoose: "No objection to its approval as submitted."

City of Columbia City: "No objection to its approval as submitted."
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Webb Drainage District: "Our Board must meet to consider this, we will return comments to you by
4/t212t."

Columbia River PUD: "No objection to its approval as submitted."

Rural Fire Protection Districts: No Response.

CPAC's: No Response.

Public Comments: None Received.

(No other comments received as of the date of this staffreport, April 19, 2A21).

CONCLUSION & DISCUSSION:

Work sessions with the Planning Commission (PC) on the Oregon Model Flood Ordinance were
conducted on November 4,2A19 and on March 15,2021. The first work session was a general overview
of the project discussing why the County needs to adopt the Oregon Model Flood Ordinance and copies
of the proposed text were given to the PC. The second work session was a more detailed discussion of
the summary of changes describing the difference between the current flood ordinance and the proposed

Oregon Model Flood Ordinance. Public outreach was conducted via public open house sessions in five
different communities where copies of the Oregon Model Flood Ordinance text were provided to the
public for free and there was opportunity to ask questions of staff. Measure 56 notice was mailed to all
property owners within a special flood hazard designation. Notice of the public hearing was published in
local newspapers and mailed notice was given to Federal, State and Local agencies. All notices given
have been shown to meet the timelines required by State and Local law.

STAFF' RECOMMENDATION:

Based upon the findings in this staff report, Staff recommends the Columbia County Planning Commission
give the Board of Commissioners a recommendation of APPROVAL, adopting the proposed legislative
text amendments to the CCZA, Section I 100 Flood Hazard Overlay, contained in File Number TA 20-03,
which will implement the 2019 State of Oregon ModelFlood Hazard Management Ordinance.

Attachments:

1. Published Notice of Legislative Hearing
2. Measure 56 Notice
3, Proposed Text Bold/Strikeout QCZO Section 1 100
4. Proposed New CCZO Section 1100
5. Summary of Changes Oregon Model Flood Hazard Ordinance
6. Oregon Model Flood Hazard Ordinance for Columbia County
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Attachment l

May 3, 202lPC Meeting

COLUMBIA COTINTY
LAND DEVELOPMENT SERVICES

COURTHOUSE
230 STRAND

ST. HELENS, OREGON 97051
(s03) 397-l 501

l)lcasc I nolice in lltc ,\ rril l.lrl' or l (rtlr ctlitiolruhlish thc lirllorr in lc

NOTICE OT PUBLIC HEARING
Monday May 3, 2021

On May 3,2OZt at 6:30 PM, the Columbia County Planning Commission will hold a public hearing to make a

recommendation to the Board of Commissioners regarding adoption of Ordinance No.2O2L-2,1n the Matter of
Amending the Columbia County Zoning Ordinance, Section 1100, Flood Hazard Overlay Zone, to Adopt the State of
Oregon 2019 Model Flood Hazard Management Ordinance and Comply with the National Flood lnsurance Program

Regulations. During the COVID-19 global pandemic, the Columbia County Planning Commission will be holding their
public hearing via virtual format. Please use the links below if you wish to participate in the public hearing through

either the online platform or by telephone.

During the COVID- l9 global pandemic, the Columbia County Planning Commission will be hosting their public

hearing via online webinar. Please use the links below if you wish to participate in the public meeting.

From your computer, tabtet or smartphone: https://elobal.eotomeetine.com/ioin/512758755
Dial in using your phone: United States (Toll Free): I 866 899 4579 or

United States: +1" (571'l 317-3115
AccessCode: 512-758-765

SAID PUBLIC HEARING will be held before the Planning Commission on Monday, May 3,2021.

If you have any questions or concerns regarding access to the meeting or need accommodation, please call the

Land Development Services office at (503) 397-1501.

The criteria to be used in deciding the request will be found in some or all of the following documents and laws,

as revised from time to time: Oregon Revised Statutes ORS 197.763; Oregon Administrative Rules; Columbia

County Comprehensive Plan; Columbia County Zoning Ordinance. The specifio criteria applicable to this

request is listed and evaluated in the staffreport.

A copy ofthe application, alldocuments and evidence relied upon by the applicant, and the staffrepofi are

available for inspection at no cost and will be provided at reasonable cost, at the Land Development Services

office, at least 7 days prior to the Planning Commission hearing. Written comments on the issue can be

submitted via email to Planrring(4)colurrrbiacountyor.g,ov or you can send comments via U.S. Mail to Columbia
County, Department of Land Development Services, 230 Strand Street, St. Helens, OR 97051.



If additional documents or evidence are provided in support of the application, prior to or during the hearing, any

party shall be entitled to a continuance of the hearing to allow review of the new evidence. If a participant

iequests a continuance before the conclusion of the evidentiary hearing, the record shall remain open for at least

seven days after the hearing.

At each hearing, the applicant has the burden of presenting substantial evidence showing that the application

rneets all of the applicable criteria. Following presentation of the staff report, the applicant and other persons in

favor of the application will be allowed to address the commission, explaining how the evidence submitted meets

the applicable iriteria. Following the applicant's presentation, any person in opposition to the application may

pr"r"ttt evidence and argument against the application. The applioant will then have the opportunity to rebut

any evidence or arguments presented in opposition. After the presentation of evidence and arguments, the

public hearing record will be either left open or closed by the Planning Commission.

The Commission will then make a tentative decision to be followed by approval of a written order and a

statement of findings and conclusions supporting the decision, which will be mailed to all parties at a later date.

The Commission may, at its discretion, continue the hearing from time to time at the request of the parties or on

its own motion as necessary to afford substantial justice and comply with the law.

Additional information about this application may be obtained from the Planning Division of the Land

Development Services Department, at (503) 397-1501 or you can go to the County website

www.col unr b i acourrt.vor'. sovldepat'tmcnts/Lan dDeve lopnr enYPlann in g.

April14,2021

THE PLANNING COMMISSION
Linda Hooper, Chairman



May3,202lPC Meeting

COLUMBIA COLINTY
LAND DEVELOPMENT SERVICES

COURTHOUSE
230 STRAND

ST. HELENS, OREGON 9705I
(503) 397-1501

I rlotice in thc ",\l)lcasc tultlislt tlrc lirllorr rn I ril 2 l'r or 2J"l crlilion

NOTICE OF PUBLIC HEARING
Monday May 3,2021

On May 3,202L at 6:30 PM, the Columbia County Planning Commission will hold a public hearing to make a

recommendation to the Board of Commissioners regarding adoption of Ordinance No.2O2t-2,1n the Matter of
Amending the Columbia County Zoning Ordinance, Section 1100, Flood Hazard Overlay Zone, to Adopt the State of
Oregon 2019 Model Flood Hazard Management Ordinance and Comply with the National Flood lnsurance Program
Regulations, During the COVID-19 global pandemic, the Columbia County Planning Commission will be holding their
public hearing via virtualformat, Please use the links below if you wish to participate in the public hearing through
either the online platform or by telephone.

During the COVID-19 global pandemic, the Columbia County Planning Commission will be hosting their public
hearing via online webinar. Please use the links below if you wish to participate in the public meeting.

From your computer, tablet or smartphone: httos://elobal.eotomsetine.com/ioin/512758765
Dial in using your phone: United States (Toll Free): 1 866 899 4579 or

United States: +t (57I13L7-3LL6
AccessCode: 5L2-758-765

SAID PUBLIC IIEARING will be held before the Planning Commission on Monday, May 3,2021,

If you have any questions or concerns regarding access to the meeting or need accommodation, please call the
Land Development Services office at (503) 397-1501.

The uiteria to be used in deciding the request will be found in some or all of the following documents and laws,
as revised from time to time: Oregon Revised Statutes ORS 197.763; Oregon Administrative Rules; Columbia
County Comprehensive Plan; Columbia County Zoning Ordinance. The specific criteria applicable to this
request is listed and evaluated in the staffreport.

A copy of the application, all documents and evidence relied upon by the applioant, and the staff report are
available for inspection at no cost and will be provided at reasonable cost, at the Land Development Services
office, at least 7 days prior to the Plannlng Commission hearing. Written comments on the issue can be
submitted via email to Plallning(Ocolumbiacountyor.sov or you can send comments via U.S. Mail to Columbia
County, Department of Land Development Services,230 Strand Street, St. Helens, OR 97051.



If additional documents or evidence are provided in support of the applioation, prior to or during the hearing, any
party shall be entitled to a continuance of the hearing to allow review of the new evidence. If a participant
requests a continuance before the conclusion ofthe evidentiary hearing, the record shall remain open for at least

seven days after the hearing.

At each hearing, the applicant has the burden of presenting substantial evidence showing that the application
meets all of the applicable criteria. Following presentation of the staff report, the applicant and other persons in
favor of the application will he allowed to address the commission, explaining how the evidence submitted meets

the applicable criteria. Following the applicant's presentation, any person in opposition to the application may
present evidence and argument against the application. The applicant will then have the opportunity to rebut
any evidence or arguments presented in opposition. After the presentation of evidence and arguments, the
public hearing record will be either left open or closed by the Planning Commission.

The Commission will then make a tentative decision to be followed by approval of a written order and a
statement of findings and conclusions supporting the decision, which will be mailed to all parties at a later date.

The Commission may, at its discretion, continue the hearing from time to time at the request of the parties or on

its own motion as necessary to afford substantial justice and comply with the law.

Additional information about this application may be obtained from the Planning Division o{the Land
Development Services Department, at (503) 397-1501or you can go to the County website
www.colum [riacQuntvor. gov/dqpart ments/l.and Developnrent/P lant i n g.

April2l,202l

THE PLANNING COMMISSTON
Linda Hoopet Chairman



NOTICE OF IAND USE ACTION - Required by Measure 56

Attachment 2
Notice for Adoption of Oregon Model Flood Ordinance

This is to notify you that the Columbia County Board of Commissioners have proposed an amendment to a

land use regulation that may affect the permissible uses of your property and other properties. Our records

indicate you own land that has been identified as a Special Flood Hazard Area (SFHA) and will be affected by

the proposed tand use amendments that regulate activities within a floodplain. (Please note, the Federal

Emergency Management Agency (FEMA) Flood lnsurance Rate Maps (FIRM) for Columbia County will not be

amended with this proposal).

The Columbia County Board of Commissioners has initiated amendments to Section 1100 of the Columbia

County Zoning Ordinance relating to the Flood Hazard Overlay for Columbia County. The proposed

amendments will adopt the State of Oregon Model Flood Hazard Management Ordinance prepared by the

State of Oregon Department of Land Conservation and Development (DLCD) and reviewed and approved by

the Federal Emergency Management Agency (FEMA), Region X. Adoption of the ordinance language provided

will ensure County compliance with the minimum standards for participation in the National Flood lnsurance

Program (NFIP). The modelflood hazard ordinance includes standards and provisions that encourage sound

floodplain management. The language is based on the minimum requirements of the NFIP found in the Code

of Federal Regulations (CFR's), Oregon's statewide land use planning Goal 7 (Natural Disasters and Hazards),

and the Oregon specialty codes.

Adoption of the proposed amendments may affect the permissible uses of your property, and other properties

located within a Special Flood Hazard Area (SFHA), and this may change the value of your property or other

properties located in the SFHA.

On May 3,202I at 6:30 PM, the Columbia County Planning Commission will hold a public hearing to make a

recommendation to the Board of Commissioners regarding adoption of Ordinance No.2O2L-2,1n the Matter of

Amending the Columbia County Zoning Ordinance, Section 1100, Flood Hazard Overlay Zone, to Adopt the

State of Oregon 2019 Model Flood Hazard Management Ordinance and Comply with the National Flood

lnsurance Program Regulations. During the COVID-19 global pandemic, the Columbia County Planning

Commission will be holding their public hearing via virtual format. Please use the links below if you wish to
participatp in the puhlic hearing through either the online platform or by telephone.

From your computer, tablet or smartphone: httos://elobal.eotomeeting.com/ioin/512758765
Dial in using your phone: United States (Toll Free): 1 866 899 4679 or

United States: +L (57I13L7-31L5

Access Code: 512-758-765

The proposed amendments are available for inspection in the Land Development Services Department (LDS) at

the Columbia County Courthouse located at 230 Strand Street, St. Helens, Oregon. Please note, due to the

COVTD-19 global pandemic you must call 503-397-1501, Extension 1 to schedule an appointment prior to

visiting the Courthouse. A copy of the proposed amendment may be purchased at the LDS office at a cost of

S0.2S per page. A copy of the proposed amendments can also be obtained by visiting our website at:

httos://www.columbiacountvor.sov/departments/landdevelopment/planning

For additional information concerning these amendments proposed in Ordinance No.2O2L-2, you may call the

Columbia County Department of Land Development Services at (503) 397-1501, Extension 1 and ask to speak

with Planning Manager, Matt Laird or LDS Director, Karen Schminke.



Attachment B

BoldlStrikeout

Section 1100 FLOOD HAZARD OVERLAY FH

1101 Purpose: lt is the purpose of this ordinance to promote the public health, safety,
and generalwelfare, and to minimize public and private losses due to flood
conditions in specific areas by provisions designed:

To protect human life and health;

To minimize expenditure of public money and costly flood control pro1ects;

To minimize the need for rescue and relief efforts associated with flooding
and generally undertaken at the expense of the general public;

To minimize prolonged business interruptions;

To minimize damage to public facilities and utilities such as water and gas

mains; electric, telephone and sewer lines, streets, and bridges located in
areas of special flood hazard;

To help maintain a stable tax base by providing for the sound use and
development of areas of special flood hazard so as to minimize future
flood blight areas;

To ensure that potential buyers are notified that property is in an area of
special flood hazard; an+

To ensure that those who occupy the areas of special flood hazard
assume responsibili$ for their actions;

To participate in and maintain eligibility for flood insurance and
dlsaster relief.

1102 Befinitienel [Moved to new Section 1103 addedJ

11A2 Methode of Reducinq Flood Loeses: ln order to accomplish its purposes,
this ordinance includes methods and provisions for:

Restricting or prohlblting development which is dangerous to health,
safety, and propefi due to water or erosion hazards, or which result
in damaging increases in eroeion or in flood heights or velocities;

Requiring that development vulnerable to floods, including facilities
which serve such uses, be protected agalnst flood damage at the
time of initial construction;

1

2
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Controlling the alteration of natural floodplains, stream channels,
and natural protective barriers, which help accommodate or channel
flood waters;

Controlling filling, grading, dredging, and other development which
may increase flood damage;

Preventing or regulating the construction of flood barriers which will
unnaturally divert flood waters or may increase flood hazards in
other areas.

1J42 1103 Definitions: Unless specifically defined below, words or phrases
used in this ordinance shall be interpreted so as to give them the
meaning they have in common usage.

"AEEEAH, means a request for a review of the interpretation of any
provision of this ordinance or a request for a variance.

" means a designated Zone AO, AH,
AR/AO or AR/AH on a community's Flood lnsurance Rate Map (FIRM)
wlth a one percent or greater annual chance of flooding to an
average depth of one to three feet where a clearly defined channel
does not exist, where the path of flooding is unpredictable, and
where velocity flow may be evident. Such flooding is characterized
by ponding or sheet flow.

+.3 !qREA_OF SPECIAL.*FLOO*D QV-.ER-LAYI' means the land in the flood
plain 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.

2.4 "BASE FLOOD" means the flood having a one percent chance of being
equaled or exceeded in any given year. Also referred to as the "1OO-year
flood." Designation on maps always includes the letters A or V.

3.5 'BASE FLOOD EVELATION {EFE}" means the r*ate+su#aeeelevation
during the base fleed in relatisnto a epeeifieC Catum, to which floodwater
is anticipated to rise during the base flood. The baee Fleed Elevatien ie

{eeE

.3

.4

.5

1

,2
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4.6

-5.7

+ .11

.8 "W means a wall that is not part of the structural
support of the building and is intended through its design and
construction to collapse under specific lateral loading forces,
wlthout causlng damage to the elevated portion of the building or
s upporting foundation system.

I "ElU!,t9!NQl See "Structure".

.10,.Wmeansafacilityforwhichevenaslightchance
of flooding might be too great. Critical facilities include, but are not
limited to schools, nursing homes, hospitals, police, fire and
emergency response installations, installations which produce, use
or store hazardous materials or hazardous waste.

"DEVELOPMENT" means any man-made change 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 the area of
specialflood hazard. rn*a+aw

(1) er 480,516; but dees net inerude regulatiene adeBled by the
State. Fir€ Mar6hat- Bureuant te eRS ehapt€r 476*er ORS
479,015 t€ 479,200 3nd 479'219 tre 179,330' /'raa oraineree reloo eff,

#rete,l [Deleted in its entirelyJ

'BASEMENT" means@anyarea of the
building having its floor subgrade (below ground level) on all sides. aa*W
" means an enclosed area below the
base flood elevation in which the interior grade is not more than two feet
below the lowest adjacent exterior grade and the height, measured from
the interior grade of the crawlspace to the top of the crawlspace
foundation, does not exceed 4 feet at any point. ry

"W means for insurance purposes, a
nonbasement building which hae its lowest elevated floor raised
above ground level by foundation walls, shear walls, post, piers,
pilings or columns.

12

-3-
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3

s

JS .16

.13 "FLOOD OR "FLOODING" means a general and temporary condition of
partial or complete inundation of normally dry land areas from:

(e) (1) The overflow of inland or tidal waters, and/or

(b) l2l 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 (al(2) 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.

.14 "FLOOD ELEVATION STUDY" means an examlnation, evaluation and
determination of flood hazards and, if appropriate, corresponding
water surface elevations, or an examination, evaluation and
determination of mudslide (i.e., mudflow) and/or flood-related
erosion hazards.

.15 "FLOOD INSURANCE RATE MAP (FIRM)" means the official map on
which the Federal lnsurance Administration has delineated both the areas
of special flood hazards and the risk premium zones applicable to the
community.

,16 ,,oDrit^Dv -^f,'tr" meane the Underlying Uene Upen Whieh the Flesd
Deleted in its entiretY.

"FLOOD INSURANCE STUDY (FlSl" See "Flood Elevation Study"
ie+

that ineluCes fleeC prefiles' the Fleed Beundary Fleedwey MaBr and the
water eurfaee elevetien ef the baee fleed,

.17 "FLOODPLAIN OR FLOOD PRONE AREA" means any land area
susceptible to being inundated by water from any source. See "flood
or flooding."

.18 " means the communitY official
deslgnated by title to administer and enforce the floodplain
management regulations.

.19 "FLOODPLAIN MANAGEMENT" means the operation of an overall
program of corrective and preventative measures for reducing flood
damage, including but not limited to emergency preparedness plans,

-4-
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# .22

flood control works, and floodplain management regulations.

.20 "FLOODPLAIN MANAGEMENT REGULATIONS" means zoning
ordinances, subdivision regulations, building codes, health
regulations, special purpose ordinances (such as floodplain
ordinance, grading ordinance, stormwater and erosion control
ordinance) and other application of police power. The term
describes such stah or local regulations, in any combination
thereof, which provlde standards for the purpose of flood damage
prevention and reduction.

.21 "FLOOD PROOFING" means any combination of structural and
nonstructural additions, changes, or adjustments to structures
which reduce or elimlnate risk of flood damage to real estate or
improved real property, water and sanitary facilities, structures, and
their contents.

"FLOODWAY" means the channel of a river or other watercourse and the
adjacent land areas that must be reserved in order to discharge the base
flood without cumulatively increasing the water surface elevation more
than ene{eet a designated height. Also referred to as "Regulatory
Floodway."

.23 "FUNCTIONALIY DEPENDENT USE" means a use which cannot
perform its intended purpose unless it is located or carried out in
close proximity to water. The term includes only docklng faclllties,
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.

.24 i'HAZARDOUS MATERINII means the Oregon Department of
Environmental Quality defines hazardous materials to include any of
the following:

(1) Hazardous waste as defined in ORS 466.005;

l2l Radioactive waste as defined in ORS 469.300, radioactive
material identified by the Energy Facility Siting Council under
ORS 469.605 and radioactive substances defined in ORS
453.005

-5-
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(3) Communicable disease agents as regulated by the Health
Division under ORS Chapter 431 and 433.010 to 433.045 and
433.106 to 433.990;

(4) Hazardous substances designated by the United States
Environmental Protection Agency (EPA) under section 311 of
the FederalWater Pollution ControlAct, P.L. 92-500, as
amended;

(5) Substances listed by the United States EPA in section 40 of
the Code of Federal Regulatlons, Part 302 - Table 302.4 (list of
Hazardous Substances and Reportable Quantities) and
amendments;

(6) Material regulated as a Chemical Agent under ORS 465.550;

Material used as a weapon of mass destruction, or biological
weapon;

(71

#

25

26

(8) Pesticide residue;

(9) Dry cleaning solvent as defined by ORS 465.200(9).

"HIGHEST ADJACENT GRADE" means the highest natural elevation
of the ground surface prior to constructlon next to the proposed
walls of a structure.

"HISTORIC STRUCTURE" means any structure that is:

(4 (1)

{b) l2l

Listed individually in the National Register of Historic Places (a

listing maintained by the Department of lnterior) or preliminarily
determined by the Secretary of the lnterior as meeting the
requirements for individual listing on the National Register;

Certified or preliminarily determined by the Secretary of the lnterior
as contributing to the historicalsignificance of a registered historic
district or a district preliminarily determined by the Secretary to
qualify as a registered historic district;

-6-
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{€}

(d)

(3) Individually listed on a state inventory of historic places anC

@ in states with historic preservation
programs which have been approved by the Secretary of lnterior; or

(4) lndividually listed on a local inventory of historic places and

@ in communities with historic preseruation
programs that have been certified either:

{"

iL

a. By an approved state program as determined by the
Secretary of the lnterior, or;
Directly by the Secretary of the lnterior in states without
approved programs.
W

b.

27 "LETTER OF MAP CHANGE" means an official FEMA determination,
by letter, to amend or revise effective Flood Insurance Rate Maps
and Flood lnsurance Studies. The following are categories of
LOMCs:

(1) "Gonditional Letter of Map Amendment (CLOMAI": A CLOMA
is FEMA's comment on a proposed structure or group of
structures that would, upon construction, be located on
existing natural ground above the base (1 -percent-annual-
chance) flood elevation on a portion of a legally defined parcel
of land that is partlally inundated by the base flood.

IA "Condltional Letter of Map Revisions (CLOMRI": A CLOMR is
FEMA's comment on a proposed project that would, upon
construction, affect the hydrologic or hydraulic characteristics
of a flooding source and thus result in the modification of the
existing regulatory floodway, the effective base flood
elevations, or the special flood hazard area.

(3) "Gonditional Letter of Map Revision based oE.Fill (CLOMR-F)":

A CLOMR-F is FEMA's comment on a proposed project that
would, upon construction, result in a modification of the
special flood hazard area through the placement of fill outside
the existing regulatory floodway.

(41 "Letter of Map Amendment {LOMA|": An official amendment,
by letter, to the Flood lnsurance Rate Maps (FlRMs) based on

-7-



Bold/Strikeout

J3

technical data showing that an existing structure, parcel of
land or portion of a parcel of land that is naturally high ground,
(i.e., has not been elevated by fill) above the base flood, that
was inadvertently included in the special flood hazard area.

(5) "Letter of Map Revision (LOMR|": A LOMR is FEMA's
modification to an effective Flood lnsurance Rate Map (FIRM),
or Flood Boundary and Floodway Map (FBFM), or both. LOMRs
are generally based on the implementation of physical
measures that affect the hydrologic or hydraulic
characteristics of a flooding source and thus result in the
modification of the existing regulatory floodway, the effective
base flood elevations, or the SFHA. The LMOR officially
revises the FIRM or FBFM, and sometimes the Flood lnsurance
Study (FlS) report, and, when appropriate, lncludes a
description of the modifications. The LOMR is generally
accompanied by an annotated copy of the affected portions of
the FIRM, FBFM, or FIS report.

(6) "Letter of ltlap Revlslon base on File {LOMR-F}": A LOMR-F is
FEMA's modification of the special flood hazard area shown
on the Flood lnsurance Rate Map (FIRM) based on the
placement of fill outside the existing regulatory floodway.

(71 "PMR": A PMR is FEMA's physical revision and republication
of an effectlve Flood lnsurance Rate Map (FIRM) or Flood
lnsurance Study (Fl$) report" PMRs are generally based on
physical measures that affect the hydrologic or hydraulic
characteristics of a flooding source and thus result in the
modification of the existing regulatory floodway, the effective
baes flood elevations, or the special flood hazard area.

.28 "LOWEST FLOOR" means the lowest floor of the lowest enclosed area
(including basement). An unfinished or flood resistant enclosure, seed
usable solely for parking of vehicles, building access, or storage, in an
area other than a basement area is not considels{ s stru€tulrels building's
lowest floor, provided that the enelesed area ie built and maintained in

@ such enclosure is not built so as to render
the structure in violation of the appllcable non+levation design
requirements of this ordinance.
tcto@Hu+J

-8,
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"MANUF-ACTURED HOME DWELLING" means a structure, transportable
in one or more sections, which is built on a permanent chassis and is

designed for use with or without a permanent foundation when €enne€t€d
attached to the required utilities.
the term "manufaetureC heme" alse includes park trailers; traveltrailere;

daye, -.Fer insuranee Burpeees the ternr"manu*aetured heme" dees net
inelude park trailerq travel trailerer anC etheFeimilar vehielee, The term
"manufactured dwelling" does not include a "recreational vehicle"
and is synonymous with "manufactured home".

.30 "MANUFACTURED DWELLING PARK OR SUBDIVISION'I means a
parcel (or contiguous parcels) of land divided into two or more
manufactured dwelling lots for rent or sale.

.31 f'MEAN SEA LEVEL" means for purposes of the National Flood
Insurance Program, the National Geodetic Vertical Datum (NGVD) of
1929 or other datum, to which Base Flood Elevations shown on a
community's Flood lnsurance Rate Map are referenced.

.32 "NEW CONSTRUCTION" for floodplain management purposes,
means structures for which the "start of construction" commenced on or
after Augrust43J977 the effective date of a floodplain management
regulation adopted by Golumbia County and includes any subsequent
improvements to thesuch structures. W

+7 .33 'RECREATIONAL VEHICLE' means a vehicle which is

(e) (1) Build on a single chassis;

(b) (21 400 square{eet or less when measured at the largest
horizontal projection;

(3) Designed to be self-propelled or permanently terved towable
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.
W

34 "REGULATORY FLOODWAY" See "Floodway".

(€)

(c)
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s

*g

"START OF CONSTRUCTION" lncludes substantial improvement and
means the date the building permit was issued, provided the actual start of
construction, repair, reconstruction, rehabilitatlon, additlon, placement,
or other improvement was within 180 days from the date of the permit.
The actual start 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; or the placement of a manufaclured
dwelling on a foundation. Permanent construction does not include land
preparation, such as clearing, grading, and filling; nor does it include the
installation of streets and/or walkways; nor does it include excavation for a
basement, footings, piers, or foundations or the erection of temporary
forms; 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
externaldimensions of the building. W

.37 "STRUCTURE" for floodplain management purposes, means a walled
and roofed building, including a gas or liquid storage tank that is principally
above ground, as wellas a manufactured dwelling.

.38 "SUBSTANTIAI DAMAGH: 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 occurrecj, hhfd€Hlida*eseusqHeaJ*"l

.35 "SHEET FLOW AREA" See "Area of shallow flooding".

"S U BSTAIVJIAL I MPROVEM ENTII means reconstruction, rehabil itation,
addition, or other improvement of a structure, the cost of which equals or
exceeds 50 percent of the market value of the structure before the "start of
construction" of the improvement. This term includes structures which
have incurred "substantial damage," regardless of the actual repair work
performed. The market value ef the etrueture eheul*be;

the etart ef the initial repair er imprevement, er

(b) ln the eaee ef damage; the appreis€d real marl€t value ef
the etruets{e prier te the darnage ee€s'ring, The t€rm
ffi:

-10-
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the minimum neeessary te aesure safe living
eenC*ie+sr€r

ii

W
The term does not, however, include either:

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

B. Any alteration of a "historic structure," provided that the
alteration will not preclude the structure's continued
designatlon as a "historic structure."

.40 "VARIANCE" means a grant of relief by Golumbia Gounty from the
terms of a flood plain management regulation.

.41 .VIOLATION' means the failure of a structure or other development to be
fully compliant with the community's floodplain management regulations.
A structure or other development without the elevation certificate, other
certifications, or other evidence of compliance required in this ordinance
is presumed to be in violation until such time as that documentation is
provided.
W

.42 "WATER DEPENDENT" means a structure for commerce or industry
which cannot exist in any other location and is dependent on the
water by reason of intrinsic nature of its operations.

.43 "WATER SURFAGE ELEVATION" means the height, in relation to the
National Geodetic Vertical Datum (NGVD) of 1929, or other datum, of
floods of varlous magnltudes and frequencies In the floodplalns of
coastal or riverine areas.

A.

2

-11-



Bold/Strikeout

++Oa-*pp+ie*ien" [Moved to new Section ]104 .l oddedl

,1 Thie zen+elrallapplyte all arees ef eBeeialfloed haearde within-$e

1104 GENERAL PROVISIONS:

1 Lands to which this ordlnance applies: This zone shall apply to all
areas of special flood hazards within the jurisdiction of Golumbia
County.

1 .2 Basis for Establlshlng the Special Flood Hazard Areas

A. The areae-ef special flood hazard areas identified by the Federal
lnsurance Administrator in a scientific and engineering report
entitled "The Flood lnsurance Study (FlS) for Columbia County,
Oregon and lncorporated Areas, dated November 26, 2010, with
accompanying Flood lnsurance Rate Maps (FlRMs) ie are hereby
adopted by reference and declared to be a part of this ordinance.
The @js FIS and FIRM panels are on file at
Columbia County, Department of Land Development Services,

230 Strand Street,
St. Helens, OR 97051, located in the Columbia County
Courthouse Annex building.

.3 Coordination with State of OreEon Specialtv Godes

A. Pursuant to the requlrement establlshed ln ORS 455 that
Columbia County administers and enforces the State of
Oregon Specialty Codes, Golumbia Gounty does hereby
acknowledge that the Oregon Specialty Codes contain certain
provisions that apply to the design and construction of
buildings and structures located in special flood hazard areas.
Therefore, thls ordinance ls intended to be administered and
enforced in conjunction with the Oregon Specialty Codes.

.4 Gompliance and Penalties for Noncompliance:

A. Compliance: All development within special flood hazard areas
is subject to the terms of this ordinance and required to
comply wlth its provlslons and all other applicable regulatlons.

B. Penalties for Noncompliance: No structure or land shall

-12-
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hereafter be constructed, located, extended, converted, or
altered without full compllance with the terms of this
ordinance and other applicable regulations. Violations of the
provisions of this ordinance by failure to comply wlth any of
its requirements (including violations of conditions and
safeguards established in connection with conditions) shall
constitute a misdemeanor infraction subJect to the penalties
and citations found in the Columbia Gounty Enforcement
Ordinance with authority from Oregon Revlsed Statutes
153.005 to 153.064. Nothing contained herein shall prevent
Columbia Gounty from taking such other lawfulaction as is
necessary to prevent or remedy any violation.

.5 Abrooation and Severabilltv:

A. Abroqation: This ordinance is not intended to repeal, abrogate,
or impair any existing easements, covenants, or deed
restrictions. However, where this ordinance and another
ordinance, easement, covenant, or deed restriction conflict or
overlap, whichever imposes the more stringent restrictions
shall prevail.

Severabilitv: This ordinance and the various parts thereof are
hereby declared to be severable. lf any section clause,
sentence, or phrase of the Ordinance is held to be invalid or
unconstitutional by any court of competent jurisdiction, then
said holding shall in no way effect the validity of the remaining
portions of this Ordinance.

6 lnterpretatlo$ ln the lnterpretation and application of this ordinance,
all provisions shall be:

A. Considered as minimum requirements;

Liberally construed in favor of the governing body; and

Deemed neither to limit nor repeal any other powers granted
under state statutes.

.7 Warnino and Disclaimer of Liabilitv

Warninq: The degree of flood protection required by this
ordinance is considered reasonable for regulatory purposes
and is based on scientific and engineering considerations.

B

B.

c.

A.
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Larger floods can and will occur on rare occasions. Flood
heights may be increased by man-made or natural causes.
This ordinance does not imply that land outside the areas of
specialflood hazards or uses permitted within such areas will
be free from flooding or flood damages.

B. Disclaimer of Liabilitv: This ordinance shall not create liability
on the part of Golumbia County, any officer or employee
thereof, or the Federal lnsurance Administrator for any flood
damages that result from reliance on this ordinance or any
administratlve decislon lawfully made hereunder.

@ [Movedtonew Section 1105 .3 added]

l iercr

in-Saetien :l-104, The p

"Definitiene"r end fer all develepment ineruding fill and ether aetivitiee;

ithinany zening dislrietr and

E, permanent eterage eenneeted with "esidential use leeabd eut
ef the fleedwav,

@

1106 1105 ADMINISTRATION:

Desisnation of the Floodplaln Adminlstrator: The Columbia Gounty
Land Development Services Admini€treter Director, er and their
designee, is hereby appointed to administer, end 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 provlsions.

2 Puties and Responsibilities of the Floodplain Administrator: Duties of
the floodplain administrator, or their designee, shall include, but not be
limited to reviewing all develeBment permits te determine:

A. Permit Review

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

1
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* 2. That all neeeeeary Bermits have been ebtained frem the€e
Federal $tate; er leealgevernment ageneies frem whieh prier

@ Allother required local, state, and
federal permits have been obtained and approved.

g 3. lf the prepeeed develeprnen+ is lecet€d in the'fleedway;
as€ure that the enereaehment Brovieiens ef Seetien 1110 ere
met Review all development permits to determine if the
proposed development is located in a floodway. lf located
in the floodway assure that the floodway provisions of this
ordinance in section 1106.2(D) are met; and

Review all development permlts to determine lf the
proposed development is located in an area where Base
Flood Elevation (BFE) data is available either through
the Flood Insurance Study (FlS) or from another
authoritative source. lf BFE data is not avallable then
ensure compllance with the provlsions of sections
1106.1(G); and

4.

5.

6.

7

Provide to building officials the Base Flood Elevation
(BFE) applicable to any building requiring a floodplain
development permit.

Review all development permit applications to
determine if the proposed development qualifies as a
substantial improvement as defined in section 1103.

Revlew all development permits to determine if the
proposed development activity is a watercourse
alteration. lf a watercourse alteration is proposed,
ensure compliance with the provisions in section
1r06.1(A).

8 Review all development permits to determine if the
proposed development activity includes the placement
of fill or excavation.

lnformation to be Obtained and Malntained: The following
information shall be obtained and maintained and shall be
made available for public inspection as needed:

Obtain, record, and maintain the actual elevation (in

_15_

B.
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2.

3.

relatlon to mean sea level) of the lowest floor (includlng
basements) and all attendant utllities of all new or
substantially improved structures where Base Flood
Elevation (BFE) data ls provided through the Flood
lnsurance Study (FlS), Flood lnsurance Rate Map (FIRM),
or obtained in accordance wlth sectlon 1106.1(G).

Obtain and record the elevation (in relation to mean sea
level) of the natural grade of the building site for a
structure prior to the start of construction and the
placement of any fill and ensure that the requirements of
sectione 1106.2(D) and 1105.2(AX2) are adhered to.

Upon placement of the lowest floor of a structure
(including basement) but prior to further vertical
construction, obtain documentation, prepared and
sealed by a professional licensed surueyor or engineer,
certlfying the elevation (ln relatlon to mean sea level) of
the lowest floor (including basement|.

Where base flood elevation data are utilized, obtain As-
bullt certification of the elevation (in relation to mean
sea level) of the lowest floor (including basement)
prepared and sealed by a professional licensed
surveyor or engineer, prior to the final inspection.

Maintain all Elevation Certificates (EG) submitted to
Columbia County;

Obtain, record, and maintaln the elevation (in relation to
mean sea level) to which the structure and all attendant
utilities were floodproofed for all new or substantially
improved floodproofed structures where allowed under
this ordinance and where Base Flood Elevation (BFE)
data is provided through the FlS, FIRM, or obtained in
accordance with sectlon I 1 06.1(G).

Maintain all floodproofing certificates required under
this ordinance;

Record and maintain all variance actions, including
justification for their issuance;

Obtaln and maintain all hydrologic and hydraulic

4.

5.

6.

7

8.

9.
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c.

1106,6 A, 2.

analyses performed as required under section 1106.2(D).

10. Record and maintain allSubstantial lmprovementand
Substantial Damage calculations and determinations as
required under section 1 105.2(D).

11. Maintain for public inspection all records pertaining to
the provisions of thls ordinance.

Requirement to Notifv Other Entities and Submit New
Technical Data

1 Communitv Boundarv Alterations: The Floodplain
Administrator shall notify the Federal lnsurance
Administrator in writing whenever the boundaries of the
community have been modified by annexation or the
communityr has othenrise assumed authority or no
longer has authority to adopt and enforce floodplaln
management regulations for a particular area, to ensure
that all Flood Hazard Boundary Maps (FHBM) and Flood
lnsurance Rate Maps (FIRM) accurately represent the
community's boundaries. lnclude within such
notification a copy of a map of the community suitable
for reproduction, clearly delineating the new corporate
limits or new area for which the community has
assumed or relinquished floodplain management
regulatory authority.

Watercourse Alteratlons : The Flood pla i n Ad m i nistrator
shall notify adjacent communities, an4the Department of
Land Conservation and Development, and other
appropriate state and federal agencies, prior to any
alteration or relocation of a watercourse, and submit
evidence of such notification to the Federal lnsurance
Administration. This notification shall be provided by the
applicant to the Federal lnsurance Adminlstratlon as a
Letter of Map Revision (LOMR) along with either:

A proposed maintenance plan to assure the flood
carrying capacity within the altered or relocated
portion of the watercourse is maintained; or

Certification by a registered professional engineer
that the project has been designed to retain its

i.

il.
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3.

flood carrying capacity without periodic
maintenance.

iii. The applicant shall be required to submit a
Conditional Letter of Map Revision (CLOMR) when
required under section 1105.2(CX3). Ensure
compllance wlth all appllcable requlrements in
sections 1 105.2(CX3) and 1106.1(A).

Reaulrement to Submlt New Technical Data: A
community's base flood elevations may increase or
decrease resulting from physical changes affecting
flooding conditions. As soon as practicable, but not
later than six months after the date such information
becomes avallable, a community shall notify the Federal
lnsurance Admlnlstrator of the changes by submltting
technical or scientific data in accordance with Section
44 of the Code of Federal Regulations (GFR), Sub-
Section 65.3. The community may require the applicant
to submit such data and review fees required for
compliance with this section through the applicable
FEMA Letter of Map Change (LOMC) process.

The Floodplain Administrator shall require a Conditional
Letter of Map Revlsion prior to the issuance of a
floodplain development permit for:

P roposed floodway e nc roachm ents that i nc rease
the base flood elevation; and

Proposed development which increases the base
flood elevation by more than one foot in areas
where FEMA has provided base flood elevations
but no floodway.

An applicant shall Notify FEMA within six (6) months of
project completion when an applicant has obtained a
Gondltional Letter of Map Revision (CLOMR) from FEMA.
This notification to FEMA shall be provided as a Letter
of Map Revlsion (LOMR).

The applicant shall be responsible for preparing all
technical data to support CLOMR/LOMR applications

t.

I t.
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D
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Where baee fleed elevatien data ie previded threugh the Fleed
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ing

Establishment of Development Permit:

A. Floodplain Development Permit Required: A development

-19-

and paying any processing or application fees
associated with the CLOMR/LOMR.

The Floodplaln Administrator shall be under no
obligation to sign the Gommunity Acknowledgement
Form, which is part of the CLOMR/LOMR application,
until the applicant demonstrates that the project will or
has met the requirements of this code and all applicable
state and federal laws.

Substantial lmprovement and Substantial Damaqe
Assessm ents and Determ inations : Gon d uct S u bstantia I

lmprovement (Sl) (as defined in section 1103) reviews for all
structural development proposal applications and maintain a
record of Sl calculations within permlt ffles ln accordance with
section 1105.2(8). Gonduct Substantial Damage (SD) (as
defined in section 1103) assessments when structures are
damaged due to a natural hazard event or other causes. Make
SD determinations whenever structures within the special
flood hazard area (as established in section 1104.21are
damaged to the extent that the cost of restoring the structure
to its before damaged condition would equal or exceed 50
percent of the market value of the structure before the damage
occurred.

3
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B.

permit shall be obtained before construction or development
begins within any area horizontally within the specialflood
hazard area established ln section 1104.2. The development
permit shall be required for all structures, including
manufactured dwellings, and for all other development, as
defined in section 1103, including fill and other development
activities.

Application for Development Permif Application for a
development permit may be made on forms furnished by the
Floodplain Adminlstrator 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, flll, storage of materials,
drainage facilities, and the location of the foregoing.
Specifically the following information is required:

ln riverine flood zones, the proposed elevation (in
relation to mean sea level), of the lowest floor (including
basement) and all attendant utillties of all new and
substantially improved structures; in accordance with
the requirements of section 1105.2(8).

Proposed elevation in relation to mean sea levelto
which any non-residential structure will be floodproofed.

Certification by a registered professional engineer or
architect licensed in the State of Oregon that the
floodproofing methods proposed for any non-residential
structure meet the floodproofing criteria for non-
residential structures in section I 106.2(C)(3).

Descriptlon of the extent to which any watercourse will
be altered or relocated.

Base Flood Elevation data for subdivision proposals or
other development when required per sections 1105.2(A)
and 1106.1(F).

Substantial improvement calculation for any
improvement, addition, reconstruction, renovation, or
rehabilitation of an existing structure.

7. The amount and location of any fill or excavation

1

2

3

4.

5.

6
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activities proposed.

[Moved to new Section 1105 .2 B. addedJ Fer all new er

will+

ien
1{€gJ*(3)=

.4 Variance Procedure: [Previously Section Il07 .3J The issuance of a
variance is for floodplain management purposes only. Flood
lnsurance premium rates are determined by federalstatute according
to actuarial risk and will not be modified by the grantlng of a
variance.

A. Gonditions for Variances:

1 Generally, variances may be lssued for new
construction and substantial improvements to be
erected on a lot of one-half acre or lese in size
contiguous to and surrounded by lots with existing
structures constructed below the base flood level, in
conformance with the provisions of sections
1105.3(AX3) and (5), and 1105.3(8). As the lot size
increases beyond one-half acre, the technical
justification required for issuing a variance increases.

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

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

Variances shall only be issued upon:

i. A showing of good and sufficient cause;

ii. A determinatlon that fallure to grant the variance

-21-
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would result in exceptional hardship to the
applicant;

1fi. A determination that the granting of a variance
will not result in increased flood heights,
additional threats to public safety, extraordinary
publlc expense, create nulsances, cause fraud on
or victimization of the public, or conflict with
existing laws or ordinances.

5. Variances may be issued by a community for new
construction and substantial improvements and for
other development necessary for the conduct of a
functionally dependent use provided that the criteria of
section 1105.3(AX2l - Ql are met, and the structure or
other development is protected by methods that
minimize flood damages during the base flood and
create no additional threats to public safety.

B. Variance Notification:

Any applicant to whom a varlance is granted shall be
given written notice that the issuance of a variance to
construct a structure below the Base Flood Elevation
will result in increased premium rates for flood
insurance and that such construction below the base
flood elevation increases risks to life and property. Such
notificatlon and a record of all variance actlons,
including justification for their issuance shall be
maintained in accordance with section 1105.2(8).

S- fMoved to new Section ] 105 .2 B. addedJ The Adrninietraler will maintain fer
inen€+

*[Moved to new Section as notedJ Fer alteratien ef water eeurees- the
Admini€tre+e"r-€hel*

A fMoved to new Section 1105.2 C. 2. addedJ Ueti$paaiaeen+

the Federal lnsuranse Adminietratien'

* [Movedto new Section 1106.1A. addedJ @ie
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previde+winin ttae a

1106 MPROVISIONS FOR FLOOD HAZARD REDUCTION:

+1€g .1 General Standards: ln all specialflood hazard areas, the
following standards shall be adhered to:

A.

I B. Anchorinq:

A1

Alteration of Watercourses: Require that the flood
carrying capacity within the altered or relocated portion
of said watercourse ls maintained. Require that
maintenance is provided within the altered or relocated
portion of said watercourse se to ensure that the flood
carrying capacity is not diminished. Requlre compliance
with sections 1105.2(CX2) and 1105.2(CX3).

All new construction and substantial improvements
shall be anchored to prevent flotation, collapse, or
lateral movement of the structure resulting from
hydrodynamic and hydrostatic loads, including
the effects of buoyancy.

frame tiee,te greund anehere (Referen€€ FFMA'g
"Manufaetured Heme lnstallatien in Fleed Hazard
Ar€a€+ All manufactured dwellings shall be
anchored per section I 106.2(C)(4),

2 C. Construction Materials and Methods:

&2.

s

g

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

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

2
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g

3 D. Utilities and Equ.ipment:

iF
eenCitiening equiBment and ether s€rviee faeilities

ine

1 Water Supplv. Sanitarv Sewer. and On€ite Waste
Disposal Svstems:

All new and replacement water supply systems
shall be designed to minimize or eliminate
infiltration of flood waters into the system,

il. New and replacement sanitary sewage
systems shall be designed to minimize or
eliminate infiltration of flood waters into the
systems and discharge from the systems into
flood waters. an+

On-site waste disposalsystems shall be
located to avoid impairment to them or
contamination from them during flooding
consistentwiththeM
Oregon Department of Environmental Quality

Electrical. Mechanical. Plumbinq. and Other
Eouipment Electrical, heating, ventilating, air-
condltloning, plumbing, duct systems, and other
equipment and service facllltles shall be elevated
at minimum l-foot above the base flood level or
shall be designed and installed to prevent water
from entering or accumulating within the
components and to resist hydrostatic and
hydrodynamlc loads and stresses, including the
effects of buoyancy, durlng conditions of
floodlng. ln addition, electrical, heating,
ventilating, air-conditioning, plum bi ng, d uct
systems, and other equipment and service
facilities shall:

1il.

2
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lf replaced as part of a substantial
improvement shall rneet allthe
requirements of this section.

il. Not be mounted on or penetrate through
breakaway walls.

E. Tanks:

1 Underground tanks shall be anchored to prevent
flotation, collapse and lateral movement under
conditions of the base flood.

Above-ground tanks shall be installed at minimum
1-foot above the base flood level or shall be
anchored to prevent flotation, collapse, and lateral
movement under conditions of the base flood.

3. When elevated on platforms, the platforms shall
be cantilevered from or knee braced to the
building or shall be supported on foundations that
conform to the requirements of the State of
Oregon Specialty Gode.

Subdivision and Partition Proposals and Other Proposed
Develooments:

n, A}leubdivi€io
;

B, Allsubdivieien BrepeealeshellhaveBubli€utilitiesand
faeilitiee eueh ae seweri gae; eleetrieal, and wat€r

demagei
G, Allsubdivieien prepeeale ehall have adeguat€

Cemageian+

previ ive

All new subdivlslon and partition proposals and
other proposed new developments (including

i.

2.

4F

1
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2.

proposals for manufactured dwelling parks and
planned unlt developments), greater than 5 acres
in size shall include within such proposals, Base
Flood Elevation data.

All new subdivision and partition proposals and
other proposed new developments (including
proposals for manufactured dwelling parks and
planned unit developments), shall:

Be consistent with the need to minimize
flood damage.

When possible, be deslgned to provide a
building pad area on each lot or parcel that
is outside of the SFHA.

ilt. Have public utilities and facilitles such as
sewer, gas, electrlcal, and water systems
located and constructed to mlnlmlze or
eliminate flood damage.

Have adequate drainage provided to reduce
exposure to flood hazards.

Use of Other Base Flood Data: When Base Flood
Elevation data has not been provided in accordance with
section #A+ f O4.2
the Ad{aini€+r€te+ local floodplain administrator shall
obtain, review, and reasonably utilize any base flood

t.

ii

tv

@iew fDeleted in its entiretyJ

Fleed lnsuranee Etudy er frem anether autheri|ative

ehall be reviewed te assure that prepesed eenetruetien will

histerieal data; high water marke; phetegraphs ef paet

twe feet abeve grade in thee€ zenee may r€sult in higher
ineuranee rates,

G
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H.

elevation and floodway data available from a federal, state,
or other source, in order to administer Seetiene-1-lo9

section f 106. All
new subdivision and partition proposals and other
proposed new developments (includlng proposals for
manufactured dwelling parks and planned unit
developments) must meet the requirements of section
1106.1(F).

Where baee fleed elevatien data ieprevided threugh the
Fleed lneuranee Stsdy er required as in Seetien 1105& the
neministrater wl iF

ing

impreved etruetures' and urlrcther er ne$-the etru€tur€
eentainea bagement,

Flood Elevations shall be determined for development
proposals that are in any A zone that does not have an
established base flood elevatlon. Development
proposals located within a riverine unnumbered A Zone
shall be reasonably safe from flooding; the test of
reasonableness includes use of historicaldata, high
water marks, FEMA provided Base Level Engineering
data, and photographs of past flooding, etc... where
available. Historical floods of record in Columbla Gounty
occurred in 1894, {933, 1948, 1956, 1964, 1972,1974,
1987, 1 996, 2007, 2011, and 2017.

Structures in unnumbered A zones shall be elevated at
mlnlmum {-foot above the historical high water mark or
at least two feet above highest adjacent grade,
whichever is higher.

ln
coordination with the State Oregon Specialty Godes:

1 When a structure is located in multiple flood
zones on the community's Flood lnsurance Rate
Maps (FIRM) the provisions for the more
restrictive flood zone shall apply.

2. When a structure is partially located in a special

-27-
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flood hazard area, the entire structure shall meet
the requirements for new construction and
substantial im provements.

Critical Facilities: Construction of new critical facilities
lncluding but not llmlted to schools, hospltals, and flre
stations, shall be, to the extent possible, located outside
the limits of the special flood hazard area. Gonstruction
of new critical facilities shall be permissible within the
SFHA only lf no feasible alternative site is available.
Criticalfacilities constructed within the SFHA shall have
the lowest floor elevated three (3) feet above Base Flood
Elevation (BFE) or to the height of the 500-year flood,
whichever is higher. Access to and from the critical
facility shall also be protected to the helght utilized
above. Floodproofing and sealing measures must be
taken to ensure toxic substances will not be displaced
by or released into floodwaterc. Reference Critical
Facility definition in Section 1103.

@
ln all areae ef epeeial fleed hasarde where base fleed elevetien data hae beec
previded as set ferth h S
re+*re+

Specific $tandards for Riverine (lncludino All Non-
Coastal) Flood Zones (A1-A30. AH. and AEI: These
specific starrdards shall apply to all new construction
and substantial improvements in addition to the General
Standards contained in section 1106.1 of this ordinance.

A. Flood Ooenlnos: All new construction and substantial
improvements with fully enclosed areas below the
lowest floor (excluding basements) are subject to the
following requirements. Enclosed areas below the Base
Flood Elevation, including crawl spaces shall:

Be designed to automatically equalize hydrostatic
flood forces on walls by allowing for the entry and
exit of floodwaters'

Be used solely for parklng, storage, or building
access;

2

I

2
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3

B. GaraqeE:

lv

Be certified by a registered professional engineer
or architect or meet or exceed all of the following
minimum criteria:

i. A minimum of two openings;

ii. The total net area of non-engineered
openings shall be not less than one (1)
square inch for each square foot of
enclosed area, where the enclosed area is
measured on the exterior of the enclosure
walls,

i it. The bottom of all openings shall be no
hlgher than one foot above grade.

Openings may be equipped with screens,
louvers, valves, or other coverings or
devices provided that they shall allow the
automatic flow of floodwater into and out of
the enclosed areas and shall be accounted
for in the determination of the net open
area.

v All additional higher standards for flood
openings in the State of Oregon Residential
Specialty Godes Section R322.2.2 shall be
complied with when applicable.

Attached garages may be constructed with the
garage floor slab below the Base Flood Elevation
(BFE) in riverine flood zones, if the following
requirements are met:

lf located within a floodway the proposed
garage must comply with the requirements
of section 1106.2(D).

The floors are at or above grade on not less
than one side;

The garage is used solely for parking,

1

il.

iii
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building access, and/or storage;

iv The garage is constructed with flood
bpenings in compliance with section
1105.2(A) to equalize hydrostatic flood
forces on exterior walls by allowing for the
automatlc entry and exit of floodwater.

The portions of the garage constructed
below the BFE are constructed with
materials resistant to flood damage;

The garage is constructed in compliance
with the standards in section 1106.1; and

The garage is constructed with electrical,
and other service facilities located and
installed so as to prevent water from
entering or accumulatlng wlthln the
components during conditions of the base
flood.

Detached garages must be constructed ln
compliance with the standards for appurtenant
structures in section 1106.2(CX6) or non-
residential structures in section 1106.2(CX3)
depending on the square footage of the garage.

For Riverlne {Non-Goastall Special Flood Hazard Areas
wlth Base Flood Elevatlone: ln addition to the general
standards listed in section 1106.1 the following specific
standards shall apply in Riverine (non-coastal) special
flood hazard areas with Base Flood Elevations (BFE):
Zones A1-A30, AH, and AE.

Before Reoulatorv Floodwav: ln areas where a
regulatory floodway has not been designated, no
new construction, substantial improvement, or
other development (including fill) shall be
permitted within Zones A1-30 and AE on the
communlty's Flood lnsurance Rate Map (FIRM),
unless it is demonstrated that the cumulative
effect of the proposed development, when
combined with all other existing and anticipated

v

vi.

vii

2.

c

1
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1199,1

development, will not increase the water surface
elevation of the base flood more than one foot at
any point withln the community.

2. ResidentialConstruction:

lor' i. New construction and substantial improvement
of any residential structure shall have the lowest floor,
including basement, elevated at te+minimum ef 1-foot
above the Base Flood Elevation (BFE);

ii. Enclosed areas below the lowest floor shall
comply with the flood opening requirements in
section 1106.2tA).

ize

engineer er ar€hi&set ermuet meet er ex€€ed

@t*

gred+

iii.

€everi@
ffi

14Ag2 3. Non-Residential Construction:
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eemmereiali inCuetrial er ether nenresidential etrueture

fleeO

teeit*ieq€'helt

the struet{*re ie watertight with walle substefltially
i

ine
hydree*atie and hydredynarnie lead€ and effeets ef
b+relAan€'t

ineer-er
ien

fer- rneeting previsiene ef thie eubeeetien bas€d en
tFeir develepmetrl and/e' review ef the etrcetural

iene
ie+

1{€€+

in
1 109,1,8,

(5) ABpiieanie-fl eed Breef i ngr nen reeidentielbs iidinge ehall

baeed en rates that ere ene feet belew the
fleedpreefed level (e,9, a building eenekuet€d te the

level)-

t. New construction and substantial
improvement of any commercial, industrial,
or other non-residential structure shall:

Have the lowest floor, including
basement elevated at minlmum 1-foot
above the Base Flood Elevation

a.
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il.

(BFE); or,

b. Together with attendant utlllty and
sanitary facilities, be floodproofed so
that below the base flood level the
structure is watertight with walls
substantially impermeable to the
passage of water;

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

d. Be certified by a registered
professional engineer or architect
that the design and methods of
construction are in accordance with
accepted standards of practlce for
meeting provisions of this section
based on thelr development and/or
review of the structural design,
specifications and plans. Such
certifications shall be provided to the
Floodplain Administrator as set forth
section 1105.2(8).

Non -res ide ntial structures that a re elevated,
not floodproofed, shall comply with the
standards for enclosed areas below the
lowest floor in section 1{06.2(A).

Applicants floodproofing non-residential
buildings shall be notified that flood
insurance premiums will be based on rates
that are one (1) foot below the floodproofed
level (e.9. a building floodproofed to the
base flood levelwill be rated as one (1) foot
below.

Appllcants floodprooflng non-residential
buildings shallsupply a maintenance plan
for the entire structure to include but not
limited to: exterior envelop of structure; all

il1.

lv
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penetrations to the exterlor of the structure;
allshields, gates, barriers, or components
designed to provide floodproofing
protection to the structure; all seals or
gaskets for shields, gates, barriers, or
components; and, the location of all
shields, gates, barriers, and components,
as well as allassociated hardware, and any
materials or specialized tools necessary to
seal the structure.

Appllcants floodproofi ng non-residentlal
buildings shall supply an Emergency
Action Plan (EAP) for the installation and
sealing of the structure prior to a flooding
event that clearly identifies what triggers
the EAP and who ls responsible for
enacting the EAP.

New or substantially improved
manufactured dwellings supported on solid
foundation walls shall be constructed with
flood openlngs that comply with section
r 106.2(1);

The bottom of the longitudinal chassis
frame beam shall be at minimum 1-foot
above Base Flood Elevation(BFE);

New or substantially lmproved
manufactured dwellings shall be anchored

1{{)93 .4 Manufactured Dwellinos:

feundatien sueh that the leweet fleer ef the
rnenufaetured heme ie a rninimun+ sf-ene feet

anehe'ed te en ad€quat€ly enshered feunCatien
system h se€erdanee with the previeiens ef
ffi

t.

il

ilt.
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to prevent flotation, collapse, and lateral
movement during the base flood.
Anchoring methods may include, but are
not limited to, use of over-the-top or frame
ties to ground anchors (Reference FEMA's
"Manufactured Home lnstallation in Flood
Hazard Areas" guidebook for additional
techniques), and;

iv Electrical crossover connectlons shall be a
minimum of twelve ({2) inches above Base
Flood Elevation (BFE).

Recreational Vehicles: Recreational vehicles placed
on sites are required to elthe+:

l. Be on the site for fewer than 180 consecutive
days, and

6

Be fully licensed and ready for highway use, on
its wheels or jacking system, is attached to the
site only by quick disconnect type utilities and
security devices, and has no permanently
attached additions; or

ilt. Meet the requirements of 3{A)-aberc-and{he
el€vatiepend section 1 I 06.2(CX4), including
the anchoring and elevation requirements for
manufactured hemes dwellings.

Appurtenant (Accessorvl Structures: Rel ief from
elevation or floodproofing requirements for
residential and non-residential structures in
Riverine (Non-Coastal) flood zones may be
granted for appurtenant structures that meet the
following requirements:

Appurtenant structures located partlally or
entirely within the floodway must comply
with requirements for development within a
floodway found in section 1106.2(D).

Appurtenant structures must only be used
for parking, access, and/or storage and

t.

il.
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shall not be used for human habitation;

iti. ln compliance with State of Oregon
Specialty Godes, appurtenant structures on
properties that are zoned residential are
limited to one-story structures less than
200 square feet, or 400 square feet lf the
property ls greater than two (2) acres in
area and the proposed appurtenant
structure will be located a minimum of 20
feet from all property lines. Appurtenant
structures on properties that are zoned as
non-residentlal are limited in size to 120
square feet.

iv The portions of the appurtenant structure
located below the Base Flood Elevation
must be built using flood resistant
materials;

The appurtenant structure must be
adequately anchored to prevent flotation,
collapse, and lateral movement of the
structure resulting from hydrodynamic and
hydrostatic loads, lncludlng the effects of
buoyancy, during conditions of the base
flood.

vt The appurtenant structure must be
designed and constructed to equalize
hydrostatlc flood forces on exterior walls
and comply with the requirements for flood
openings in section 1106.2(A);

vii Appurtenant structures shall be located and
constructed to have low damage potential;

vlli. Appurtenant structures shall not be used to
store toxic material, oil, or gasoline, or any
prlority persistent pollutant identified by the
Oregon Department of Environ mental
Quality unless confined in a tank installed
incompliance with section I 106.1(E).
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tx. Appurtenant structures shall be
constructed with electrical, mechanical, and
other service facilities located and installed
so as to prevent water from entering or
accum ulating within the components
during conditions of the base flood.

7. Below-GradeGrawlSpaces:

The building must be designed and
adequately anchored to resist flotation,
collapse, and lateral movement of the
structure resulting from hydrodynamic and
hydrostatic loads, including the effects of
buoyancy. Hydrostatic loads and the effects
of buoyancy can usually be addressed
through the required flood openings stated
in Section 1106.2(A). Because of
hyd rodynamic loads, crawlspace
construction is not allowed in areas with
flood velocities greater than five (5) feet per
second unless the design is reviewed by a
qualified design professional, such as a
registered architect or professional
engineer. Other types of foundations are
recommended for these areas.

The crawlspace is an enclosed area below
the Base Flood Elevation (BFE) and, as
such, must have openings that equalize
hydrostatlc pressures by allowlng the
automatic entry and exit of floodwaters. The
bottom of each flood vent opening can be
no more than one (1) foot above the lowest
adjacent exterior grade.

Portions of the building below the BFE
must be constructed with materials
reslstant to flood damage. This includes not
only the foundation walls of the crawlspace
used to elevate the building, but also any
Joists, insulation, or other materials that
extend below the BFE. The recomrnended
construction practice is to elevate the

i.

ii.

ilt.
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vt

bottom of joists and all insulation above
BFE.

iv Any building utility systems within the
crawlspace must be elevated above BFE or
deslgned so that floodwaters cannot enter
or accumulate withln the system
components durlng flood conditions.
Ductwork, in particular, must either be
placed above the BFE or sealed from
floodwaterc.

The interior grade of a crawlspace below
the BFE must not be more than two (2) feet
below the lowest adjacent exterior grade.

The helght of the below-grade crawlspace,
measured from the interior grade of the
crawlspace to the top of the crawlspace
foundation wall must not exceed four (4)
feet at any point. The height limitation is the
maximum allowable unsupported wall
height according to the engineering
analyses and building code requirements
for flood hazard areas.

vii. There must be an adequate dralnage
system that removes floodwaters from the
interior area of the crawlspace. The
enclosed area should be drained within a
reasonable time after a flood event. The
type of drainage system will vary because
of the site gradient and other drainage
characteristics, such as soil types. Possible
options include natural drainage through
porous, well-drained soils and drainage
systems such as perforated pipes, drainage
tiles or gravel or crushed stone drainage by
gravity or mechanical means.

viii. The velocity of floodwaters at the site shall
not exceed five (5) feet per second for any
crawlspace. For velocities in excess of five
(5) feet per second, other foundation types
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should be used

1118 D. Floodways:
t Located within area+sf the special flood hazard aneas

established in section 1104.2 are areas designated as
floodways. Since the floodway is an extremely hazardous
area due to the velocity of the floodwaters which carry
debris, potential projectiles, and erosion potential, the
following Provisions aPPIY:

A. 1. Prohibitencroachments, includingfill, new
construction, substantial improvements, and other
development

during the eeeunenee ef the base fleed dieeharge within the
adopted regulatory floodway unless:

Gertification by a registered professional
civil engineer is provided demonstrating
through hydrologic and hydraullc analyses
performed in accordance with standard
engineering practice that the proposed
encroachment shall not result in any
increase in flood levels within the
community during the occurrence of the
base flood discharge; Or,

ii. A community may permit encroachments
within the adopted regulatory floodway that
would result in an increase in base flood
elevations, provided that a Conditional
Letter of Map Revision (CLOMR) is applied
for and approved by the Federal lnsurance
Administrator, and the requiremenb for
such revision as established under Volume
44 of the Code of Federal Regulatlons,
section 65.12 are fulfilled,

Iil. lf an encroachment proposal resulting in an
increase in Base Flood Elevation meets the
following criteria:

a. ls for the purpose of fish

i.
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enhancement,

b. Does not involve the placement of
any structures (as defined in section
2.0) wlthin the floodway,

Has a feasibility analysis completed
documenting that fish enhancement
will be achieved through the
proposed project,

Has a malntenance plan in place to
ensure that the stream carrying
capacity is no impacted by the fish
enhancement proiect,

e. Has approval by the National Marine
Fisherles $ervlce, the State of
Oregon Department of Fish and
Wildlife, or the equivalent federal or
state agency, and

Has evidence to support that no
existing structures will be negatively
impacted by the proposed activity;

Then an approved CLOMR may not be
requlred prlor to approval of a floodplain
permit

1. B. lf the requlrements of section 1119,1A,
1106.2(D)(1) i+are satisfied, all new
construction, end substantial
improvements, and other development
shall comply with all other applicable flood
hazard reduction provisions of sections
qqeg+hr€ugh-t+la 1106.

1111 E. Standards for Shallow Floodino Areas {AeZenes}:
+ Shallow flooding areas appear on FIRMs as AO zones with
depth designations or as AH zones with Base Flood Elevations.
For AO zones the base flood depth range from
one (1) to three (3) feet above ground where a clearly defined
channel does not exist, or where the path of flooding is

c.

d

f.
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unpredictable and where velocity flow may be evident. Such
flooding is usually characterized as sheet flow. ln theee areas; the

@
n, new een*ruetien a

reeidential etrueturee within AO zenee shall have the

te at leaet ene feet abeve the deBthnurnber €pe€ified en

E, New eenetruetien and substantial
imBrevement€ ef nenresrdential- etrueturee
within AO zenee shalleither:

inc

FIRM (at leaet twe feet if ne depth number ie
eBeeigeelpr

welle substantially impenneable te the

leads and effeete ef bueyaney, lf--thie

anainaar Ar arahilanl aa ia Qanlianerr:trrrvr vt

1{093*(3}

C, Regire adeqsat€ d{ainage pathe areund

For both AO and AH zones, adequate drainage paths are
required around structures on slopes to guide
floodwaters around and away from proposed structures.
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2.

Standards for AH ZoneslDevelopment within AH
Zones must comply wlth the standards in
sections 1106.1, 11A6.2,and 1106.2(EX1).

Standards for AO Zones: ln AO zones, the
following provisions apply in addition to the
requirements in sections 1106.1 and 1106.2(E)(1):

New construction and substantial
improvement of residential structures and
manufactured dwellings within AO zones
shall have the lowest floor, including
basement, elevated at minimum 1-foot
above the highest grade adjacent to the
building, or at minimum 1-foot above the
Base Flood Elevation depth number
specified on the Flood lnsurance Rate Maps
(FIRM), whichever is higher, or at least
three (3) feet above highest adfacent grade
if no depth number is specified. For
manufactured dwellings the lowest floor is
considered to be the bottom of the
longitudinal chassis frame beam.

il. New construction and substantial
im provementrs of non-residential structures
within AO zones shall either:

a Have the lowest floor (including
basement) elevated at minimum l-
foot above the hlghest grade
adjacent to the bullding, or at
minimum 1-foot above the Base
Flood Elevation depth number
specified on the Flood lnsurance
Rate Maps (FIRM), whichever is
higher, or at least two (2) feet above
highest adJacent grade lf no depth
number is specified; or

Together with attendant utility and
sanitary facilities, be completely
floodproofed to at minimum f -foot

b
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1il.

c.

above the hlghest grade adJacent to
the building or at minimum 1-foot
above the Base Flood Elevation
depth number specified on the Flood
lnsurance Rate Maps (FIRM),
whichever is higher, or a minimum of
two (2) feet above the highest
adjacent grade if no depth number is
specified, so that any space below
that level is watertight wlth walls
substantlally impermeable to the
passage of water and with structural
components having the capability of
resisting hydrostatic and
hydrodynamic loads and effects of
buoyancy. lf thls method is used,
compliance shall be certifled by a
registered professional eng ineer or
architect as stated in section
1r06.2(CX3XiXd).

Recreationalvehicles placed on sltes within
AO Zones on the community's Flood
lnsurance Rate Maps (FIRM) shalleither:

Be on the site for fewer than 180
consecutlve days, and

Be fully llcensed and ready for
highway use, on its wheels or jacking
system, is attached to the site only
by quick disconnect type utilities and
securlty devices, and has no
permanently attached additions; or

Meet the elevation requirements of
section 1106.2(EX2)(i), and the
anchoring and other requirements for
manufactured dwellings of section
1106.2(CX4).

a.

b.

ln AO zones, new and substantially
lmproved appurtenant structures must
comply with the standards in section

tv
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{106.2(cX6).

v ln AO zones, new and substantially
lm proved appurtenant structuree m ust
comply with the standards in section
r106.2(GX6).

[Moved to new Section I105 addedJ

,1 The Administrabr ehall rnake hterBretatiene wher€ needed, as
te exaet leeatien ef the beundaries ef the areas ef speeialfleed

,3 Varianeee te the etanCerde ef fleed hazard areas ehall be adFninietered

with theetandards ef Segtien 6&6 ef the Rulee and Regulatiene ef the
Natienal Fleed lnsuranee Pregram (11 GFR 59 76),

{-1€g Ceneral€tanCarde [Moved to new Section 1/06.t addedJ

+ nnenering

fletatien; eellapee; er lat€ral mevernent; and shall be inetelled
+tsi

"Manufaetured Heme lnetallatien in Fleed Hazard Areae"t
2
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n, nil new eenetruetio
eenstruebd with mabriale and utility equiBment reeietant te fleed
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ive+eurce

i+,a-leeal judgrnent.end ineludes uees ef hieterieal data; high

ved to new Section 1106.2 addedl

,1 ReeiCential Genetruetien

fleed elevatien, Irtmd, erdiranee 20t0 4 eff, l?,36, f&J

the entry and exit ef fleed wabre, Designe fer meeting this
requirenent muet either be eertifiedb,y a registered Brefe€ei€nsl

minimsm eriteria;

(1) A minimurn ef tw+.eBenings having a tetal net area ef net lese

(2) The bettem ef all epeninge shall be ne higher than ene feet
egeve€raCe

(3) epenings may be equiBBed with eereene- leuvere-er ether
eeveri ie
@

,? Nenreeidential Genetruetien
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i;
(3) have struetural eempenenls eaBable ef resisting

gueyeney;

F) be eer{ifieC by a regietered prefessienal engineer er
ien-ar+in

ir
ieft

Brcvi

(4) Nenreeidential strseturee thet are elevabd; net

rate+that are ene feet belew the fleedBreefed-level (e,9, a

ffi
A Alt manufa€tsred hom
irnBreved within zenee A1 39; AHi and AE ehall be elevated en a

eubeeetien 1108.1'8,
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,'l ReereatienalVehieles

Reereatienal vehietes plaeed en eibe are roquired te either:

{i) Be en the sit€ fer fewer tha+ 180 eene€eutive daye
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er jaeking system; is-attaehed te the site enly hy quiek
gieeenne€t Vpe Htil

{iii) Meet the requirements ef 3(A} abeve and the elevatien
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Attachment 4

Proposed Text

Section {100 FLOOD HAZARD OVERLAY FH

1 101 Puroose: lt is the purpose of this ordinance to promote the public health,
safety, and generalwelfare, and to minimize public and private losses due
to flood conditions in specific areas by provisions designed:

To protect human life and health;

To minimize expenditure of public money and costly flood control
projects;

To minimize the need for rescue and relief efforts associated with
flooding and generally undertaken at the expense of the general
public;

To minimize prolonged business interruptions;

To minimize damage to public facilities and utilities such as water
and gas mains; electric, telephone and sewer lines, streets, and
bridges located in areas of special flood hazard;

To help maintain a stable tax base by providing for the sound use
and development of areas of special flood hazard so as to minimize
future flood blight areas;

To ensure that potential buyers are notified that property is in an
area of specialflood hazard;

To ensure that those who occupy the areas of special flood hazard
assume responsibility for their actions;

To participate in and maintain eligibility for flood insurance and
disaster relief.

1102 Methods of Reducino Flood Losses: ln order to accomplish its purposes,
this ordinance includes methods and provisions for:

Restricting or prohibiting development which is dangerous to
health, safety, and property due to water or erosion hazards, or
which result in damaging increases in erosion or in flood heights or
velocities;

Requiring that development vulnerable to floods, including facilities
which serve such uses, be protected against flood damage at the

pg. 1
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Proposed Text

time of initial construction;

.3 Controlling the alteration of naturalfloodplains, stream channels,
and natural protective barriers, which help accommodate or
channelflood waters;

Controlling filling, grading, dredging, and other development which
may increase flood damage;

Preventing or regulating the construction of flood barriers which will
unnaturally divert flood waters or may increase flood hazards in
other areas.

1103 Definitions: Unless specifically defined below, words or phrases used in
this ordinance shall be interpreted so as to give them the meaning they
have in common usage.

"fPEAL] means a request for a review of the interpretation of any
provision of this ordinance or a request for a variance.

"AREA OF SHALLOW FLOODINQ means a designated Zone AO,
AH, AR/AO or AR/AH on a community's Flood lnsurance Rate Map
(FIRM) with a one percent or greater annual chance of flooding to
an average depth of one to three feet where a clearly defined
channel does not exist, where the path of flooding is unpredictable,
and where velocity flow may be evident. Such flooding is
characterized by ponding or sheet flow.

"AREA OF SPECIAL FLOOD OVERLAY" means the land in the
flood plain 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. Also referred to as
the "10O-year flood." Designation on maps always includes the
letters A or V.

'BASE FLOOD EVELATION" means the elevation to which
floodwater is anticipated to rise during the base flood.

"BASEMENT" means any area of the building having its floor
subgrade (below ground level) on allsides.

4
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7 " means an enclosed area below
the base flood elevation in which the interior grade is not more than
two feet below the lowest adjacent exterior grade and the height,
measured from the interior grade of the crawlspace to the top of the
crawlspace foundation, does not exceed 4 feet at any point.

"BREAKAWAY WALL" means a wall that is not part of the structural
support of the building and is intended through its design and
construction to collapse under specific lateral loading forces,
without causing damage to the elevated portion of the building or
supporting foundation system.

o "BUl LDI NG" See "Structure"

10 "W means a facility 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, installations which produce,

use or store hazardous materials or hazardous waste.

8

11 "DEVELOPME|IT" means any man-made change to improved or
unimproved real estate, including but not limited to buildings or
other structures, mining, dredging, filling, grading, paving,

excavation or drilling operations located within the area of special
flood hazard.

12 "ELEVATED BUILDING' means for insurance purposes, a
nonbasement building which has its lowest elevated floor raised
above ground level by foundation walls, shear walls, post, piers,
pilings or columns.

13 "FLOOD OR "FLOODING" means a general and temporary
condition of partial or complete inundation of normally dry land
areas from:

(1)

(2)

The overflow of inland or tidal waters, and/or

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 (aX2) of this definition and
are akin to a river of liquid and flowing mud on the surfaces

pB. 3
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of normally dry land areas, as when earth is carried by a
current of water and deposited along the path of the current

14 1FLOOD ELEVATION STUDY'means an examination, evaluation
and determination of flood hazards and, if appropriate,
corresponding water surface elevations, or an examination,
evaluation and determination of mudslide (i.e., mudflow) and/or
flood-related erosion haza rds.

.15 "FLOOD INSURANCE RATE MAP (FIRM)': means the official map
on which the Federal lnsurance Administration has delineated both
the areas of special flood hazards and the risk premium zones
applicable to the community.

16 "FLOOD INSURANCE STUDY (FlS)" See "Flood Elevation Study"

17 "FLOODPLAIN OR FLOOD PRONE AREA'means any land area
susceptible to being inundated by water from any source. See
"flood or flooding."

18 'FLOODPLAIN ADMINISTRATOR' means the community official
designated by title to administer and enforce the floodplain
management regulations.

19 "FLOODPLAIN MANAGEMENT" means the operation of an overall
program of corrective and preventative measures for reducing flood
damage, including but not limited to emergency preparedness
plans, flood controlworks, and floodplain management regulations.

.2O "FLOODPLAIN MANAGEMENT REGULATIONS' means zoning
ordinances, subdivision regulations, building codes, health
regulations, special purpose ordinances (such as floodplain
ordinance, grading ordinance, stormwater and erosion control
ordinance) and other application of police power. The term
describes such state or local regulations, in any combination
thereof, which provide standards for the purpose of flood damage
prevention and reduction.

21 'FLOOD PROOFING'I means any combination of structural and
nonstructural additions, changes, or adjustments to structures
which reduce or eliminate risk of flood damage to real estate or
improved real property, water and sanitary facilities, structures, and
their contents.
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22 "FLOODWAY'means the channel of a river or other watercourse

and the adjacent land areas that must be reserved in order to
discharge the base flood without cumulatively increasing the water
surface elevation more than a designated height. Also referred to
as "Regulatory Floodway, "

"FUNCTIONALLY DEPENDENT USE' means a 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.

.23

.24 'HAZARDOUS MATERIAL'means the Oregon Department of
Environmental Quality defines hazardous materials to include any
of the following:

(1) Hazardous waste as defined in ORS 466.005;

(2) Radioactive waste as defined in ORS 469.300, radioactive
material identified by the Energy Facility Siting Council under
ORS 469.605 and radioactive substances defined in ORS
453.005

(3) Communicable disease agents as regulated by the Health

Division under ORS Chapter 431 and 433.010 to 433.045
and 433,106 to 433.990;

(4) Hazardous substances designated by the United States
Environmental Protection Agency (EPA) under section 311

of the Federal Water Pollution Control Act, P.L. 92-500, as

amended,

(5) Substances listed by the United States EPA in section 40 of
the Code of Federal Regulations, Part 302 - Table 302.4 (list

of Hazardous Substances and Reportable Quantities) and
amendments;

(6) Material regulated as a Chemical Agent under ORS 465.550;
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(7) Material used as a weapon of mass destruction, or biological

weapon;

(8) Pesticide residue;

(9) Dry cleaning solvent as defined by ORS 465.200(9)

.25 "HIGHEST ADJACENT GRADE" means the highest natural
elevation of the ground surface prior to construction next to the
proposed walls of a structure.

.26 'HISTORIC STRUCTURE' means any structure that is:

(1) Listed individually in the National Register of Historic Places
(a listing maintained by the Department of lnterior) or
preliminarily determined by the Secretary of the lnterior as
meeting the requirements for individual listing on the
National Register;

(2) Certified or preliminarily determined by the Secretary of the
lnterior as contributing to the historical significance of a
registered historic district or a district preliminarily
determined by the Secretary to qualiff as a registered
historic district;

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

(4) lndividually listed on a local inventory of historic places in
communities with historic preservation programs that have
been certified either:

By an approved state program as determined by the
Secretary of the lnterior or
Directly by the Secretary of the lnterior in states
without approved programs.

"LETTER OF MAP CHANGE" means an official FEMA
determination, by letter, to amend or revise effective Flood

a,

b.

,27
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Insurance Rate Maps and Flood lnsurance Studies. The following
are categories of LOMCs:

(1) "Conditional Letter of Map Amendment (CLOMA)": A
CLOMA is FEMA's comment on a proposed structure or
group of structures that would, upon construction, be located
on existing naturalground above the base (1-percent-
cannual-chane) flood elevation on a portion of a legally
defined parcel of land that is partially inundated by the base
flood.

(2) "Conditional Letter of Map Revisions (CLOMR)": A CLOMR
is FEMA's comment on a proposed project that would, upon
construction, affect the hydrologic or hydraulic
characteristics of a flooding source and thus result in the
modification of the existing regulatory floodway, the effective
base flood elevations, or the special flood hazard area.

(3) "Conditional Letter of Map Revision based on Fill (CLOMR-

ff. A CLOMR-F is FEMA's comment on a proposed project
that would, upon construction, result in a modification of the
specialflood hazard area through the placement of fill
outside the existing regulatory floodway.

(4) "Letter of Map Amendment (LOMA)": An official amendment,
by letter, to the Flood lnsurance Rate Maps (FlRMs) based '

on technicaldata showing that an existing structure, parcel
of land or portion of a parcel of land that is naturally high
ground, (i.e., has not been elevated by fill) above the base
flood, that was inadvertently included in the specialflood
hazard area.

(5) "Letter of Map Revision (LOMR'|": A LOMR is FEMA's
modification to an effective Flood lnsurance Rate Map
(FIRM), or Flood Boundary and Floodway Map (FBFM), or
both. LOMRs are generally based on the implementation of
physical measures that affect the hydrologic or hydraulic
characteristics of a flooding source and thus result in the
modification of the existing regulatory floodway, the effective
base flood elevations, or the SFHA. The LMOR officially
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revises the FIRM or FBFM, and sometimes the Flood
lnsurance Study (FlS) report, and, when appropriate,
includes a description of the modifications. The LOMR is

generally accompanied by an annotated copy of the affected
portions of the FIRM, FBFM, or FIS report.

(6) "Letter of Map Revision base on Fille (LOMR-F)": A LOMR-F
is FEMA's modification of the special flood hazard area
shown on the Flood Insurance Rate Map (FIRM) based on
the placement of fill outside the existing regulatory floodway.

(7) "PMR": A PMR is FEMA's physical revision and republication
of an effective Flood lnsurance Rate Map (FIRM) or Flood
lnsurance Study (FlS) report. PMRs are generally based on
physical measures that affect the hydrologic or hydraulic
characteristics of a flooding source and thus result in the
modification of the existing regulatory floodway, the effective
baes flood elevations, or the special flood hazard area.

.28 "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 ordinance.

.29 "MANUFACTURED DWELLING" means a structure, transportable
in one or more sections, which is built on a permanent chassis and
is designed for use with or without a permanent foundation when
attached to the required utilities. The term "manufactured dwelling"
does not include a "recreationalvehicle" and is synonymous with
"manufactured home".

"MANUFACTURED DWELLING PARK OR SUBDIVISION' means
a parcel (or contiguous parcels) of land divided into two or more
manufactured dwelling lots for rent or sale.

30

,31 "MEAN SEA LEVEL" means for purposes of the National Flood
Insurance Program, the National Geodetic Vertical Datum (NGVD)
of 1929 or other datum, to which Base Flood Elevations shown on a
community's Flood lnsurance Rate Map are referenced.
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,32 "NEW CONSTRUCTION" for floodplain management purposes,

means structures for which the "start of construction" commenced
on or after the effective date of a floodplain management regulation

adopted by Columbia County and includes any subsequent
improvements to such structures,

.33 "RECREATIONAL VEHICLE: means a vehicle which is:

(1) Build on a single chassis;

(2) 400 square feet or less when measured at the largest
horizontal projection;

(3) Designed to be self-propelled or permanently towable 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.

34 'REGULATORY FLOODWAY" See "Floodway".

35 "SHEET FLOW AREA" See "Area of shallow flooding"

36 "START OF CONSTRUCTION" lncludes substantial improvement
and means the date the building permit was issued, provided the
actual start of construction, repair, reconstruction, rehabilitation,
addition, placement, or other improvement was within 180 days
from the date of the permit. The actual start 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; or the placement of a manufactured dwelling on a
foundation. Permanent construction does not include land
preparation, such as clearing, grading, and filling; nor does it

include the installation of streets and/or walkways; nor does it
include excavation for a basement, footings, piers, or foundations
or the erection of temporary forms; nor does it include the
installation on the propefi 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
pc, 9
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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.

.37 "STRUCTUBE" for floodplain management purposes, means a
walled and roofed building, including a gas or liquid storage tank
that is principally above ground, as well as a manufactured
dwelling.

,38 ':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.

39 "SUBSTANTIAL IMPROVEMENT" means reconstruction,
rehabilitation, addition, or other improvement of a structure, the cost
of which equals or exceeds 50 percent of the market value of the
structure before the "start of construction" of the improvement. This
term includes structures which have incurred "substantial damage,"
regardless of the actual repair work performed. The term does not,
however, 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 which are the minimum necessary
to assure safe living conditions; or

Any alteration of a "historic structure," provided that the
alteration will not preclude the structure's continued
designation as a "historic structure."

.40 'VARIANCE' means a grant of relief by Columbia County from the
terms of a flood plain management regulation.

41 "VIOLATION" means the failure of a structure or other development
to be fully compliant with the community's floodplain management
regulations. A structure or other development without the elevation
certificate, other certifications, or other evidence of compliance
required in this ordinance is presumed to be in violation until such
time as that documentation is provided.

.42 1WATER DEPENDENT' means a structure for commerce or
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industry which cannot exist in any other location and is dependent
on the water by reason of intrinsic nature of its operations.

.43 "WATER SURFACE ELEVATION' means the height, in relation to
the National Geodetic Vertical Datum (NGVD) of 1929, or other
datum, of floods of various magnitudes and frequencies in the
floodplains of coastal or riverine areas.

1 104 GENERAL PROVISIONS:

1 Lands to which this ordinance applies: This zone shall apply to all

areas of special flood hazards within the jurisdiction of Columbia
County.

2 Basis for Estab-Ishino the Soecial Flood Hazard Areas

A. The specialflood hazard areas identified by the Federal
lnsurance Administrator in a scientific and engineering report
entitled "The Flood lnsurance Study (FlS) for Columbia
County, Oregon and lncorporated Areas, dated November
26,2010, with accompanying Flood lnsurance Rate Maps
(FlRMs) are hereby adopted by reference and declared to be
a part of this ordinance. The FIS and FIRM panels are on file
at Columbia County, Department of Land Development
Services, 230 Strand Street, St. Helens, OR 97051, located
in the Columbia County Courthouse Annex building.

,3 Coordination with State of Oreqon Specialtv Codes

A. Pursuant to the requirement established in ORS 455 that
Columbia County administers and enforces the State of
Oregon Special$ Codes, Columbia County does hereby
acknowledge that the Oregon Specialty Codes contain
certain provisions that apply to the design and construction
of buildings and structures located in specialflood hazard

areas. Therefore, this ordinance is intended to be
administered and enforced in conjunction with the Oregon
Specialty Codes.

.4 gomoliance and Penalties for Noncompliance:

Csmpliance: All development within special flood hazard

areas is subject to the terms of this ordinance and required
A
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to comply with its provisions and all other applicable
regulations.

B. Penalties for Noncompliance: No structure or land shall
hereafter be constructed, located, extended, converted, or
altered without full compliance with the terms of this
ordinance and other applicable regulations. Violations of the
provisions of this ordinance by failure to comply with any of
its requirements (including violations of conditions and
safeguards established in connection with conditions) shall
constitute a misdemeanor infraction subject to the penalties
and citations found in the Columbia County Enforcement
Ordinance with authority from Oregon Revised Statutes
153.005 to 153.064. Nothing contained herein shallprevent
Columbia County from taking such other lawful action as is
necessary to prevent or remedy any violation.

5 Abrooation and Severabilitv:

A Abrooation: This ordinance is not intended to repeal,
abrogate, or impair any existing easements, covenants, or
deed restrictions. However, where this ordinance and
another ordinance, easement, covenant, or deed restriction
conflict or overlap, whichever imposes the more stringent
restrictions shall prevail.

Severabilitv: This ordinance and the various parts thereof
are hereby declared to be severable. lf any section clause,
sentence, or phrase of the Ordinance is held to be invalid or
unconstitutional by any court of competent jurisdiction, then
said holding shall in no way effect the validity of the
remaining portions of this Ordinance.

6 lnterpretation: ln the interpretation and application of this ordinance,
all provisions shall be:

Considered as minimum requirements;

Liberally construed in favor of the governing body; and

Deemed neither to limit nor repeal any other powers granted
under state statutes.

B

A.

B.

c.
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.7 Wamtnq and Disclaime

A. Warnino: The degree of flood protection required by this
ordinance is considered reasonable for regulatory purposes
and is based on scientific and engineering considerations.
Larger floods can and will occur on rare occasions. Flood
heights may be increased by man-made or natural causes.
This ordinance does not imply that land outside the areas of
specialflood hazards or uses permitted within such areas
will be free from flooding or flood damages.

Disclaimer of Liabilitv: This ordinance shall not create liability
on the part of Columbia County, any officer or employee
thereof, or the Federal lnsurance Administrator for any flood
damages that result from reliance on this ordinance or any
administrative decision lawfully made hereunder,

1105 ADMINISTRATION:

Designation of the Floodplain Administrator: The Columbia County
Land Development Services Director, and their designee, 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.

2 Duties and Responsibilities of the Floodolain Administrator: Duties
of the floodplain administrator, or their designee, shall include, but
not be limited to:

A. Permit Review

The permit requirements of this ordinance have been
satisfied;

All other required local, state, and federal permits
have been obtained and approved.

Review all development permits to determine if the
proposed development is located in a floodway. lf
located in the floodway assure that the floodway
provisions of this ordinance in section 1106.2(D) are
met; and

B

1

I

2.

3
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4 Review all development permits to determine if the
proposed development is located in an area where
Base Flood Elevation (BFE) data is available either
through the Flood lnsurance Study (FlS) or from
another authoritative source. lf BFE data is not
available then ensure compliance with the provisions
of sections 1 106.1(G); and

Provide to building officials the Base Flood Elevation
(BFE) applicable to any building requiring a floodplain
development permit.

Review all development permit applications to
determine if the proposed development qualifies as a
substantial improvement as defined in section 1103.

Review all development permits to determine if the
proposed development activity is a watercourse
alteration. lf a watercourse alteration is proposed,
ensure compliance with the provisions in section
1106.1(A).

8. Review all development permits to determine if the
proposed development activity includes the
placement of fill or excavation.

lnfonlation to be Obtained and Maintained: The following
information shall be obtained and maintained and shall be
made available for public inspection as needed:

1 Obtain, record, and maintain the actualelevation (in
relation to mean sea level) of the lowest floor
(including basements) and all attendant utilities of all
new or substantially improved structures where Base
Flood Elevation (BFE) data is provided through the
Flood lnsurance Study (FlS), Flood lnsurance Rate
Map (FIRM), or obtained in accordance with section
1 106.1 (G).

Obtain and record the elevation (in relation to mean
sea level) of the natural grade of the building site for a
structure prior to the start of construction and the
placement of any fill and ensure that the requirements
of sections 1 106.2(D) and 1 105.2(AX2) are adhered
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to

5.

6.

3 Upon placement of the lowest floor of a structure
(including basement) but prior to further vertical
construction, obtain documentation, prepared and
sealed by a professional licensed surveyor or
engineer, certifuing the elevation (in relation to mean
sea level) of the lowest floor (including basement).

4. Where base flood elevation data are utilized, obtain
As-built certification of the elevation (in relation to
mean sea level) of the lowest floor (including
basement) prepared and sealed by a professional
licensed surveyor or engineer, prior to the final
inspection.

Maintain all Elevation Certificates (EC) submitted to
Columbia County;

Obtain, record, and maintain the elevation (in relation
to mean sea level) to which the structure and all
attendant utilities were floodproofed for all new or
su bsta ntial ly i m proved f loodp roofed structu res where
allowed under this ordinance and where Base Flood
Elevation (BFE) data is provided through the FlS,
FIRM, or obtained in accordance with section
1106.1(G).

Maintain all floodproofing certificates required under
this ordinance;

Record and maintain all variance actions, including
justification for their issuance;

Obtain and maintain all hydrologic and hydraulic
analyses performed as required under section
1106.2(D).

10. Record and maintain all Substantial lmprovement and
Substantial Damage calculations and determinations
as required under section 1105.2(D).

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

p8' 15
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c Bequirement to No.ilfv Other Entities and Submit New
Technical Data

1 Communitv Boundarv Alterations: The Floodplain
Administrator shall notiff the Federal lnsurance
Administrator in writing whenever the boundaries of
the community have been modified by annexation or
the community has otherwise assumed authority or no
longer has authority to adopt and enforce floodplain
management regulations for a particular area, to
ensure that all Flood Hazard Boundary Maps (FHBM)
and Flood lnsurance Rate Maps (FIRM) accurately
represent the community's boundaries. Include within
such notification a copy of a map of the community
suitable for reproduction, clearly delineating the new
corporate limits or new area for which the community
has assumed or relinquished floodplain management
regulatory authority.

Watercourse Alterations: adjacent com mu n ities, the
Department of Land Conservation and Development,
and other appropriate state and federal agencies,
prior to any alteration or relocation of a watercourse,
and submit evidence of such notification to the
Federal lnsurance Administration. This notification
shall be provided by the applicant to the Federal
lnsurance Administration as a Letter of Map Revision
(LOMR) along with either:

A proposed maintenance plan to assure the
flood carrying capacity within the altered or
relocated portion of the watercourse is
maintained; or

lt. Certification by a registered professional
engineer that the project has been designed to
retain its flood carrying capacity without
periodic maintenance.

ilt. The applicant shall be required to submit a
Conditional Letter of Map Revision (CLOMR)
when required under section 1105.2(CX3).
Ensure compliance with all applicable

2

l.
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requirements in sections 1 105.2(CX3) and
1 106.1 (A).

3. Requirem-eJJ,lo $ubmit New Technical Data: A
community's base flood elevations may increase or
decrease resulting from physical changes affecting
flooding conditions. As soon as practicable, but not
later than six months after the date such information
becomes available, a community shall notify the
Federal lnsurance Administrator of the changes by
submitting technical or scientific data in accordance
with Section 44 of the Code of Federal Regulations
(CFR), Sub-Section 65.3. The community may require
the applicant to submit such data and review fees
required for compliance with this section through the
applicable FEMA Letter of Map Change (LOMC)
process.

The Floodplain Administrator shall require a
Conditional Letter of Map Revision prior to the
issuance of a floodplain development permit for:

Proposed floodway encroachments that
increase the base flood elevation; and

ll. Proposed development which increases the
base flood elevation by more than one foot in
areas where FEMA has provided base flood
elevations but no floodway.

An applicant shall Notifr7 FEMA within six (6) months
of project completion when an applicant has obtained
a Conditional Letter of Map Revision (CLOMR) from
FEMA. This notification to FEMA shall be provided as
a Letter of Map Revision (LOMR).

The applicant shall be responsible for preparing all
technical data to support CLOMR/LOMR applications
and paying any processing or application fees
associated with the CLOMR/LOMR.

The Floodplain Administrator shall be under no
obligation to sign the Community Acknowledgement
Form, which is part of the CLOMR/LOMR application,
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until the applicant demonstrates that the project will or
has met the requirements of this code and all
applicable state and federal laws.

Substantial lmorovement and Substantial Damage
Assessments and Determinations: Conduct Substantial
lmprovement (Sl) (as defined in section 1103) reviews for all
structural development proposal applications and maintain a
record of Sl calculations within permit files in accordance
with section 1105.2(8). Conduct Substantial Damage (SD)
(as defined in section 1103) assessments when structures
are damaged due to a natural hazard event or other causes.
Make SD determinations whenever structures within the
special flood hazard area (as established in section 1104.2)
are damaged to the extent that the cost of restoring the
structure to its before damaged condition would equal or
exceed 50 percent of the market value of the structure
before the damage occurred.

.3 Establishment of Develooment Permit:

Floodplain Development Permit Required: A development
permit shall be obtained before construction or development
begins within any area horizontally within the special flood
hazard area established in section 1104.2. The development
permit shall be required for all structures, including
manufactured dwellings, and for all other development, as
defined in section 1103, including fill and other development
activities.

Aoolication for Development Permit: Application for a
development permit may 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:

ln riverine flood zones, the proposed elevation (in
relation to mean sea level), of the lowest floor
(including basement) and all attendant utilities of all
new and substantially improved structures; in
accordance with the requirements of section

D

A.

B

I
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1105,2(B).

Proposed elevation in relation to mean sea levelto
which any non-residential structure will be
floodproofed.

Certification by a registered professional engineer or
architect licensed in the State of Oregon that the
floodproofing methods proposed for any non-
residential structure meet the floodproofing criteria for
non-residential structures in section 1 106.2(CX3).

Description of the extent to which any watercourse
will be altered or relocated,

Base Flood Elevation data for subdivision proposals
or other development when required per sections
1 105.2(A) and 1 106.1(F).

Substantial improvement calculation for any
improvement, addition, reconstruction, renovation, or
rehabilitation of an existing structure.

The amount and location of any fill or excavation
activities proposed.

Variance Procedure: The issuance of a variance is for floodplain
management purposes only. Flood insurance premium rates are
determined by federalstatute according to actuarial risk and will not
be modified by the granting of a variance.

A. Conditions for Variances:

1 Generally, variances may be issued for new
construction and substantial improvements to be
erected on a lot of one-half acre or less in size
contiguous to and surrounded by lots with existing
structures constructed below the base flood level, in

conformance with the provieions of eections
1 105.3(AX3) and (5), and 1 105.3(8). As the lot size
increases beyond one-half acre, the technical
justification required for issuing a variance increases.

2. Variances shall only be issued upon a determination

2.

3.

4.

5.

6.

7

.4

ps. 19



Proposed Text

that the variance is the minimum necessary,
considering the flood hazard, to afford relief.

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

4. Variances shall only be issued upon:

i. A showing of good and sufficient cause;

A determination that failure to grant the
variance would result in exceptional hardship
to the applicant;

ilt A determination that the granting of a variance
will not result in increased flood heights,
additional threats to public safety, extraordinary
public expense, create nuisances, cause fraud
on or victimization of the public, or conflict with
existing laws or ordinances.

Variances may be issued by a community for new
construction and substantial improvements and for
other development necessary for the conduct of a
functionally dependent use provided that the criteria
of section 1 105.3(AX2) - (4) are met, and the
structure or other development is protected by
methods that minimize flood damages during the
base flood and create no additionalthreats to public
safety.

B. Variance Notification:

Any applicant to whom a variance is granted shall be
given written notice that the issuance of a variance to
construct a structure below the Base Flood Elevation
will result in increased premium rates for flood
insurance and that such construction below the base
flood elevation increases risks to life and property.
Such notification and a record of all variance actions,
including justification for their issuance shall be
maintained in accordance with section 1 105.2(8),

p8. 20
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1106 PROVISIONS FOR FLO9D HAZARD REDUCTION:

1 General Standards: ln all special flood hazard areas, the following
standards shall be adhered to:

A. Alteration of Watercourses: Require that the flood carrying
capacity within the altered or relocated portion of said
watercourse is maintained. Require that maintenance is
provided within the altered or relocated portion of said
watercourse to ensure that the flood carrying capacity is not
diminished. Require compliance with sections 1105.2(CX2)
and 1105.2(CX3).

B. Anchorinq:

All new construction and substantial improvements
shall be anchored to prevent flotation, collapse, or
lateral movement of the structure resulting from
hydrodynamic and hydrostatic loads, including the
effects of buoyancy.

2 All manufactured dwellings shall be anchored per
section 1106.2(C)(4).

C. Construction Materials and Methods:

1

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

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

D. Utilities and Eouipment:

Water Supplv, Sanitarv Sewer, and On-Site Waste
Disposal Svstems:

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

1

2

1

p9.21



Proposed Text

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

ilt, On-site waste disposalsystems shall be
located to avoid impairment to them or
contamination from them during flooding
consistent with the Oregon Department of
Environmental Quality,

Electrical. Mechanical. Plumbinq. and Other
Eouipment: Electrical, heating, ventilating, air-
conditioning, plumbing, duct systems, and other
equipment and service facilities shall be elevated at
minimum 1-foot above the base flood level or shall be
designed and installed to prevent water from entering
or accumulating within the components and to resist
hydrostatic and hydrodynamic loads and stresses,
including the effects of buoyancy, during conditions of
flooding. ln addition, electrical, heating, ventilating,
air-conditioning, plumbing, duct systems, and other
equipment and service facilities shall:

lf replaced as part of a substantial
improvement shall meet allthe requirements of
this section.

Not be mounted on or penetrate through
breakaway walls,

E. Tanks:

1 Underground tanks shall be anchored to prevent
flotation, collapse and lateral movement under
conditions of the base flood.

Above-ground tanks shall be installed at minimum 1-
foot above the base flood level or shall be anchored
to prevent flotation, collapse, and lateral movement
under conditions of the base flood.

3. When elevated on platforms, the platforms shall be

2

l.

2
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cantilevered from or knee braced to the building or
shall be supported on foundations that conform to the
requirements of the State of Oregon Specialty Code.

Subdivision and Partition Proposals and Other Prglrosgd
Pevelopments:

F

G

1 All new subdivision and partition proposals and other
proposed new developments (including proposals for
manufactured dwelling parks and planned unit
developments), greater than 5 acres in size shall
include within such proposals, Base Flood Elevation
data.

All new subdivision and partition proposals and other
proposed new developments (including proposals for
manufactured dwelling parks and planned unit
developments), shall:

Be consistent with the need to minimize flood
damage.

When possible, be designed to provide a
building pad area on each lot or parcel that is
outside of the SFHA.

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

iv.

2

ii

Have adequate drainage provided to reduce
exposure to flood hazards.

Use of Other Base Flood Data: When Base Flood Elevation
data has not been provided in accordance with section
1104.2 the local floodplain administrator shall obtain, review,
and reasonably utilize any Base Flood Elevation data
available from a federal, etate, or other sourc€, in order to
administer section 1 106. All new subdivision and partition
proposals and other proposed new developments (including
proposals for manufactured dwelling parks and planned unit
developments) must meet the requirements of section
1 106.1(F). 
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Flood Elevations shall be determined for development
proposals that are in any A zone that does not have an
established base flood elevation. Development proposals
located within a riverine unnumbered A Zone shall be
reasonably safe from flooding; the test of reasonableness
includes use of historical data, high water marks, FEMA
provided Base Level Engineering data, and photographs of
past flooding, etc... where available. Historical floods of
record in Golumbia County occurred in 1894, 1933, 1948,
1956, 1964, 1972,1974, 1987, 1996, 2007,2011,and2017

Structures in unnumbered A zones shall be elevated at
minimum 1-foot above the historical high water mark or at
least two feet above highest adjacent grade, whichever is
higher.

Structures Located in Multiple or Partial Flood Zones: ln
coordination with the State Oregon Specialty Codes:

1 When a structure is located in multiple flood zones on
the community's Flood lnsurance Rate Maps (FIRM)
the provisions for the more restrictive flood zone shall
apply.

When a structure is partially located in a special flood
hazard area, the entire structure shall meet the
requirements for new construction and substantial
improvements,

Critical Facilities: Construction of new critical facilities
including but not limited to schools, hospitals, and fire
stations, shall be, to the extent possible, located outside the
limits of the special flood hazard area. Construction of new
criticalfacilities shall be permissible within the SFHA only if
no feasible alternative site is available. Criticalfacilities
constructed within the SFHA shall have the lowest floor
elevated three (3) feet above Base Flood Elevation (BFE) or
to the height of the 500-year flood, whichever is higher.
Access to and from the critical facility shall also be protected
to the height utilized above. Floodproofing and sealing
measures must be taken to ensure toxic substances will not
be displaced by or released into floodwaters. Reference
Critical Facility definition in Section 1 103.

pc,24
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A.

Specific Standards for Riverine (lncludinq All Non-Coastal)
Flood Zones ( A1-A30. AH. and AE): These specific
standards shall apply to all new construction and substantial
improvements in addition to the GeneralStandards
contained in section 1106.1 of this ordinance.

Flood Openinqs: All new construction and substantial
improvements with fully enclosed areas below the lowest
floor (excluding basements) are subject to the following
requirements. Enclosed areas below the Base Flood
Elevation, including crawl spaces shall:

Be designed to automatically equalize hydrostatic
flood forces on walls by allowing for the entry and exit
of floodwaters;

Be used solely for parking, storage, or building
access;

Be certified by a registered professional engineer or
architect or meet or exceed all of the following
minimum criteria:

i. A minimum of two openings;

il. The total net area of non-engineered openings
shall be not less than one (1) square inch for
each square foot of enclosed area, where the
enclosed area is measured on the exterior of
the enclosure walls,

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

Openings may be equipped with screens,
louvers, valves, or other coverings or devices
provided that they shall allow the automatic
flow of floodwater into and out of the enclosed
areas and shall be accounted for in the
determination of the net open area.

All additional higher standards for flood
openings in the State of Oregon Residential

1

2,

3.

iv

V
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B. Garaqe$j

2.

L

Specialty Codes Section R322.2.2 shall be
complied with when applicable.

Attached garages may be constructed with the garage
floor slab below the Base Flood Elevation (BFE) in
riverine flood zones, if the following requirements are
met:

lf located within a floodway the proposed
garage must comply with the requirements of
section 1 106.2(D).

The floors are at or above grade on not less
than one side;

The garage is used solely for parking, building
access, and/or storage;

The garage is constructed with flood openings
in compliance with section 1106.2(A) to
equalize hydrostatic flood forces on exterior
walls by allowing for the automatic entry and
exit of floodwater.

The portions of the garage constructed below
the BFE are constructed with materials
resistant to flood damage;

The garage is constructed in compliance with
the standards in section 1 106.1; and

vll. The garage is constructed with electrical, and
other service facilities located and installed so
as to prevent water from entering or
accumulating within the components during
conditions of the base flood.

Detached garages must be constructed in compliance
with the standards for appurtenant structures in
section 1106.2(C)(6) or non-residential structures in
section 1106.2(CX3) depending on the square
footage of the garage.

p9.25
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c For Riverine Oon-Coastal) Special Flood Hazard Areas with
Base Flood Eleltations: ln addition to the general standards
listed in section 1106.1 the following specific standards shall
apply in Riverine (non-coastal) specialflood hazard areas
with Base Flood Elevations (BFE): Zones A1-A30, AH, and
AE.

Before Requlatorv Floodwav: ln areas where a
regulatory floodway has not been designated, no new
construction, substantial improvement, or other
development (including fill) shallbe permitted within
Zones A1-30 and AE on the community's Flood
lnsurance Rate Map (FIRM), unless it is
demonstrated that the cumulative effect of the
proposed development, when combined with allother
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.

2. ResidentialConstruction:

New construction and substantial improvement
of any residential structure shall have the
lowest floor, including basement, elevated at
minimum 1-foot above the Base Flood
Elevation (BFE);

fi, Enclosed areas below the lowest floor shall
comply with the flood opening requirements in

section 1106.2(4).

3. Non-ResidenlialConstruction:

1

l.

t. New construction and substantial improvement
of any commercial, industrial, or other non-
residential structure shall:

a Have the lowest floor, including
basement elevated at minimum 1-foot
above the Base Flood Elevation (BFE);
Or,

b. Together with attendant utility and
p9.27
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c.

d

sanitary facilities, be floodproofed so
that below the base flood level the
structure is watertight with walls
substantially impermeable to the
passage of water;

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

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
section based on their development
and/or review of the structural design,
specifications and plans. Such
certifications shall be provided to the
Floodplain Administrator as set forth
section 1 105.2(B).

Non-residentia I structu res th at a re elevated,
not floodproofed, shall comply with the
standards for enclosed areas below the lowest
floor in section 1 106.2(A).

Applicants floodproofing non-residential
buildings shall be notified that flood insurance
premiums will be based on rates that are one
(1) foot below the floodproofed level (e.9. a
building floodproofed to the base flood level will
be rated as one (1) foot below.

Applicants floodproofing non-residential
buildings shall supply a maintenance plan for
the entire structure to include but not limited to:
exterior envelop of structure; all penetrations to
the exterior of the structure; all shields, gates,
barriers, or components designed to provide
floodproofing protection to the structure; all
seals or gaskets for shields, gates, barriers, or
components; and, the location of all shields,
gates, barriers, and components, as well as all

pg.28
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associated hardware, and any materials or
specialized tools necessary to seal the
structure.

Applicants floodproofing non-residential
buildings shall supply an Emergency Action
Plan (EAP) for the installation and sealing of
the structure prior to a flooding event that
clearly identifies what triggers the EAP and
who is responsible for enacting the EAP.

4. Manufactured Dwellinos:

New or substantially improved manufactured
dwellings supported on solid foundation walls
shall be constructed with flood openings that
comply with section 1106.2(1);

il. The bottom of the longitudinal chassis frame
beam shall be at minimum 1-foot above Base
Flood Elevation(BFE);

New or substantially improved manufactured
dwellings shall be anchored to prevent
flotation, collapse, and lateral movement during
the base flood, Anchoring methods may
include, but are not limited to, use of over-the-
top or frame ties to ground anchors (Reference
FEMA's "Manufactured Home lnstallation in

Flood Hazard Areas" guidebook for additional
techniques), and;

tv Electrical crossover connections shall be a
minimum of twelve (12) inches above Base
Flood Elevation (BFE).

5 Recreational Vehicles: Recreational vehicles placed
on sites are required to:

Be on the site for fewer than 180 consecutive
days, and

V

lil

t.

il Be fully licensed and ready for highway use, on
its wheels or jacking system, is attached to the
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6

site only by quick disconnect type utilities and
security devices, and has no permanently
attached additions; or

Meet the requirements of section 1106,2(CX4),
including the anchoring and elevation
requirements for manufactured dwellings.

Appu rtenant (Accessory) Structu res : Re I ief f rom
elevation or floodproofing requirements for residential
and non-residential structures in Riverine (Non-
Coastal) flood zones may be granted for appurtenant
structures that meet the following requirements:

Appurtenant structures located partially or
entirely within the floodway must comply with
requirements for development within a
floodway found in section 1106.2(D).

il. Appurtenant structures must only be used for
parking, access, and/or storage and shall not
be used for human habitation;

ln compliance with State of Oregon Specialty
Codes, appurtenant structures on properties
that are zoned residential are limited to one-
story structures less than 200 square feet, or
400 square feet if the property is greater than
two (2) acres in area and the proposed
appurtenant structure will be located a
minimum of 20 feet from all property lines.
Appurtenant structures on properties that are
zoned as non-residential are limited in size to
120 square feet.

The portions of the appurtenant structure
located below the Base Flood Elevation must
be built using flood resistant materials;

The appurtenant structure must be adequately
anchored to prevent flotation, collapse, and
lateral movement of the structure resulting from
hydrodynamic and hydrostatic loads, including
the effects of buoyancy, during conditions of

pg. 30
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vlt.

vil

tx.

the base flood

The appurtenant structure must be designed
and constructed to equalize hydrostatic flood
forces on exterior walls and comply with the
requirements for flood openings in section
1106.2(A);

Appurtenant structures shall be located and
constructed to have low damage potential;

Appurtenant structures shall not be used to
store toxic material, oil, or gasoline, or any
priority persistent pollutant identified by the
Oregon Department of Environmental Quality
unless confined in a tank installed
incompliance with section 1 106.1(E).

The crawlspace is an enclosed area below the
pg. 31

Appurtenant structures shall be constructed
with electrical, mechanical, and other service
facilities located and installed so as to prevent
water from entering or accumulating within the
components during conditions of the base
flood.

7. Below-Grade Crawl Spaces:

The building must be designed and adequately
anchored to resist flotation, collapse, and
lateral movement of the structure resulting from
hydrodynamic and hydrostatic loads, including
the effects of buoyancy. Hydrostatic loads and
the effects of buoyancy can usually be
addressed through the required flood openings
stated in Section 1 106.2(A). Because of
hydrodynamic loads, crawlspace construction
is not allowed in areas with flood velocities
greater than five (5) feet per second unless the
design is reviewed by a qualified design
professional, such as a registered architect or
professional engineer. Other types of
foundations are recommended for these areas.

L
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IV

vl.

vlr

V

Base Flood Elevation (BFE) and, as such,
must have openings that equalize hydrostatic
pressures by allowing the automatic entry and
exit of floodwaters. The bottom of each flood
vent opening can be no more than one (1) foot
above the lowest adjacent exterior grade.

Portions of the building below the BFE must be
constructed with materials resistant to flood
damage. This includes not only the foundation
walls of the crawlspace used to elevate the
building, but also any joists, insulation, or other
materials that extend below the BFE, The
recommended construction practice is to
elevate the bottom of joists and all insulation
above BFE.

Any building utility systems within the
crawlspace must be elevated above BFE or
designed so that floodwaters cannot enter or
accumulate within the system components
during flood conditions. Ductwork, in particular,
must either be placed above the BFE or sealed
from floodwaters.

The interior grade of a crawlspace below the
BFE must not be more than two (2) feet below
the lowest adjacent exterior grade.

The height of the below-grade crawlspace,
measured from the interior grade of the
crawlspace to the top of the crawlspace
foundation wall must not exceed four (4) feet at
any point. The height limitation is the maximum
allowable unsupported wall height according to
the engineering analyses and building code
requirements for flood hazard areas,

There must be an adequate drainage system
that removes floodwaters from the interior area
of the crawlspace. The enclosed area should
be drained within a reasonable time after a
flood event. The type of drainage system will
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D

vary because of the site gradient and other
drainage characteristics, such as soil types.
Possible options include natural drainage
through porous, well-drained soils and
drainage systems such as perforated pipes,

drainage tiles or gravel or crushed stone
drainage by gravity or mechanical means.

viii, The velocity of floodwaters at the site shall not
exceed five (5) feet per second for any
crawlspace. For velocities in excess of five (5)
feet per second, other foundation types should
be used.

Floodwavs: Located within the specialflood hazard areas
estabfished in section 1104.2 are areas designated as
floodways. Since the floodway is an extremely hazardous
area due to the velocity of the floodwaters which carry
debris, potential projectiles, and erosion potential, the
following provisions apply:

Prohibit encroachments, including fill, new
construction, substantial improvements, and other
development within the adopted regulatory floodway
unless:

1

i.

ii.

Certification by a registered professional civil
engineer is provided demonstrating through
hydrologic and hydraulic analyses performed in

accordance with standard engineering practice
that the proposed encroachment shall not
result in any increase in flood levels within the
community during the occurrence of the base
flood discharge; Or,

A community may permit encroachments within
the adopted regulatory floodway that would
result in an increase in base flood elevations,
provided that a Conditional Lcttcr of Map
Revision (CLOMR) is applied for and approved
by the Federal lnsurance Administrator, and
the requirements for such revision as
established under Volume 44 of the Code of
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Federal Regulations, section 65.12 are fulfilled

ilt lf an encroachment proposal resulting in an
increase in Base Flood Elevation meets the
following criteria:

a ls for the purpose of fish enhancement,

Does not involve the placement of any
structures (as defined in section 2.0)
within the floodway,

Has a feasibility analysis completed
documenting that fish enhancement will
be achieved through the proposed
project,

Has a maintenance plan in place to
ensure that the stream carrying capacity
is no impacted by the fish enhancement
project,

e Has approval by the National Marine
Fisheries Service, the State of Oregon
Department of Fish and Wildlife, or the
equivalent federal or state agency, and

Has evidence to support that no existing
structures will be negatively impacted by
the proposed activity;

Then an approved CLOMR may not be
required prior to approval of a floodplain permit

lf the requirements of section 1 106.2(D)(1) are
satisfied, all new construction, substantial
improvements, and other development shall comply
with all other applicable flood hazard reduction
provisions of section 1 106.

Standards for Shallow Flooding Areas: Shallow flooding
areas appear on FIRMs as AO zones with depth
designations or as AH zones with Base Flood Elevations.
For AO zones the base flood depths range from one (1) to

b

c.

d

f

2

E
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three (3) feet above ground where a clearly defined channel

1

2.

does not exist, or where the path of flooding is unpredictable
and where velocity flow may be evident. Such flooding is
usually characterized as sheet flow.

For both AO and AH zones, adequate drainage paths are

required around structures on slopes to guide floodwaters
around and away from proposed structures.

Standards for AH Zones: Development within AH
Zones must comply with the standards in sections
1106.1 ,1106.2, and 1106.2(EX1).

Standards for AO Zones: ln AO zones, the following
provisions apply in addition to the requirements in

sections 1106.1 and 1106.2(E)(1):

New construction and substantial improvement
of residential structures and manufactured
dwellings within AO zones shall have the
lowest floor, including basement, elevated at
minimum 1-foot above the highest grade
adjacent to the building, or at minimum 1-foot
above the Base Flood Elevation depth number
specified on the Flood lnsurance Rate Maps
(FIRM), whichever is higher, or at least three
(3) feet above highest adjacent grade if no
depth number is specified. For manufactured
dwellings the lowest floor is considered to be
the bottom of the longitudinal chassis frame
beam.

il New construction and substantial
im provements of non-residential structu res
within AO zones shalleither:

a. Have the lowest floor (including
basement) elevated at minimum 1-foot
above the highest grade adjacent to the
building, or at minimum 1-foot above the
Base Flood Elevation depth number
specified on the Flood lnsurance Rate
Maps (FIRM), whichever is higher, or at
least two (2) feet above highest adjacent
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ilt

grade if no depth number is specified; or

b Together with attendant utility and
sanitary facilities, be completely
floodproofed to at minimum 1-foot above
the highest grade adjacent to the
building or at minimum 1-foot above the
Base Flood Elevation depth number
specified on the Flood lnsurance Rate
Maps (FIRM), whichever is higher, or a
minimum of two (2) feet above the
highest adjacent grade if no depth
number is specified, so that any space
below that level is watertight with walls
substantially impermeable to the
passage of water and with structural
components having the capability of
resisting hydrostatic and hydrodynamic
loads and effects of buoyancy. lf this
method is used, compliance shall be
certified by a registered professional
engineer or architect as stated in section
1106.2(CX3Xixd).

Recreationalvehicles placed on sites within
AO Zones on the community's Flood lnsurance
Rate Maps (FIRM) shalleither:

Be on the site for fewer than 180
consecutive days, and

Be fully licensed and ready for highway
use, on its wheels or jacking system, is
attached to the site only by quick
disconnect type utilities and security
devices, and has no permanently
attached additions; or

c. Meet the elevation requirements of
section 1 106.2(EX2)(i), and the
anchoring and other requirements for
manufactured dwellings of section
1106.2(CX4).

a

b

p9.36



Proposed Text

IV

v

ln AO zones, new and substantially improved
appurtenant structures must comply with the
standards in section 1106.2(CXO).

ln AO zones, new and substantially improved
appurtenant structures must comply with the
standards in section 1106.2(CXO).
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Attachment 5

Summary of Changes from the 2014 version to the 20tg Version of the
Oregon Model Flood Hazard Ordinance:

The 2019 version of the Oregon Model Flood Hazard Ordinance (to be referred to herein as the
"2019 model ordinance"), varies from the previous version in its reorganization of some

sections and subsections, as well as the modification of content to include new sections and

revisions to existing sections,

ln general, the content was revised to more closely match (verbatim)the language in the
sections of Code of Federal Regulations (CFR), which contain the minimum requirements for the
National Flood lnsurance Program (NFIP). The content was also revised to incorporate relevant

standards in the State of Oregon's Specialty Codes, and updates to those standards that have

changed in the last 5 - 10 years. A breakdown of the primary changes found in the 2019 model

ordinance is provided below:

1. Some definitions have been added, removed, or reworded to match the CFR definitions
verbatim, as required by FEMA. There are additional optional and recommended

definitions provided in Appendix A.

2. The 2019 model ordinance notes the requirement for coordination with State of Oregon

Specialty Codes (section 3.3) and incorporates relevant requirements (higher standards)

from the Specialty Codes to ensure alignment between the model flood ordinance

language and the building code language. For example, the 2019 model ordinance:

a. Directly addresses "Garages" (section 5.2,21and 'Tanks" (section 5.1.5) by

incorporating the relevant NFIP and State of Oregon Specialty Code

requirements into the ordinance language.

b. lncorporates the Specialty Codes additional standards for flood openings in

residential structures that require a building permit (section 5.2.11.

3, The floodplain development permit and permit review requirements have been

expanded in the 2019 model ordinance (sections 4.3.2 and 4.2.L1to more accurately

capture allof the information a community Floodplain Administrator is required to
obtain and review to ensure a floodplain development proposal complies with the
standards of the 2019 modelordinance (minimum NFIP and state standards).

4. The 2019 model ordinance expands the requirements for "lnformation to be Obtained

and Maintained" (section 4.2.21. To reflect the NFIP minimum requirements and Oregon

Specialty Code Requirements.



5. The 2019 modelordinance also has a new section, 4.2.3.L, "Community Boundary

Alterations", that reflects the NFIP minimum requirement for communities to notify

FEMA when their boundaries change (i.e. when annexations occur).

5. The 2019 model ordinance clearly indicates that floodplain managers have a duty to

conduct Substantial lmprovement (Sl) assessments and Substantial Damage (SD)

determinations in a new section 4.2.4. Both Sl and SD are defined in section 2.0. Sl

review is required for allstructural development proposals and other development

activities associated with or attached to a structure. This section is designed to help

ensure that each floodplain development file includes Sl calculations whenever

appropriate, as well as the floodplain administrator's determination of whether the

proposed development activity qualifies as Sl, SD review is required whenever

structures have been damaged due to natural or other events (i.e. house fire). Please

refer FEMA Publication 758: Substontiallmprovement/Substantial Domage Desk

Refe re nce, ava i lab le for down load at : ltlpg;/www,fem a.sov/med i a-

lib_rarvlassetsldocuments/18562 for additional details regarding Sl and SD.

7. There is a change to the "Variance Conditions" section in the 2019 model ordinance. Per

FEMA guidance, the variance condition related to historic structures has been removed.

For more details, including an explanation of the reasons for this change, please see the

note in Appendix B. for section 4.4.1,

8. ln the 2019 model ordinance, subdivisions and other development proposals (including

manufactured dwelling parks and subdivisions) have been addressed directly in the new

section 5.1.6, and the language reflects the requirements minimum NFIP requirements

in 44 CFR 60.3(aX4), and 50.3(bX3),

9. Section 5.I.7, "Use of Other Base Flood Data" has been moved out of the administration

section and thc languagc has bccn updatcd to rcflcct the minimum state and NFIP

standards.

10. Section 5.1.8, "structures Located in Multiple or Partial Flood Zones", has been added to
reflect how the NFIP and State of Oregon Specialty Codes address structures that fall

within multiple flood zones or are partially within one or more flood zones.

11. Section 5,2, which addresses the specific standards for riverine flood zones has been re-

organized slightly, but it is still broken down by the type of FEMA Flood lnsurance Rate

Map (FIRM) flood zone and the level of detail or information available. lt has also been

amended to add the following sections at the beginning:



a. Section 5.2.t, "Flood Openings," which coversthe NFIP minimum requirements

and additional Oregon Specialty Code requirements for residential structures

requiring a building permit.

b. Section 5.2.2, "Garages," addresses the specific requirements for attached and

detached garages under the NFIP minimum standards and Oregon Specialty

Code requirements.



Attachment 6

DRAFT

Columbia County
Flood Hazard Management Ordinance

January 9,2020

I.OSTATUTORY AUTHORITY, FINDINGS OF FACT, PURPOSE, AND METHODS

1 . 1 STATUTORY AUTHORIZATION

The State of Oregon has in ORS 203.035 (COUNTIES) delegated the responsibility to local

governmental units to adopt floodplain management regulations designed to promote the
public health, safety, and general welfare of its citizenry. Therefore, the County of Columbia

does ordain as follows:

l.2FINDINGS OF FACT

A. The flood hazard areas of Columbia County 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 may be caused by the cumulative effect of obstructions in special

flood hazard areas which increase flood heights and velocities, and when inadequately
anchored, cause damage in other areas. Uses that are inadequately floodproofed,
elevated, or otherwise protected from flood damage also contribute to flood loss.

l.3STATEMENT OF PURPOSE

It is the purpose of this ordinance to promote public health, safety, and general welfare,
and to minimize public and private losses due to flooding in flood hazard areas by provisions

designed to:

A. Protect human life and health;

B. Minimize expenditure of public money for costly flood control projects;

C. Minimize the need for rescue and relief efforts associated with flooding and generally

undertaken at the expense of the general public;

t
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D. Minimize prolonged business interruptions;

E. Minimize damage to public facilities and utilities such as water and gas mains; electric,

telephone and sewer lines; and streets and bridges located in special flood hazard areas;

F. Help maintain a stable tax base by providing for the sound use and development of
flood hazard areas so as to minimize blight areas caused by flooding;

G, Notify potential buyers that the property is in a special flood hazard area

H. Notify those who occupy special flood hazard areas that they assume responsibility for

their actions

l. Participate in and maintain eligibility for flood insurance and disaster relief.

I.4METHODS OF REDUCING FLOOD LOSSES

ln order to accomplish its purposes, this ordinance includes methods and provisions for:

A. Restricting or prohibiting development which is dangerous to health, safety, and

property due to water or erosion hazards, or which result in damaging increases in

erosion or in flood heights or velocities;

B. Requiring that development vulnerable to floods, including facilities which serve such

uses, be protected against flood damage at the time of initial construction;

C, Controlling the alteration of natural floodplains, stream channels, and natural protective

barriers, which help accommodate or channelflood waters;

D. Controlling filling, grading, dredging, and other development which may increase flood

damage;

E. Preventing or regulating the construction of flood barriers which will unnaturally divert

flood waters or may increase flood hazards in other areas.

2
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2.ODEFINITIONS

Unless specifically defined below, words or phrases used in this ordinance shall be interpreted

so as to give them the meaning they have in common usage.

Appeal: A request for a review of the interpretation of any provision of this ordinance or a

request for a variance.

Area of shallow floodins: A designated Zone AO, AH, ARIAO or AR/AH on a community's Flood

lnsurance Rate Map (FIRM) with a one percent or greater annual chance of flooding to an

average depth of one to three feet where a clearly defined channel does not exist, where the

path of flooding is unpredictable, and where velocity flow may be evident. Such flooding is

characterized by ponding or sheet flow.

Area of specialflood hazard: The land in the floodplain within a community subject to a 1
percent or greater chance of flooding in any given year. lt is shown on the Flood lnsurance Rate

Map (FIRM) as Zone A, AO, AH, A1-30, AE, A99, AR. "Special flood hazard area" is synonymous

in meaning and definition with the phrase "area of special flood hazard".

Base flood: The flood having a one percent chance of being equaled or exceeded in any given

year.

Base flood elevation IBFEI: The elevation to which floodwater is anticipated to rise during the

base flood.

Basement: Any area of the building having its floor subgrade (below ground level) on all sides.

Below-grade crawl space: Means an enclosed area below the base flood elevation in which the

interior grade is not more than two feet below the lowest adjacent exterior grade and the

height, measured from the interior grade of the crawlspace to the top of the crawlspace

foundation, does not exceed 4 feet at any point.

Breakawav wall: A wall that is not part of the structural support of the building and is intended

through its design and construction to collapse under specific lateral loading forces, without
causing damage to the elevated portion of the building or supporting foundation system.

Buildlns: See "Structure."

3
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Critical faciliw: Means a facility 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, installations which produce, use or store hazardous

materials or hazardous waste.

Development: Any man-made change to lmproved or unimproved realestate, including but not

limited to buildings or other structures, mining, dredging, filling, grading, paving, excavation or

drilling operations or storage of equipment or materials.

Elevated bulldinr: Means for insurance purposes, a nonbasement building which has its lowest

elevated floor raised above ground level by foundation walls, shear walls, post, piers, pilings or

columns.

Flood or Floodlng:

(a) A general and temporary condition of partial or complete inundation of normally dry

land areas from:

(1) The overflow of inland or tidal waters.

(2) The unusual and rapid accumulation or runoff of surface waters from any source

(3) Mudslides (i.e., mudflows) which are proximately caused by flooding as defined

in paragraph (aX2) 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.

(b) 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 (aX1) of this

definition.

Flood elevation studv: An examination, evaluation and determination of flood hazards and, if
appropriate, corresponding water surface elevations, or an examination, evaluation and

determination of mudslide (i.e., mudflow) and/or flood-related erosion hazards,

Flood lnsurance Rate Map {FlRMl: The official map of a community, on which the Federal

Insurance Administrator has delineated both the special hazard areas and the risk premium

zones applicable to the community. A FIRM that has been made available digitally is called a

Digital Flood lnsurance Rate Map (DFIRM).

4
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Flood lnsurance Studv {FlSl: See "Flood elevation study".

Floodplain or flood prone area: Any land area susceptible to being inundated by water from

any source. See 'flood or flooding."

floodplain Administrator: The community official designated by title to administer and enforce

the floodplain management regulations.

Floodplain manatement: The operation of an overall program of corrective and preventative

measures for reducing flood damage, including but not limited to emergency preparedness

plans, flood control works, and floodplain management regulations.

Floodplain management.fggulqtions: Zoning ordinances, subdivision regulations, building

codes, health regulations, special purpose ordinances (such as floodplain ordinance, grading

ordinance, stormwater and erosion control ordinance) and other application of police power.

The term describes such state or local regulations, in any combination thereof, which provide

standards for the purpose of flood damage prevention and reduction.

Flood proofing: Any combination of structural and nonstructural additions, changes, or

adjustments to structures which reduce or eliminate risk of flood damage to real estate or

improved real property, water and sanitary facilities, structures, and their contents.

Floodwav: The channel of a river or other watercourse and the adjacent land areas that must

be reserved in order to discharge the base flood without cumulatively increasing the water

surface elevation more than a designated height. Also referred to as "Regulatory Floodway."

Functlonallv dependent use: A 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

man ufa cturing facilities.

Hazardous material: The Oregon Department of Environmental Quality defines hazardous

materials to include any of the followingl

(a) Hazardous waste as defined in ORS 466.005;

(b) Radioactive waste as defined in ORS 469.300, radioactive material identified by the

Energy Facility Siting Council under ORS 459.605 and radioactive substances defined in

oRs 4s3.005

(c) Communicable disease agents as regulated by the Health Division under ORS Chapter

431 and 433.010 to 433.045 and 433.105 to 433.990;

5
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(d) Hazardous substances designated by the United States Environmental Protection

Agency (EPA) under section 311 of the Federal Water Pollution Control Act, P.L, 92-500,

as amended;
(e) Substances listed by the United States EPA in section 40 of the Code of Federal

Regulations, Part 302 - Table 302,4 (list of Hazardous Substances and Reportable

Quantities) and amendments;
(f) Material regulated as a Chemical Agent under ORS 465.550;

(g) Material used as a weapon of mass destruction, or biological weapon;
(h) Pesticide residue;
(i) Dry cleaning solvent as defined by ORS 465.200(9).

Hishest adiacent grade: The highest natural elevation of the ground surface prior to
construction next to the proposed walls of a structure.

Historic structure: Any structure that is:

L. Listed individually in the National Register of Historic Places (a listing maintained by the
Department of lnterior) or preliminarily determined by the Secretary of the lnterior as

meeting the requirem€nts for individual listing on the National Register;

2. Certified or preliminarily determined by the Secretary of the lnterior 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. lndividually listed on a state inventory of historic places in states with historic
preservation programs which have been approved by the Secretary of lnterior; or

4. lndividually 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 lnterior or
b. Directly by the Secretary of the lnterior in states without approved programs.

letter of Map Chanre (LOMCI: Means an official FEMA determination, by letter, to amend or
revise effective Flood lnsurance Rate Maps and Flood Insurance Studies. The following are

categories of LOMCs:

(a) Conditional Letter of Map Amendment (CIOMAI: A CLOMA is FEMA's comment on a
proposed structure or group of structures that would, upon construction, be located on

existing natural ground above the base (L-percent-cannual-chane)flood elevation on a
portion of a legally defined parcel of land that is partially inundated by the base flood.
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(b) gonditional Letter of Map Revision (C[OMRI: A CLOMR is FEMA's comment on a
proposed project that would, upon construction, affect the hydrologic or hydraulic

characteristics of a flooding source and thus result in the modification of the existing

regulatory floodway, the effective base flood elevations, or the special flood hazard

area.

(c) Conditional Letter of Map Revlsion based on Fill (CLOMR-FI: A CLOMR-F is FEMA's

comment on a proposed project that would, upon construction, result in a modification

of the special flood hazard area through the placement of fill outside the existing

regulatory floodway.

(d) letter of Map Amendment ([OMAI: An official amendment, by letter, to the Flood

lnsurance Rate Maps (FlRMs) based on technical data showing that an existing

structure, parcel of land or portion of a parcel of land that is naturally high ground, (i.e.,

has not been elevated by fill) above the base flood, that was inadvertently included in

the special flood hazard area.

(e) letter of Map Revision (LOMRI: A LOMR is FEMA's modification to an effective Flood

lnsurance Rate Map {FIRM), or Flood Boundary and Floodway Map (FBFM), or both.

LOMRs are generally based on the implementation of physical measures that affect the

hydrologic or hydraulic characteristics of a flooding source and thus result in the
modification of the existing regulatory floodway, the effective base flood elevations, or

the SFHA. The LMOR officially revises the FIRM or FBFM, and sometimes the Flood

lnsurance Study (FlS) report, and, when appropriate, includes a description of the

modifications. The LOMR is generally accompanied by an annotated copy of the affected

portions of the FIRM, FBFM, or FIS report.

(f) letter of Map Revision based on Fill ILOMR-FI: A LOMR-F is FEMA's modification of the

special flood hazard area shown on the Flood lnsurance Rate Map (FIRM) based on the
placement of fill outside the existing regulatory floodway.

k) PMR: A PMR is FEMA's physical revision and republication of an effective Flood

lnsurance Rate Map (FIRM) or Flood lnsurance Study (FlS) report. PMRs are generally

based on physical measures that affect the hydrologic or hydraulic characteristics of a

flooding source and thus result in the modification of the existing regulatory floodway,

the effective baes flood elevations, or the special flood hazard area.
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L-gwest floor: 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 ordinance.

Manufactured dwellinq: A structure, transportable in one or more sections, which is built on a

permanent chassis and is designed for use with or without a permanent foundation when

attached to the required utilities. The term "manufactured dwelling" does not include a

"recreational vehicle" and is synonymous with "manufactured home".

Manufactured dwelling park or subdivision: A parcel (or contiguous parcels) of land divided

into two or more manufactured dwelling lots for rent or sale.

Mean sea level: For purposes of the National Flood lnsurance Program, the National Geodetic

Vertical Datum (NGVD) of L929 or other datum, to which Base Flood Elevations shown on a

community's Flood lnsurance Rate Map are referenced.

New construction: 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 Columbia County and includes any subsequent

improvements to such structures.

Receationalvehicle: A vehicle which is:

L. Built on a single chassis;

2. 400 square feet or less when measured at the largest horizontal projection;

3. Designed to be self-propelled or permanently towable 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.

Resulatorv floodwav: See "Floodway"

Sheet flow area: See "Area of shallow flooding".

Specialflood hazard area: See "Area of special flood hazard" for this definition.
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Start of construction: lncludes substantial improvement and means the date the building

permit was issued, provided the actual start of construction, repair, reconstruction,

rehabilitation, addition, placement, or other improvement was within 180 days from the date

of the permit. The actual start 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; or the placement of a

manufactured dwelling on a foundation. Permanent construction does not include land

preparation, such as clearing, grading, and filling; nor does it include the installation of streets

and/or walkways; nor does it include excavation for a basement, footings, piers, or foundations

or the erection of temporary forms; 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: For floodplain management purposes, a walled and roofed building, including a gas

or liquid storage tank, that is principally above ground, as well as a manufactured dwelling.

Substa{rtial damaee: Damage of any origin sustained by a structure whereby the cost of

restoring the structure to its before damaged condition would equal or exceed 50 percent of

the market value of the structure before the damage occurred'

Substantlal imorovement: Any reconstruction, rehabilitation, addition, or other improvement

of a structure, the cost of which equals or exceeds 50 percent of the market value of the

structure before the "start of construction" of the improvement. This term includes structures

which have incurred "substantialdamage," regardless of the actual repair work performed. The

term does not, however, include either:

1. 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 which are the minimum necessary to assure safe living

conditions; or

2. Any alteration of a "historic structure," provided that the alteration will not preclude the

structure's continued designation as a "historic structure."

Variancs: A grant of relief by Columbia County from the terms of a flood plain management

regulation.
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Violationt The failure of a structure or other development to be fully compliant with the
community's floodplain management regulations. A structure or other development without
the elevation certificate, other certifications, or other evidence of compliance required in this
ordinance is presumed to be in violation until such time as that documentation is provided.

Water dependent: Means a structure for commerce or industry which cannot exist in any

other location and is dependent on the water by reason of intrinsic nature of its operations.

Water surface elevation: The height, in relation to the National Geodetic Vertical Datum
(NGVD) of L929, or other datum, of floods of various magnitudes and frequencies in the
floodplains of coastal or riverine areas.

3.OGENERAL PROVISIONS

3.1 LANDS TO WHICH THIS ORDINANCE APPLIES

This ordinance shall apply to all special flood hazard areas within the jurisdiction of
Columbia County.

3.2BASIS FOR ESTABLISHING THE SPECIAL FLOOD HAZARD AREAS

The special flood hazard areas identified by the Federal lnsurance Administrator in a

scientific and engineering report entitled "The Flood lnsurance Study (FlS)for Columbia
County, Oregon and Incorporated Areas, dated November 26,2OLO, with accompanying

Flood lnsurance Rate Maps (FlRMs) are hereby adopted by reference and declared to be a

part of this ordinance. The FIS and FIRM panels are on file at Columbia County, Depaftment
of Land Development Services, 230 Strand Street, St. Helens, OR 97051, located in the
Columbia County Courthouse Annex building.

3,3COORDINATION WITH STATE OF OREGON SPECIALTY CODES

Pursuant to the requirement established in ORS 455 that Columbla County administers and

enforces the State of Oregon Specialty Codes, Columbia County does hereby acknowledge
that the Oregon Specialty Codes contain certain provisions that apply to the design and

construction of buildings and structures located in special flood hazard areas. Therefore,
this ordinance is intended to be administered and enforced in conjunction with the Oregon

Specialty Codes.
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3.4COMPLIANCE AND PENALTIES FOR NONCOMPLIANCE

3.4,1 COMPLIANCE

All development within special flood hazard areas is subject to the terms of this

ordinance and required to comply with its provisions and all other applicable

regulations.

3.4.2 PENALTIES FOR NONCOMPLIANCE

No structure or land shall hereafter be constructed, located, extended, converted, or

altered without full compliance with the terms of this ordinance and other
applicable regulations. Violations of the provisions of this ordinance by failure to
comply with any of its requirements (including violations of conditions and

safeguards established in connection with conditions) shall constitute a

misdemeanor infraction subject to the penalties and citations found in the
Columbia County Enforcement Ordinance with authority from Oregon Revised

Statutes 153.005 to 153.064. Nothing contained herein shall prevent Columbia

County from taking such other lawful action as is necessary to prevent or remedy

any violation.

3.5 ABROGATION AN D SEVERABILITY

3.5,1 ABROGATION
This ordinance is not intended to repeal, abrogate, or impair any existing easements,

covenants, or deed restrictions. However, where this ordinance and another

ordinance, easement, covenant, or deed restriction conflict or overlap, whichever

imposes the more stringent restrictions shall prevail.

3.5.2 SEVERABILITY

This ordinance and the various parts thereof are hereby declared to be severable. lf
any section clause, sentence, or phrase of the Ordinance is held to be invalid or
unconstitutional by any court of competent jurisdiction, then said holding shall in no

way effect the validity of the remaining portions of this Ordinance,
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3.6INTERPRETATION

ln the interpretation and application of this ordinance, all provisions shall be:

A. Considered as minimum requirements;

B. Liberally construed in favor of the governing body; and

C. Deemed neither to limit nor repeal any other powers granted under state statutes.

3.TWARNING AND DISCLAIMER OF LIABILITY

3.7.1 WARNING

The degree of flood protection required by this ordinance is considered reasonable

for regulatory purposes and is based on scientific and engineering considerations.

Larger floods can and will occur on rare occasions. Flood heights may be increased

by man-made or natural causes. This ordinance does not imply that land outside the

areas of special flood hazards or uses permitted within such areas will be free from

flooding or flood damages.

3.7.2 DISCLAIMER OF LIABILITY

This ordinance shall not create liability on the part of Columbia County, any officer

or employee thereof, or the Federal lnsurance Administrator for any flood damages

that result from reliance on this ordinance or any adminisffative decision lawfully

made hereunder.

4.OADMINISTRATION

4.1 DESIGNATION OF THE FLOODPLAIN ADMINISTRATOR

The Columbia County Planning Manager, and their designee, 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.

4.2DUTIES AND RESPONSIBILITIES OF THE FLOODPLAIN ADMINISTRATOR

Duties of the floodplain administrator, or their designee, shall include, but not be limited to:

DRAFT Columbia County Flood Hazard Ordinance
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4.2,1 PERMIT REVIEW

Review all development permits to determine that

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

B. All other required local, state, and federal permits have been obtained and

approved.

C. Review all development permits to determine if the proposed development is

located in a floodway. lf located in the floodway assure that the floodway
provisions of this ordinance in section 5.2,4 are meU and

D. Review all development permits to determine if the proposed development is

located in an area where Base Flood Elevation (BFE) data is available either

through the Flood lnsurance Study (FlS) or from another authoritative source. lf
BFE data is not available then ensure compliance with the provisions of sections

5.1.7; and

E. Provide to building officials the Base Flood Elevation {BFE) applicable to any

building requiring a floodplain development permit.

F. Review all development permit applications to determine if the proposed

development qualifies as a substantial improvement as defined in section 2.0.

G. Review all development permits to determine if the proposed development

activity is a watercourse alteration. lf a watercourse alteration is proposed,

ensure compliance with the provisions in section 5.1,1.

H. Review all development permits to determine if the proposed development

activity includes the placement of fill or excavation.

4.2.2 INFORMATION TO BE OBTAINED AND MAINTAINED

The following information shall be obtained and maintained and shall be made

available for public inspection as needed:

A. Obtain, record, and maintain the actual elevation (in relation to mean sea level)

of the lowest floor (including basements) and all attendant utilities of all new or
substantially improved structures where Base Flood Elevation (BFE) data is
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provided through the Flood lnsurance Study (FlS), Flood lnsurance Rate Map

(FIRM), or obtained in accordance with section 5.1.7.

B, Obtain and record the elevation (in relation to mean sea level) of the natural
grade of the building site for a structure prior to the start of construction and

the placement of any fill and ensure that the requirements of sections 5.2.4 and

4.2.1(Bl are adhered to.

C. Upon placement of the lowest floor of a structure (including basement) but
prior to further vertical constructlon, obtain documentation, prepared and

sealed by a professional licensed surveyor or engineer, certifying the elevation
(in relation to mean sea level) of the lowest floor (including basement).

D. Where base flood elevation data are utilized, obtain As-built certification of the
elevation (in relation to mean sea level) of the lowest floor (including basement)

prepared and sealed by a professional licensed surveyor or engineer, priorto
the final inspection.

E. Maintain all Elevation Certificates (EC)submitted to Columbia County;

F. Obtain, record, and maintain the elevation (in relation to mean sea level) to
which the structure and all attendant utilities were floodproofed for all new or

substantially improved floodproofed structures where allowed under this

ordinance and where Base Flood Elevation (BFE) data is provided through the

FlS, FIRM, or obtained in accordance with section 5.1.7.

G. Maintain all floodproofing certificates required under this ordinance;

H. Record and maintain all variance actions, including justification for their
issuance;

l. Obtain and maintain all hydrologic and hydraulic analyses performed as

required under section 5.2.4.

J. Record and maintain allSubstantial lmprovement and Substantial Damage

calculations and determinations as required under section 4,2.4.

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

ordinance.
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4,2.3 REQUIREMENT TO NOTIFY OTHER ENTITIES AND SUBMIT NEW
TECHNICAL DATA

4.2.3.1 COMMUNITY BOUNDARY ALTERATIONS

The Floodplain Administrator shall notify the Federal lnsurance Administrator in

writing whenever the boundaries of the community have been modified by

annexation or the community has'otherwise assumed authority or no longer has

authority to adopt and enforce floodplain management regulations for a particular

area, to ensure that all Flood Hazard Boundary Maps (FHBM) and Flood lnsurance

Rate Maps (FIRM) accurately represent the community's boundaries, lnclude within

such notification a copy of a map of the community suitable for reproduction,

clearly delineating the new corporate limits or new area for which the community

has assumed or relinquished floodplain management regulatory authority.

4.2.3.2 WATERCOURSE ALTERATIONS

Notify adjacent communities, the Department of Land Conservation and

Development, and other appropriate state and federal agencies, prior to any

alteration or relocation of a watercourse, and submit evidence of such notification

to the Federal Insurance Administration. This notification shall be provided by the

applicant to the Federal lnsurance Administration as a Letter of Map Revision

(LOMR) along with either:

A. A proposed maintenance plan to assure the flood carrying capacity within the

altered or relocated portion of the watercourse is maintained; or

B. Certification by a registered professional engineer that the project has been

designed to retain its flood carrying capacity without periodic maintenance.

The applicant shall be required to submit a Conditional Letter of Map Revision

(CLOMR) when required under section 4.2.3.3. Ensure compliance with all

applicable requirements in sections4.2.?.7 and 5.1.1.

4.2.3.3 REQUIREMENT TO SUBMIT NEW TECHNICAL DATA

A community's base flood elevations may increase or decrease resulting from
physical changes affecting flooding conditions. As soon as practicable, but not later

than six months after the date such information becomes available, a community

shall notify the Federal lnsurance Administrator of the changes by submitting

technical or scientific data in accordance with Section 44 of the Code of Federal
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Regulations (CFR), Sub-Section 55.3. The community may require the applicant to
submit such data and review fees required for compliance with this section through

the applicable FEMA Letter of Map Change {LOMC) process.

The Floodplain Administrator shall require a Conditional Letter of Map Revision

prior to the issuance of a floodplain development permit for:

A. Proposed floodway encroachments that increase the base flood elevation; and

B. Proposed development which increases the base flood elevation by more than

one foot ln areas where FEMA has provided base flood elevations but no

floodway.

An applicant shall Notify FEMA within six (6) months of project completion when an

applicant has obtained a Conditional Letter of Map Revision (CLOMRlfrom FEMA.

This notification to FEMA shall be provided as a Letter of Map Revision (LOMR).

The applicant shall be responsible for preparing all technical data to support

CLOMR/LOMR applications and paying any processing or application fees

associated with the CLOMR/LOMR.

The Floodplain Administrator shall be under no obligation to sign the Community

Acknowledgement Form, which is part of the CLOMR/LOMR application, untilthe
applicant demonstrates that the project will or has met the requirements of this

code and all applicable state and federal laws.

4.2.4 SUBSTANTIAL IMPROVEMENT AND SUBSTANTIAL DAMAGE
ASSESSMENTS AND DETERMINATIONS

Conduct Substantial lmprovement (Sl) (as defined in section 2.0) reviews for all structural

development proposal applications and maintain a record of 5l calculations within permit

files in accordance with section 4.2.2, Conduct Substantial Damage (SD) (as defined in

section 2.0) assessments when structures are damaged due to a natural hazard event or

other causes. Make SD determinations whenever structures within the special flood hazard

area (as established in section 3.2) are damaged to the extent that the cost of restoring the

structure to its before damaged condition would equal or exceed 50 percent of the market

value of the structure before the damage occurred.
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4.3 ESTABLISHMENT OF DEVELOPMENT PERMIT

4.3.1 FLOODPLAIN DEVELOPMENT PERMIT REQUIRED

A development permit shall be obtained before construction or development begins within
any area horizontally within the special flood hazard area established in section 3.2. The

development permit shall be required for all structures, including manufactured dwellings,

and for all other development, as defined in section 2.0, including fill and other
development activities.

4.3.2 APPLICATION FOR DEVELOPMENT PERMIT

Application for a development permit may 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:

A. ln riverine flood zones, the proposed elevation (in relation to mean sea level), of the
lowest floor (including basement) and all attendant utilities of all new and substantially
improved structures; in accordance with the requirements of section 4.2.2.

B. Proposed elevation in relation to mean sea level to which any non-residential structure

will be floodproofed.

C. Certification by a registered professional engineer or architect licensed in the State of
Oregon that the floodproofing methods proposed for any non-residential structure

meet the floodproofing criteria for non-residential structures in section 5.2.3.3.

D. Description of the extent to which any watercourse will be altered or relocated

E. Base Flood Elevation data for subdivision proposals or other development when

required per sections 4.2.1and 5.1.6.

F. Substantial improvement calculation for any improvement, addition, reconstruction,

renovation, or rehabilitation of an existing structure.

G. The amount and location of any fill or excavation activities proposed.
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4.4VARIANCE PROCEDURE

The issuance of a variance is for floodplain management purposes only. Flood insurance

premium rates are determined by federal statute according to actuarial risk and will not be

modified by the granting of a variance.

4.4.1 CONDITIONS FOR VARIANCES

A. Generally, variances may be issued for new construction and substantial improvements

to be erected on a lot of one-half acre or less in size contiguous to and surrounded by

lots with existing structures constructed below the base flood level, in conformance

with the provisions of sections 4.4.1 (C) and (E), and 4.4,2. As the lot size increases

beyond one-half acre, the technical justification required for issuing a variance

increases.

B. Variances shall only be issued upon a determination that the variance is the minimum

necessary, considering the flood hazard, to afford relief.

C. Variances shall not be issued within any floodway if any increase in flood levels during

the base flood discharge would result.

D, Variances shall only be issued upon:

t. A showing of good and sufficient cause;

2. A determination that failure to grant the variance would result in exceptional

hardship to the applicant;

3. A determination that the granting of a variance will not result in increased flood

heights, additional threats to public safety, extraordinary public expense, create

nuisances, cause fraud on or victimization of the public, or conflict with existing laws

or ordinances.

E. Variances may be issued by a community for new construction and substantial

improvements and for other development necessary for the conduct of a functionally

dependent use provided that the criteria of section 4.4.1 (Bl - (D) are met, and the

structure or other development is protected by methods that minimize flood damages

during the base flood and create no additional threats to public safety.
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4.4.2 VARIANCE NOTIFICATION

A. Any applicant to whom a variance is granted shall be given written notice that
the issuance of a variance to construct a structure below the Base Flood

Elevation will result in increased premium rates for flood insurance and that such

construction below the base flood elevation increases risks to life and property.

Such notification and a record of all variance actions, including justification for
their issuance shall be maintained in accordance with section 4.2.2,

5.0 PROVISIONS FOR FLOOD HAZARD REDUCTION

S.l GENERAL STANDARDS

ln all special flood hazard areas, the following standards shall be adhered to:

5.1.1 ALTERATION OF WATERCOURSES

Require that the flood carrying capacity within the altered or relocated portion of

said watercourse is maintained. Require that maintenance is provided within the

altered or relocated portion of said watercourse to ensure that the flood carrying

capacity is not diminished, Require compliance with sections 4.2.3.2 and 4.2.3.3.

5.1.2 ANCHORING

A. All new construction and substantial improvements shall be anchored to prevent

flotation, collapse, or lateral movement of the structure resulting from

hydrodynamic and hydrostatic loads, including the effects of buoyancy.

B. All manufactured dwellings shall be anchored per section 5.2.3.4.

5.1.3 CONSTRUCTION MATERIALS AND METHODS

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

B. All new construction and substantial improvements shall be constructed using

methods and practices that minimize flood damage,

5.1.4 UTILITIES AND EQUIPMENT
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5.1.4.1WATER SUPPLY, SANITARY SEWER, AND ON€ITE WASTE
DISPOSAL SYSTEMS

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

B. New and replacement sanitary sewage systems shall be designed to
minimize or eliminate infiltration of flood waters into the systems and

discharge from the systems into flood waters.

C. On-site waste disposal systems shall be located to avoid impairment to
them or contamination from them during flooding consistent with the

Oregon Department of Environmental Quality.

5.1.4.2 ELECTRICAL, MECHANICAL, PLUMBING, AND OTHER
EQUIPMENT

Electrical, heating, ventilating, air-conditioning, plumbing, duct systems, and

other equipment and service facilities shall be elevated at minlmum l-foot
above the base flood level or shall be designed and installed to prevent water

from entering or accurnulating within the components and to resist

hydrostatic and hydrodynamic loads and stresses, including the effects of

buoyancy, during conditions of flooding. ln addition, electrical, heating,

ventilating, air-conditioning, plumbing, duct systems, and other equipment

and service facilities shall:

A. lf replaced as part of a substantial improvement shall meet all the

requirements of this section.

B. Not be mounted on or penetrate through breakaway walls.

5.1.5 TANKS

A, Underground tanks shall be anchored to prevent flotation, collapse and lateral

movement under conditions of the base flood.

B, Above-ground tanks shall be installed at minimum l-foot above the base flood

level or shall be anchored to prevent flotation, collapse, and lateral movement

under conditions of the base flood.
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C. When elevated on platforms, the platforms shall be cantilevered from or knee

braced to the building or shall be supported on foundations that conform to
the requirements of the State of Oregon Specialty Code.

5.1.6 SUBDIVISION & PARTITION PROPOSALS & OTHER PROPOSED
DEVELOPMENTS

A. All new subdivision and partition proposals and other proposed new

developments (including proposals for manufactured dwelling parks and

planned unit developments), greater than 5 acres in size shall include within
such proposals, Base Flood Elevation data.

B. All new subdivision and partition proposals and other proposed new.

developments (including proposals for manufactured dwelling parks and

planned unit developments|, shall:

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

2. When possible, be designed to provide a building pad area on each lot or
parcel that is outside of the SFHA.

3. Have public utilities and facilities such as sewer, gas, electrical, and water

systems located and constructed to minimize or eliminate flood damage.

4. Have adequate drainage provided to reduce exposure to flood hazards.

5.1.7 USE OF OTHER BASE FLOOD DATA

When Base Flood Elevation data has not been provided in accordance with section

3.2 the local floodplain administrator shall obtain, review, and reasonably utilize any

Base Flood Elevation data available from a federal, state, or other source, in order to

administer section 5.0. All new subdivision and partition proposals and other

proposed new developments (including proposals for manufactured dwelling parks

and planned unit developmentsf must meet the requirements of section 5.1.5.

Base Flood Elevations shall be determined for development proposals that are in any

A zone that does not have an established base flood elevation. Development
proposals located within a riverine unnumbered A Zone shall be reasonably safe

from flooding; the test of reasonableness includes use of historical data, high water

marks, FEMA provided Base Level Engineering data, and photographs of past

flooding, etc... where available. Historicalfloods of record in Columbia County
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occurred in 1894 1933,1948,1955,1964, L972,t974,1987,1996,2OO7,2OL1.,and
20t7.

Structures in unnumbered A zones shall be elevated at minimum l-foot above the
historical high water mark or at least two feet above highest adjacent grade,

whichever is higher.

5,1.8 STRUCTURES LOCATED IN MULTIPLE OR PARTIAL FLOOD ZONES

ln coordination with the State of Oregon Specialty Codes:

A. When a structure is located in multiple flood zones on the community's Flood

lnsurance Rate Maps (FIRM) the provisions for the more restrictive flood zone

shall apply.

B, When a structure is partially located in a special flood hazard area, the entire

structure shall meet the requirements for new construction and substantial

improvements.

5.1.9 GRITICAL FACILITIES

Gonstruction of new critical facilities including but not limited to
schools, hospltals, and fire stations, shall be, to the extent possible,
located outslde the limits of the special flood hazard area. Construction
of new critical facllltles shall be permissible within the SFHA only if no
feasible alternative site is available. Critical facilities constructed within
the SFHA shall have the lowest floor elevated three (3) feet above Base
Flood Elevation (BFE) or to the height of the 500-year flood, whichever
is higher. Access to and from the critical facility shall also be protected
to the height utilized above. Floodproofing and sealing measures must
be taken to ensure toxic substances will not be displaced by or released
into floodwaters. Reference Grltical Facility definition in Section 2.0.
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s.2SPECrFrC STANDARDS FOR RTVERTNE (TNCLUDTNG ALL NONCOASTAL)
FLOOD ZONES

These specific standards shall apply to all new construction and substantial improvements
in addition to the General Standards contained in section 5.1 of this ordinance.

5.2.1 FLOOD OPENINGS

All new construction and substantial improvements with fully enclosed areas below

the lowest floor (excluding basements) are subject to the following requirements.
Enclosed areas below the Base Flood Elevation, including crawl spaces shall:

A. Be designed to automatically equalize hydrostatic flood forces on walls by

allowing for the entry and exit of floodwaters;

B, Be used solely for parking, storage, or building access;

C. Be certified by a registered professional engineer or architect or meet or exceed

all of the following minimum criteria:

1. A minimum of two openings,

2. The total net area of non-engineered openings shall be not less than one (1)

square inch for each square foot of enclosed area, where the enclosed area is

measured on the exterior of the enclosure walls,

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

4. Openings may be equipped with screens, louvers, valves, or other coverings

or devices provided that they shall allow the automatic flow of floodwater
into and out of the enclosed areas and shall be accounted for in the
determination of the net open area.

5. All additional higher standards for flood openings in the State of Oregon

Residential Specialty Codes Section R322.2.2 shall be complied with when

applicable.
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5,2.2 GARAGES

A. Attached garages may be constructed with the garage floor slab below the Base

Flood Elevation (BFE) in riverine flood zones, if the following requirements are

met:

L lf locatcd within a floodwoy the proposed garage must comply with the

requirements of section 5.2.4.

2. The floors are at or above grade on not less than one side;

3. The garage is used solely for parking, building access, and/or storage;

4. The garage is constructed with flood openings in compliance with section

5.2.1 to equalize hydrostatic flood forces on exterior walls by allowing for the

automatic entry and exit of floodwater.

5, The portions of the garage constructed below the BFE are constructed with

materials resistant to flood damage;

6. The garage is constructed in compliance with the standards in section 5.1;

and

7. The garage is constructed with electrical, and other service facilities located

and installed so as to prevent water from entering or accumulating within

the components during conditions of the base flood.

B. Detached garages must be constructed in compliance with the standards for

appurtenant structures in section 5.2.3.6 or non-residential structures in section

5.2.3.3 depending on the square footage of the garage,

5.2.3 FOR RTVERINE (NON-COASTAL) SPECIAL FLOOD HAZARD AREAS
WITH BASE FLOOO ELEVATIONS

ln addition to the general standards listed in section 5.1 the following specific

standards shall apply in Riverine (non-coastal) special flood hazard areas with Base

Flood Elevations (BFE): Zones A1-A30, AH, and AE.
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5.2.3.1 BEFORE REGULATORY FLOODWAY

ln areas where a regulatory floodway has not been designated, no new
construction, substantial improvement, or other development (including fill)
shall be permitted within Zones AL-30 and AE on the community's Flood

lnsurance Rate Map (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.

5.2.3.2 RESIDENTIAL CONSTRUCTION

A. New construction and substantial improvement of any residential

structure shall have the lowest floor, including basement, elevated at
minimum l-foot above the Base Flood Elevation (BFE);

B. Enclosed areas below the lowest floor shall comply with the flood
opening requirements in section 5.2.1.

5.2.3.3 NON-RESIDENTIAL CONSTRUCTION

A. New construction and substantial improvement of any commercial,
industrial, or other non-residential structure shall:

1. Have the lowest floor, including basement elevated at minimum 1-

foot above the Base Flood Elevation (BFE); Or,

2. Together with attendant utility and sanitary facilities, be floodproofed
so that below the base flood level the structure is watertight with
walls substantially impermeable to the passage of water;

3. Have structural components capable of resisting hydrostatic and

hydrodynamic loads and effects of buoyancy.

4. 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 section based on

their development andlor review of the structural design,
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specifications and plans. Such certifications shall be provided to the

Floodplain Administrator as set forth section 4,2.2.

B. Non-residential structures that are elevated, not floodproofed, shall

comply with the standards for enclosed areas below the lowest floor in

section 5.2.1.

C. Applicants floodproofing non-residential buildings shall be notified that

flood insurance premiums will be based on rates that are one (1) foot

below the floodproofed level (e.9. a building floodproofed to the base

flood levelwill be rated as one (1)foot below.

D. Applicants floodproofing non-residential buildings shall supply a

maintenance plan for the entire structure to include but not limited to:

exterior envelop of structure; all penetrations to the exterior of the

structure; all shields, gates, barriers, or components designed to provide

floodproofing protection to the structure; all seals or gaskets for shields,

gates, barriers, or components; and, the location of all shields, gates,

barriers, and components, as well as all associated hardware, and any

materials or specialized tools necessary to seal the structure.

E. Applicants floodproofing non-residential buildings shall supply an

Emergency Action Plan (EAP) for the installation and sealing of the

structure prior to a flooding event that clearly identifies what triggers the

EAP and who is responsible for enacting the EAP.

5.2.3.4 MANUFACTURED DWELLINGS

A. New or substantially improved manufactured dwellings supported on

solid foundation walls shall be constructed with flood openings that

comply with section 5.2.1;

B. The bottom of the longitudinal chassis frame beam shall be at minimum

l-foot above Base Flood Elevation(BFE);

C. New or substantially improved manufactured dwellings shall be anchored

to prevent flotation, collapse, and lateral movement during the base

flood. Anchoring methods may include, but are not limited to, use of

over-the-top or frame ties to ground anchors (Reference FEMA's
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"Manufactured Home lnstallation in Flood Hazard Areas" guidebook for

additional techniques), and;

D. Electrical crossover connections shall be a minimum of twelve (12) inches

above Base Flood Elevation {BFE).

5.2.3.5 RECREATIONALVEHICLES

Recreational vehicles placed on sites are required to:

A. Be on the site for fewer than 180 consecutive days, and

B. Be fully licensed and ready for highway use, on its wheels or jacking

system, is attached to the site only by quick disconnect type utilities and

security devices, and has no permanently attached additions; or

C. Meet the requirements of section 5.2.3.4, including the anchoring and

elevation requirements for manufactured dwellings.

5.2.3.6 APPURTENANT(ACCESSORY)STRUCTURES

Relief from elevation or floodproofing requirements for residentia! and non-

residential structures in Riverine (Non-Coastal) flood zones may be granted

for appurtenant structures that meet the following requirements:

A. Appurtenant structures located partially or entirely within the floodway
must comply with requirements for development within a floodway
found in section 5.2.4.

B. Appurtenant structures must only be used for parking, access, and/or
storage and shall not be used for human habitation;

C. ln compliance with State of Oregon Specialty Codes, appurtenant

structures on properties that are zoned residential are limited to one-

story structures less than 200 square feet, or 400 square feet if the
property is greater than two {2) acres in area and the proposed

appurtenant structure will be located a minimum of 20 feet from all

property lines. Appurtenant structures on properties that are zoned as

non-residential are limited in size to 120 square feet.
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D. The portions of the appurtenant structure located below the Base Flood

Elevation must be built using flood resistant materials;

E. The appurtenant structure must be adequately anchored to prevent

flotation, collapse, and lateral movement of the structure resulting from

hydrodynamic and hydrostatic loads, including the effects of buoyancy,

during conditions of the base flood.

F. The appurtenant structure must be designed and constructed to equalize

hydrostatic flood forces on exterior walls and comply with the
requirements for flood openings in section 5,2.1;

G, Appurtenant structures shall be located and constructed to have low

damage potential;

H. Appurtenant structures shall not be used to store toxic material, oil, or
gasoline, or any priority persistent pollutant identified by the Oregon

Department of Environmental Quality unless confined in a tank installed

incompliance with section 5.1.5.

Appurtenant structures shall be constructed with electrical, mechanical,

and other service facilities located and installed so as to prevent water

from entering or accumulating within the components during conditions

of the base flood.

5.2.3.7 BELOW.GRADE CRAWL SPAGES

A. The building must be designed and adequately anchored to resist

flotation, collapse, and lateral movement of the structure resulting from
hydrodynamic and hydrostatic loads, including the effects of buoyancy.

Hydrostatic loads and the effects of buoyancy can usually be addressed

through the required flood openings stated in Section 5.2.1. Because of
hydrodynamic loads, crawlspace construction is not allowed in areas

with flood velocities Breater than five (5) feet per second unless the
design is reviewed by a qualified design professional, such as a

registered architect or professional engineer. Other types of foundations

are recommended for these areas.
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B. The crawlspace is an enclosed area below the Base Flood Elevation (BFE)

and, as such, must have openings that equalize hydrostatic pressures by
allowing the automatic entry and exit of floodwaters. The bottom of
each flood vent opening can be no more than one (1) foot above the
lowest adjacent exterior grade.

C. Portions of the building below the BFE must be constructed with
materials resistant to flood damage. This includes not only the
foundation walls of the crawlspace used to elevate the building, but also

any joists, insulation, or other materials that extend below the BFE. The

recommended construction practice is to elevate the bottom of joists

and all insulation above BFE.

D. Any building utility systems within the crawlspace must be elevated

above BFE or designed so that floodwaters cannot enter or accumulate
within the system components during flood conditions. Ductwork, in
particular, must either be placed above the BFE or sealed from
floodwaters.

E. The interior grade of a crawlspace below the BFE must not be more than
two (2) feet below the lowest adjacent exterior grade.

F. The height of the below-grade crawlspace, measured from the interior
grade of the crawlspace to the top of the crawlspace foundation wall
must not exceed four (4) feet at any polnt. The height limitation is the
maximum allowable unsupported wall height according to the
engineering analyses and building code requirements for flood hazard

areas.

G. There must be an adequate drainage system that removes floodwaters
from the interior area of the crawlspace. The enclosed area should be

drained within a reasonable time after a flood event. The type of
drainage system will vary because of the site gradient and other
drainage characteristics, such as soil types. Possible options include

natural drainage through porous, well-drained soils and drainage
systems such as perforated pipes, drainage tiles or gravel or crushed

stone drainage by gravity or mechanical means.

H. The velocity of floodwaters at the site shall not exceed five (5) feet per

second for any crawlspace. For velocities in excess of five (5) feet per

second, other foundation types should be used.
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5.2.4 FLOODWAYS

Located within the special flood hazard areas established in section 3.2 are areas

designated as floodways. Since the floodway is an extremely hazardous area due to

the velocity of the floodwaters which carry debris, potential projectiles, and erosion

potential, the following provisions apply:

A. Prohibit encroachments, including fill, new construction, substantial

improvements, and other development within the adopted regulatory floodway

unless:

1. Certification by a registered professional civil engineer is provided

demonstrating through hydrologic and hydraulic analyses performed in

accordance with standard engineering practice that the proposed

encroachment shall not result in any increase in flood levels within the

community during the occurrence of the base flood discharge; Or,

2. A community may permit encroachments within the adopted regulatory

floodway that would result in an increase in base flood elevations,

provided that a Conditional Letter of Map Revision (CLOMR) is applied for

and approved by the Federal lnsurance Administrator, and the

requirements for such revision as established under Volume 44 of the

Code of Federal Regulations, section 65.12 are fulfilled'

3. lf an encroachment proposal resulting in an increase in Base Flood

Elevation meets the following criteria:

i. ls for the purpose of fish enhancement,

ii. Does not involve the placement of any structures (as defined in

section 2.0) within the floodway,

iii. Has a feasibility analysis cornpleted documenting that fish

enhancement will be achieved through the proposed project,

iv. Has a maintenance plan in place to ensure that the stream

carrying capacity is no impacted by the fish enhancement project,

v. Has approval by the National Marine Fisheries Service, the State

of Oregon Department of Fish and Wildlife, or the equivalent

federal or state agency, and

vi. Has evidence to support that no existing structures will be

negatively impacted by the proposed activity;

Then an approved CLOMR may not be required prior to approval of a

floodplain permit.
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B. lf the requirements of section 5.2.4 (Al are satisfied, all new construction,
substantial improvements, and other development shall comply with all other

applicable flood hazard reduction provisions of section 5.0.

5.2.5 STANDARDS FOR SHALLOW FLOODING AREAS

Shallow flooding areas appear on FIRMs as AO zones with depth designations or as

AH zones with Base Flood Elevations. For AO zones the base flood depths range from

one t1)to three (3)feet above ground where a clearly defined channel does not

exist, or where the path of flooding is unpredictable and where velocity flow may be

evident. Such flooding is usually characterized as sheet flow.

For both AO and AH zones, adequate drainage paths are required around structures

on slopes to guide floodwaters around and away from proposed structures.

5.2.5.1 STANDARDS FOR AH ZONES

Development within AH Zones must comply with the standards in sections5.l,,5.2,
and 5.2.5(Al.

5.2.5.2 STANDARDS FOR AO ZONES

ln AO zones, the following provisions apply in addition to the requirements in

sections 5.1 and 5.2.5 (A):

A. New construction and substantial improvement of residential structures and

manufactured dwellings within AO zones shall have the lowest floor, including

basement, elevated at minimum l-foot above the highest grade adjacent to the

building, or at minimum l-foot above the Base Flood Elevation depth number

specified on the Flood lnsurance Rate Maps (FIRM), whichever is higher, or at
least three (31feet above highest adjacent grade if no depth number is

specified. For manufactured dwellings the lowest floor is considered to be the
bottom of the longitudinal chassis frame beam.
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B. New construction and substantial improvements of non-residential structures

within AO zones shall either:

L. Have the lowest floor (including basement) elevated at minimum l-foot
above the highest grade adjacent to the building, or at minimum l-foot
above the Base Flood Elevation depth number specified on the Flood

lnsurance Rate Maps (FIRMl, whichever is higher, or at least two (2lfeet
above highest adjacent grade if no depth number is specified; or

2. Together with attendant utility and sanitary facilities, be completely

floodproofed to at minimum l-foot above the highest grade adiacent to the

building or at minimum l-foot above the Base Flood Elevation depth

number specified on the Flood lnsurance Rate Maps (FIRM), whichever is

higher, or a minimum of two (2) feet above the highest adjacent Srade if no

depth number is specified, so that any space below that level is watertight

with walls substantially impermeable to the passage of water and with

structural components having the capability of resisting hydrostatic and

hydrodynamic loads and effects of buoyancy. lf this method is used,

compliance shall be certified by a registered professional engineer or

architect as stated in section 5.2.3.3(AX4).

C. Recreational vehicles placed on sites within AO Zones on the community's Flood

lnsurance Rate Maps (FIRM) shall either:

1. Be on the site for fewer than 180 consecutive days, and

2. Be fully licensed and ready for highway use, on its wheels or jacking system,

is attached to the site only by quick disconnect type utilities and security

devices, and has no permanently attached additions; or

3. Meet the elevation requirements of section 5.2.5.2(Al, and the anchoring

and other requirements for manufactured dwellings of section 5.2.3.4.

D, ln AO zones, new and substantially improved appurtenant structures must

comply with the standards in section 5.2.3.6.

E. ln AO zones, enclosed areas beneath elevated structures shall comply with the

requirements in section 5.2.1.
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