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REQUEST:

To amend the Columbia County Zoning Ordinance, (CCZO) Section 1100
Flood Hazard Overlay, to bring it into compliance with the National Flood
Insurance Program G\IFIP) 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).

APPLICABLE CRITERIA:
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Legislative Hearing
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Notice of Legislative Hearing

Oregon Revised Statute
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BACKGROUND:
On September 19,2019, 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 1100 of the Columbia County Zoning Ordinance (CCZO).

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 order to remain within the National Flood Insurance Program, Columbia County
is required to adopt a new floodplain development ordinance.
Ultimately,

A

summary of actions taken to date includes the original contact by DLCD Natural Hazards staff in
September of 2019 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
Hazord Area. Staff also started preliminary r,vork 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.
In 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 1I,2020 Vernonia City Hall, 1001 Bridge St., Vernonia
Wednesday, February 12,2020 Clatskanie PUD, 4958 Col River H,"y, Clatskanie
Tuesday, February 18,2020 Rainier Transit Center, 207 B St., Rainier
Tuesday, February 25,2020 Port of Columbia County, 100 E St., City of Columbia City
Wednesday, February 26,2020 Scappoose Library, 52469 SE 2nd St., Scappoose

TA 20-03 MODEL FLOOD ORD.

2

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.
After the open houses, in March 2020, Staff began preparing to schedule the flood ordinance for public
hearing at the Planning Commission. Unfortunately, COVID-l9 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 202I, 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. Furthermore, in June
2021, DLCD must report to FEMA on the status of each jurisdiction's 2019 CAV. Currently, Columbia
County is listed as not complete. On March 15, LDS staff conducted a work session with the Planning
Commission to discuss the proposed amendments to the Columbia County Zoning Ordinance Section
1100, Flood Hazard Overlay.

It is the goal of Columbia County to stay in compliance with FEMA guidelines and the NFIP. The first
public hearing on the adoption of the Oregon Model Flood Ordinance was held on May 3,202I, before
the Columbia County Planning Commission. The Planning Commission heard the item and made a
motion to recommend APPROVAL to the Board of County Commissioners for the adoption of the
model flood ordinance amendments to Section 1100 of the Zoning Ordinance, with 5 revisions.
The five revisions have been included in the attachments to this report and are summarized as follows

Revision 1: The word *and" has been add to Section 1105.2(AX1-7).
Revision 2: The words "(50 lots or 5 acres, whichever is less) has been added to Section 1106.1(F)(1) at
the request of DLCD and FEMA. This is required FEMA language.
Revision 3: The words "(A1-A-30, AH, and AE)" were removed from Section 1106.2 at the request of
DLCD and FEMA. This was a typo error that was not included in the Oregon Model Flood
Ordinance.
Revision4: Atthe request ofthe County Sanitarian, the following note was added to Section 1106.1(EX1)
to clarify that septic systems are not required to go through the floodplain development
permit process if they are located entirely underground.
oo(Note: Onsite subsurface septic tanks regulated by OAR 340, Division

7l and'73, are not

required to obtain a floodplain development permit)."

Revision 5: Added an exception to the floodplain development permit review process to allow for
temporary storage and permanent residential storage in a floodplain, but not in a floodway.
Revised Section 1105.3(4) as follows:

l.

"The following exceptions apply for the storage of equipment and/or materials:

i. Temporary storage, located out of the floodway, within any zoning district; and
ii. Permanent storage, connected with residential use, located out of the floodway."

TA 20-03 MODEL FLOOD ORD

)

FINDINGS:
This request is being processed under Section 1606 (Legislative hearing) and Section 1611 (Notice of
Legislative Hearing) of the CCZO. The pertinent 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.

.1

A legislative amendment to the Zoning Ordinance Text or Map may be initiated
at the request of the Board of Commissioners, a majority of the Commission, or
the Director, or any citizenof the County may petition the Commission for such
a changc.

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 on
November 13,2019. As such, staff this criterion is satisfied,
Findine

Continuing with the Columbia County Zoning Ordinance:

.2

Findine

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
Hearing. The mailing of notice to individual property owners is not required
but shall be done if ordered by the Board ofCommissioners.

2: A hearing notice

was published in the Columbia County Spotlight Newspaper on
April 16, 2021 and on April 23,202T. Additionally, another hearing notice was published in
the Clnonicle Newspaper or and April 14, 2021 urd on April 21,202I. Both of these notices
in each newspaper were published more than 10 days prior to the Planning Commission hearing
date of May 3,202I. Notice and Referral to CPAC's, watershed councils, and affected Federal,
State, and Local agencies was mailed on March 25,2021.
Pursuant to ORS 2I5.503, Measure 56 Notice of the proposed zoning code text amendment
was mailed on March 25,2021 to property owners that had property located within a special
flood hazard area.

The Board of Commissioners public hearing notice was published in the Columbia County
SpotlightNewspaperonJune ll,202I andonJune 18,2021. Noticewasalsopublishedinthe
Chronicle Newspaper on June 9,2021and on June 16, 202I. Notice was also published in the
TA 20-03 MODFI
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Clatskanie Chief newspaper on June tl,202l and on June 18, 2021. All of these notices in
each newspaper were published more than 10 days prior to the Board of Commissioners hearing
date of June 30,2021. Staff finds appropriate public notice meeting the required timelines for
legislative hearings has been given; therefore, this criterion is satisfied.

Continuine with the Col

1607

Countv Zoninp Ordinance

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 of Commissioners shall hold at least one
hearing to consider the proposed amendments. Both the Commission and the
Board of Commissioners hearings will require notice in the manner outlined in
Section 161 1.

Findine 3: The Planning Commission held a public hearing on May, 3 2021and recommended
approval of the proposed amendments to Section 1100 of the Zoning Ordinance with five
revisions. The revisions approved by the Planning Commission have been included with the
attachments to this staff report. Notice of the Board of Commissioners public hearing was
published in accordance with the required legislative notice criteria. The Board of
Commissioners will hold a public hearing on this matter on June 30,2021.

Continuins with the Colum

1611 Notice of Legislative

Countv Zonins. Ordinance

:

Hearing:

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

.1

Date, time and place of the 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 ZoningOrdinance.
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Findine 4: All of the above information was included in the Planning Commission Notice of
Public Hearing and the Board of Commissioners Notice of Public hearing, published twice in
the Columbia County Spotlight and the Chronicle newspapers. Reference Attachment 1. The
Board of Commissioners public hearing on this matter has been scheduled for June 30,2021.
Staff finds that the public hearing notice given for the Planning Commission public hearing and
the Board of Commissioners public hearing includes all of the required language for legislative
hearings under CCZO Section 161 1; therefore, these criteria have been satisfied.

The followine Oregon 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.
(1) Before a local government adopts a change, including additions and deletions, to an
acknowledged comprehensive plan or a land use regulation, the local government shall submit
the proposed change to the Director of the Department of Land Conservation and Development.
The Land Conservation and Development Commission shall speciS, 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 government to submit the proposed change
more than 35 days before the first evidentiary hearing.
(2)If 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 the
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 adraft. of the notice to be provided under ORS 197.763, if applicable;
and
(0 Any staff report on the proposed change or information describing when the staff report will
be available, and how a copy of the staff report can be obtained.
(a) 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
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(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.

Findine 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 22,202I, 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 of change, the text of the change, the date of the first public hearing and how a copy of the staff report
can be obtained. This staff report 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 following Oregon Revised Statutes are applicable to this post-acknowledgement zoning
ordinance amendment:

NOTICE 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.
(1) 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 first 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.
(a) In addition to the notice required by ORS 215.223 (1), at least 20 days but not more than 40 days
before the date of the first hearing on an ordinance that proposes to rezone property, the
goveming 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.

TA 20-03 MODEL FLOOD ORD

7

(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 of the 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 (goveming 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 (goveming 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.
County Courthouse located
Ordinance Number
is available for inspection at the _
A copy of Ordinance Number also is available for purchase at a oost
at-.

ot__.

For additional information concerning Ordinance
body) Planning Department at

Number_,

you may call the (governing

(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 connty pnrsnant to a requirement of periodic review of the
comprehensive plan under ORS 197.628,197.633 and 197.636, the governing 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 . (Governing Rody) 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).
is available for inspection at the _
County Courthouse
Ordinance Number
located at_.
A copy of Ordinance Number also is available for purchase at a cost

of
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For additional information concerning Ordinance
(governing body) Planning Department at

Numb€r_,

you may call the

(7) Notice provided under this section may be included with the tax statement required under ORS
3r1.2s0.
(8) Notwithstanding subsection (7) of this section, the governing body of a county may provide
notice of a hearing at any time provided notice is mailed by first class mail 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 governing 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.
(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.

Findine 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 (CFR) for FEMA:
CFR Tile 44 -Emeryency Management and Assistance
Chapter 1

-

Federal Emergency Management Agency (FEMA)
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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 uiteria. Responsibility for establishing such criteria is delegated to the
Federal Insurance Administrator.

(b) This subpart sets forth the criteria developed in accordance with the Act by which the Federal
Insurance Administrator will determine the adequacy of a community's flood plain management
regulations. These regulations must be legally-enforceable, applied uniformly throughout the
community to all privately and publicly owned land within flood-prone, rnudslide (i.e., mudflow)
or flood-related erosion areas, and the community must provide that the regulations take
precedence over any less restrictive conflicting local laws, ordinances or codes. Except as
otherwise provided 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 outl-relatcd elusiutt al'tras.
(c) Nothing in this subpart shall be construed as modifying or replacing the general requirement that
all eligible comrnunities must take into account flood, rnudslide (i.e., mudflow) and flood-related
erosion hazards, to the extent that they are krrown, in all official actions relating to land
management and use.
(d) The criteria set forth in this subpart are minimum standards for the adoption of flood plain
management regulations by flood-prone, mudslide (i.e., mudflow)-prone and flood-related
erosion-prone communities. Any community may exceed the minimum criteria under this parl by
adopting more comprehensive flood plain management regulations utilizing the standards such
as contained in subpart C of this parl. In some instances, community officials may have access to
information or knowledge of conditions that require, parlicularly for human safety. higher
standards than the minimum criteria set forth in subpart A of this parl. Therefore, any flood plain
management regulations adopted by a State or a community which are more restrictive than the
criteria set forth in this part are encouraged and shall take precedence.

7:

Columbia County. Oregon is considered a riverine flood-prone community and is
currently 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 - $60.8. FEMA and the State of Oregon have developed
the Oregon Model Flood Ordinance that meets the minimum compliance standards required by
$60.2 - 960.8. 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.

Findins
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Review of the followine Columbia County Comprehensive Plan Goal & Policies:
The Columbia County Comprehensive Plan has twenty one parts, 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 floodplain areas, the County also helps implement other parts of the Comprehensive Plan.
More precisely, the Flood Hazard Overlay provides security for Housing (Part VI), stabilization
for certain areas of the Economy (Part X), protection of Open Space and Natural Resources
(Part XVf, protection of the provision of Recreational Needs (Part XVII), and protection of
the Air, Land and Water (Part XVIII).

- Administrative Procedures
for Zoning Text Amendments and Part XIX Natural Disasters - Floodplain, are reviewed
The most applicable portions of the Comprehensive Plan are Part I

below.

Columbia County Comprehensive Plan
Part 1 Administrative Procedures

Goals:

l. 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 by which the Comprehensive 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:
A.

B.

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

A Citizen Planning Advisory

Committee may, upon a majority vote of its
of Commissioners or the Planning

members, formally request either the Board
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
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fifty
1.1

(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 the CCZO 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
Oregon Model Flood Ordinance did 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 10 days bcfore 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.

Qontinuing with the Columbia
Part

ve Plan:

XIX Natural Disasters and Hazards

Floodplain
Goal:

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

Policy:

1. 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 Hazard
Overlay, is ml 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.
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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: 6'No comments or concerns in the matter of this amendment."
County Surveyor: "No objection to its approval as submitted."

City of Scappoose: "No objection to its approval

as submitted."

City of Columbia City: 'No objection to its approval

as submitted."

Webb Drainage District: 'oOur Board must meet to consider this, we will return comments to you by
4ll2l2I." Scott Fraser provided a petition in opposition signed by 24 people, received on April 19,2021
and on May 3, 202I.
Columbia River PUD: 'No objection to its approval as submitted."

Rural Fire Protection Districts: No Response.
CPAC's: No Response.
County Sanitarian: "Review of proposed Section 1100 amendments indicate onsite wastewater
requirements that do not conform to OAR Chapter 340, Division 71 and 73 requirements. It is
suggested that discretionary language be added to allow decisions that do not result in a conflict with
applicable onsite system construction criteria and rules."

DLCD: On June 2,2021, DLCD Natural Hazards Staff submitted comments requesting removal of the
Fish Enhancement Structure exemption from Floodway requirements located in Section D(l)(iii), due to
the fact that FEMA Region 10 has rescinded their support of this section.

Findine L0: No other written comments have been submitted to the record as of the date of this staff
report, June 3, 3021. Public testimony was given at the May 3, 2021Plamting Commission meeting.
The video is available on the Columbia County website.

With regards to the 5 revisions that were identified during the public process and recommended by the
Planning Commission, all of the following were discussed with FEMA and DLCD and found to be
compliant with FEMA guidelines and the intent of the Oregon Model Floodplain Ordinance. In addition,
since the Planning Commission public hearing, DLCD has requested the removal of Section
1106.2(DXl)(iiD, regarding Fish Enhancement Structures in the Floodway. In order to remain in
compliance with FEMA and DLCD, staff has removed section 1106.2(DXl)(iii) from the proposed new

TA 20-03 MODEL FLOOD ORD.

13

text in Attachment 4 anditis shown as strikeout in the Bold/Strike version in Attachment 3. A description
of the 5 revisions approved by the Planning Commission and determined to be acceptable by FEMA and
DLCD are listed below:

Revision 1: The word "and" has been add to Section 1105.2(AX1-7).
Revision 2: The words "(50 lots or 5 acres, whichever is less) has been added to Section 1106.1(F)(l) at
the request of DLCD and FEMA. This is required FEMA language.
Revision 3: The words "(A1-A-30, AH, and AE)" were removed from Section 1106.2 at the request of
DLCD and FEMA. This was a typo error that was not included in the Oregon Model Flood
Ordinance.
Revision 4: At the request of the County Sanitarian, the following note was added to Section 1 106.1(EXl)
to clarify that septic systems are not required to go through the floodplain development
permit process if they are located entirely underground.

"(Note: Onsite subsurface septic tanks regulated by OAR 340, Division

7l

and73, arc not

required to obtain a floodplain development permit)."

Revision 5: Added an exception to the tloodplain development permit review process to allow for
temporary storage and permanent residential storage in a floodplain, but nol in a lloodway.
Rcviscd Scction 1105.3(A) as follows:

2.

"The following exceptions apply for the storage of equipment and/or materials:
Temporary storage, located out of the floodway, within any zoning district; and
Permanent storage, connected with residential use, located out of the
floodway."

CONCLUSION

DISCIISSION:

Work sessions with the Planning Commission on the Oregon Model Flood Ordinance were conducted on
November 4,2019 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 detaiied 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 Planning Commission public hearing was available on the County website, published in local
newspapers and mailed notice was given to Federal, State and Local agencies. The Planning Commission
held a public hearing on May 3,2021. After hearing the staff presentation and public testimony and
deliberating on the matter, the Planning Commission unanimously approved a motion to recommend
approval of the item to the Board of Commissioners with five revisions. The revisions approved by the

TA 20.03 MODEL FLOOD ORD
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Planning Commission have been added into the attachments of this staff report, as has the June 2nd
modification requested by DLCD. Work sessions with the Board of Commissioners were conducted on
November 12, 2019 and on June 2, 202I. Notice of the Board of County Commissioners public hearing
was published twice in local newspapers in accordance with legislative notice procedures. Notice of the
Board of Commissioners public hearing was also available on the County website Board of
Commissioners calendar. All notices given have been shown to meet the timelines required by State and
Local law. Therefore it is found that citizens that wish to participate in this legislative process have been
provided proper legal notice and have had opportunity to be involved.

STAFF RECOMMENDATION:
Based upon the findings in this staff report, Staff forwards to the Board of County Commissioners the
recommendation of the Columbia County Planning Commission to APPROVE, the proposed legislative
text amendments to the CCZO, Section 1100 Flood Hazard Overlay, as revised, contained in File Number
TA 20-03, which will implement the 2019 State of Oregon Model Flood Hazard Management Ordinance.

Attachments:

1.
2.
3.
4.

Published Notice of Legislative Hearing
Measure 56 Notice
Revised Bold/Strikeout Text - CCZO Section 1 100
Revised Proposed Text - New CCZO Section 1100

TA 20-03 MODFL FLOOD ORD
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BEFORE THE BOARD OF'COUNTY COMMISSIONERS
FOR COLUMBIA COUNTY, OREGON

In the Matter of Amending the Columbia County
Zonrng Ordinance, Section I100, Flood Hazard
Overlay Zone, to comply with the National Flood
Insurance Program Regulation

STATE OF OREGON
COLUMBTA COUNTY

)
)
)
)

NOTICE OF PUBLIC HEARING
(PUBLICATTON)

)
) SS
)

I, Jacyn Normine, being first duly swom, hereby depose and say the following is true as I verily
believe:

1.

I am the duly appointed Board Office Administrator to the Board of County
Commissioners for Columbia County, Oregon.

2.

A copy of the attached Notice of Amending the Columbia County Zoning Ordinance,
Section 1100, Flood Hazard Overlay Zone, to comply with the National Flood Insurance
Program Regulations was emailed to the Chronicle, Chief and Spotlight Newspapers on
June 3, 2021 for publication in their June 9 & 16,202l,Ctuonicle addition, June l1 &18,
2021 , Chief addition and the June I I & I 8, 202 I Spotlight additions.

Dated this 3rd day of June,202l
Jacyn Normine

Subscribed and sworn before me on tr,is

5-dv

of

vI une

,2027

(Seal)

for

@

OFFICIAL STAMP
KATHY E CODDINGTON
NOTABY PUBLIC. OHEGON

coMMtsstoN No,992649

MY COMMISSION EXPIRES OCTOBER 13,2023

My commission expires

3

BEFORE THE BOARD OF COTINTY COMMISSIONERS
FOR COLUMBIA COLINTY, OREGON

In the Matter of Amending the Columbia County
ZoningOrdinance, Section 1100, Flood Hazard
Overlay Zone, to comply with the National Flood
Insurance Program Regulations

NOTICE OF PUBLIC HEARING
(PUBLTCATTON)

TO ALL INTERESTED PERSONS
Notice is hereby given that the Board of County Commissioners will hold a public
hearing on this matter on June 30,2021, Wednesday, at or after l0:00 a.m., in a virtually
public meeting, held from the Columbia County Courthouse, located at230 Strand Street,
St. Helens, Oregon. Interested parties may attend the virtual meeting room by:

Joining from a computer, tablet or smartphone at:
https;//global. gotomeeting.com/i oin/3 5 7054

I4

1

Joining by phone at:
United States (Toll Free): l-866-899-4679
Access Code: 357

-054-l4l

New lo GoToMeeting? Get the app now and be ready when your first meeting
starts: https:llglsbal.qotomeeting.com/install/870493693
2.

J

The purpose of the hearing is consider amendments to the Columbia County Zoning
Ordinance, Section 1100. to comply with ths National Flood Insurance Program NFfP),

The proposed amendments

will

become available for viewing at least seven days prior to

the hearing.
4.

The proposed amendments, staff report, applicable criteria, application, zurd cornrnerrts on

this matter submitted to the Board will be

available

for

inspection

at:

https://www.columbiacountyrr.eov/departments/BoardofcomrlisqionefsQ{fiee/Hearings
or copies of these materials may be obtained at a reasonable cost upon request at the Board
of County Commissioners' Office, Room 338, 230 Strand Street, St. Helens, Oregon
97051. Additional information about the proposed amendments may be obtained from
Jacyn Normine at (503) 397-4322 ext. 8400,

NOTICE OF PUBLIC HEARTNG (PUBLICATION)

Page I

5

Comments may be submitted to Board of County Commissioners' Office, Room 338,230

Strand Street,

St.

Helens, Oregon 97051

or by

email

to

Jacyn Normine

jacyn.normine@columbiacountvor.sov prior to the hearing.
6.

Failure to raise an issue or failure to provide statements or evidence sufficient to afford
the Board an opportunity to respond to the issue precludes appeal to LUBA based on that
issue.

7

Failure of the applicant to raise constitutional or other issues relating to proposed
conditions of approval with sufficient specificity to allow the Board to respond to the
issue precludes an action for damages in circuit court.

8

Columbia County does not discriminate on the basis of disability, and will provide
reasonable accommodations in accordance with the County's ADA Policy. To request
accommodations or to review the County's ADA Policy, please contact the Board of
Commissioners offtce at (503) 397-4322.

9

The hearing will be held according to the procedures established in the Columbia County
Zoning Ordinance.

DATED this 3rd day of June 2021.
BOARD OF COTINTY COMMISSIONERS
FOR COLUMBIA COUNTY, OREGON

ne, Board Office Administrator

Chronicle: Please publish in your June 9 and 16, 2021 additions
Chiefi Please publish in your Junel1 and 18, 2021 additions
Spotlight News: Please publish in your June 11 & 18, 2021 additions

NOTICE OF PUBLIC HEARING (PUBLICATTON)

Page2

Affidavit of Mailing

I, Jacyn Normine, Board Office Administrator, being first duly sworn, depose and say:
That on the 3rd day of June,2A2l I mailed a copy of the attached notice "In the Matter of
Amending the Columbia County Zoning Ordinance, Section 1 100, Flood Hazard Overlay Zone,
to comply with the National Flood Insurance Program Regulations". To person(s) entitled.

Dated this 3rd day of June,202I

STATE OF OREGON )
) ss.
County of Columbia )
Subscribed and sworn to before me this

@

OFFICIAL STAMP
KATHY E CODDINGTON
NOTARY PUBLIC. OREGON

coMMrsstoN No.992649

MY qOMMISSION EXPIRES OCTOBER 13,2023

)

?rc/

day ofJune,202l

of
Notary
My Commission Expires

M:1ars

BEFORE THE BOARD OF COUNTY COMMISSIONERS
FOR COLUMBIA COUNTY, OREGON

In the Matter of Amending the Columbia County
Zoning Ordinance, Section 1100, Flood Hazard
Overlay Zone, to comply with the National Flood
Insurance Program Regulations

NOTICE OF PUBLIC HEARING
(MATLTNG)

TO ALL INTERESTED PERSONS
1

Notice is hereby given that the Board of County Commissioners will hold a public
hearing on this matter on June 3Q,2021, Wednesday, at or after l0:00 a.m., in a virtually
public meeting, held from the Columbia County Courthouse, located at230 Strand Street,
St. Helens, Oregon. Interested parties may attend the virtual meeting room by:

Joining from a computer, tshlet nr smnrtphone at:
https://gl obal. gotomeeti ng.com/join/3 57054

I41

Joining by phone at:
United States (Toll Free): t-866-899-4679
Access Code: 357 -054-1

4l

New to GoToMeeting? Get the app now and be ready when your first meeting
starts: https://global.getomeeting.com/install/870493693
2.

The purpose of the hearing is consider amendments to the Colurnbia County Zoning
Ordinance, Section I100, to comply with the National Flood Insurance Program (NFIP).

3

The proposcd amendments
the hearing.

4.

The proposed amendments, staff report, applicable criteria, application, and comments on

will

become available for viewing at least seven days prior to

this matter submitted to the Board will be

available

for

inspeution

at:

https://lvww.columbiacountyor.sovldepartments/BoardofCornrnissionersOffice/l{earinqs
or copies of these materials may be obtained at a reasonable cost upon requcst at the Board
of County Commissioners' Office, Room 338, 230 Strand Street, St. Helens, Oregon
97051. Additional information about the proposed amendments may be obtained from
Jacyn Normine at (503) 397-4322 ext. 8400.

NOTICE OF PUBLIC HEARING (MAILING)

Page I

5

Comments may be submitted to Board of County Commissioners' Office, Room 338,230

Strand Street,

St.

Helens, Oregon 97A5I

or by

email

to

Jacyn Normine

jacyn. normine@col umbiacountyor" gov prior to the hearing.

6.

Failure to raise an issue or failure to provide statements or evidence sufficient to afford
the Board an opportunity to respond to the issue precludes appeal to LUBA based on that
issue.

7

Failure of the applicant to raise constitutional or other issues relating to proposed
conditions of approval with sufficient specificity to allow the Board to respond to the
issue precludes an action for damages in circuit court.

I

Columbia County does not discriminate on the basis of disability, and will provide
reasonable accommodations in accordance with the County's ADA Policy. To request
accommodations or to review the County's ADA Policy, please contact the Board of
Commissioners office at (503) 397-4322.

9

The hearing will be held according to the procedures established in the Coiumbia County
Zoning Ordinance.

DATED

thisffday of

ff*u

,2021.

BOARD OF COLINTY COMMISSIONERS
FOR COLUMBIA COLINTY, OREGON

By:
Jacyn

NOTICE OF PUBLIC HEARING (MAILING)

Board Office Administrator

Page2

Scott Fraser

Donald & Koleen Calvert

Colleen Gaffney

12224 River Front Rd

12372 River Front Rd

Clatskanie OR 97015

Clatskanie OR 97015

Clatskanie OR 97016

Henry Fong

Andrew Park

Betty Carson

12513 Webb District Rd

13745 Webb District Rd

14665 Colvin Rd

Clatskanie OR 97016

Clatskanie OR 97016

Clatskanie OR 97016

Ben Hudson

Richard & Laura Erickson

Jeff & Amber Krause

%Donna Hopkins

22491 Lindberg Rd

14428 River Front Rd

77285 Woodson Rd

Clatskanie OR 97016

Clatskanie OR 97016

Matthew Beals

Art & Diane Johnson

16026 Beeson Rd

15914 Colvin Rd

Clatskanie OR 97015

Clatskanie OR 97016

Clatskanie OR 97016

Andrew & Carrie Warnock

Donna Hopkins

Dennis & Angela Lefor

77285 Woodson Rd

13622 Hanhi Dr

Clatskanie OR 97016

Clatskanie OR 97016

Clatskanie Or 97016

Frank Strong

Mike Seely

Andrew

11531 Carver Rd

18865 Hermo Rd

Clatskanie OR 97016

Clatskanie OR 97016

:ffim*ff:-,

November Hanson

Tim Keller

Michelle Benton

61553 Ren Way

70163 Walker Rd

55715 Cedar Creek Rd

St Helens OR 97051

Rainier OR 97048

Scappoose OR 97056

Sciplos Goble Landing

Jason Krause

Scott Dingman

%Ray Ryder

12012 Marshland District Rd

31569 Deane Dr

70350 Columbia River Hwy

Clatskanie OR 97016

Scappoose OR 97056

Brian Kruse

Lou Lozada

Nathaniel Dale

28716Chapman Rd

29218 Dutch Canyon Rd

31623 Scappoose Vernonia Hwy

Scappoose OR 97055

Scappoose OR 97056

Scappoose OR 97056

Rodney & Teresa Sherpe

Roger Richter

William Sizemore

26966 Kingsley Rd

27615 Chappell Ln

27600Gibbs Rd

Scappoose OR 97056

Scappoose OR 97055

Scappoose OR 97056

P

O Box 611

Clatskanie OR 97016
Gary Bailey
P

O Box 1545

P O Box

1582

Park \:{,

Rainier OR 97048

WillLooney

Cindy Marek

Donald Edmondson

50815 SW Old Portland Rd

7819 SW Barnard

PO

Scappoose OR 97056

Beaverton OR 97007

Rainier Or 97048

Genell Grow

Heidi Hoyt

<Next RecordlnOwner>

68529 Defrates Rd

3104 SE 64th Ave

Rainier OR 97048

Portland OR 97206

Box 1625

<Address>

(CityD, <Statel <Zipr

NOTICE OF IAND USE ACTION

- Required by Measure 56

Notice for Adoption of Oregon Model Flood Ordinance

Attachment 2

This is to notify you that the Columbia County Eoard 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 (SFHAI and will be affected by
the proposed land 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 model flood hazard ordlnance 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 a mendments 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

3,202! 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,|n 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.
From your computer, tablet or smartphone: https://slobal.sotomeetins.com/ioin/512758765
United States (Toll Free): L 866 899 4679 or
Dial in using your
United States:
E7 11 3L7 -371,6

phone:

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:

https://www,columbiaFotrntvor.eov/denartments/landdevelopment/planning
For additional information concerning these amendments proposed in Ordinance No.202L-2, you may call the
Columbia County Department of Land Development Services at (503) 397-!501,, Extension 1 and ask to speak
with Planning Manager, Matt Laird or LDS Director, Karen Schminke.

If aciditional 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
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 uiteria. 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.
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 orl
its own motion as necessary to afford substantial iustice and comply with the law,

The Commission

will

Additional information about this application may be obtalned fiom the Planning Division o{the Lantl
Development Services Department, at (503) 397-1501or you can go to the County website
www.colum.biscgll!.lyel.gp-yldepart$pntsll-andDeveloprnent/Plannins.

April2l,202l
THE PLANNING COMMISSION
Linda Hooper, Chairman

Attachment
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Revised Bold/Strikeout
FLOOD HAZARD

Section 1100

OVERLAY

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

I

To protect human life and health;

2

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

3

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

4

To minimize prolonged business interruptions;

5

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;

6

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;

7

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

.8

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

.9

1

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

102 Definitiens: [Moved to new Section 1103 addedJ

1102 Methods of Reduc ino Flood Losses: ln order to accomplish its purposes,
this ordinance includes methods and provisions for:
1

.2

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
time of initial construction;
-1-

FH
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.3

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

.4

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

.5

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

#gZ 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.

I
.2

+.3

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)
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 S PECIAL 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.

2.4
3

"fE!!!]

"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.

.5

"BASE FLOOD EVELATION {BFE)" means the water surfaee elevation
during the base fleed in relatie+te a speeified datum, to which floodwater
is anticipated to rise during the base flood. The base Fleed Elevatien is
feo+

A

!trll lll nlNln

n/^\nEQtt

m^6^6

{ha

2-

aamhinaA

ananialtrr

eyeswrJl

vw
^^'.1^^
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(1) er 480,545; but dees net inelude regulatiens adepte*by the
State Fire Marshal pursuant te ORS ehapter 476 er ORS
479,218 te 479,22Q, Aaa, erainanee ze$ 6, etr,
479,815 la 479,288
entiretyJ
ur6re"l [Deleted in its "nd

4.6

"BASEMENT"

means

any area of the
ground
(below
level) on all sides.
building having its floor subgrade

W
5

,7

.8

raaa.

'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. w

,.Wmeansawallthatisnotpartofthestructural
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.

.9

"BUILDING" See "Structure".

.10

.,@meansafacilityforwhicheVenaslightchance
of flooding might be too great. Gritical 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.

f

.11

.12

"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
special flood hazard. leeated within the area ef speeial fleed hazard, {l,nd+,

W
"@

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.
-3-
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€

13

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

(a) (1)
(b) (21
(3)

The overflow of inland or tidal waters, and/or

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

Mudslides (i.e., mudflows) which are proximately caused by
flooding as defined in paragraph (a)(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 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.

.15

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

,16

"DDrrt^DV -^Nrtr" means the underlying zene upen whieh the Fleed
Deleted in its entirety.

-1€ .16

"FLOOD INSURANCE STUDY (FlS)" See "Flood Elevation Stud v"

S

ie+

water surfaee elevatien ef the base 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
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,
-4-
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flood control works, and floodplain management regulations
.20

J4

..FLOODPLAIN MANAG
NT 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" means a ny 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.

.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 eneJeet a designated height. Also referred to as "Regulatory
Floodway."

.23

"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.
.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;

(21

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

E
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(3)

Communicable disease agents as regulated by the Health
Division under ORS Ghapter 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 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;

(71

H

Material used as a weapon of mas6 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

(4

(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;

(b)

(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;

-6-
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(3)

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

(d)

(4)

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

l?

a.

ii=

b.

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
,27

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

(1)

"Conditional Letter of Map Amendment (GLOMA)": 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-annualchance) flood elevation on a portion of a legally defined parcel
of land that is partially inundated by the base flood.

tA

"Conditional Letter of Map Revisions (CLOMR)": A GLOMR 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)

n based on Fill fCLOMR-FI":
"Conditional Letter of Mao
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.

(4)

"Letter of Map Amendment (LOMA)": An official amendment,
by letter, to the Flood lnsurance Rate Maps (FlRMs) based on
-7-
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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.

-€

.28

(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, 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 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.

fll

"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
characterlstlcs of a floodlng source and thus result ln the
modification of the existing regulatory floodway, the effective
baes flood elevations, or the special flood hazard area.

"LOWEST FLOOR" means the lowest floor of the lowest enclosed area
(including basement). An unfinished or flood resistant enclosure, used
usable solely for parking of vehicles, building access, or storage, in an
area other than a basement area is not considered a strueture's building's
lowest floor, provided that the enelesed area is built and maintained in
aeeeraanee witn tn
such enclosure is not built so as to render
@
the structure in violation of the applicable non-elevation design
requirements of this ordinance.
2U4+6,-|+26JU
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14 .29

''MANUFACTURED T{OME 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 eenneeled
attached to the required utilities.
the term "manufaetured heme" alse ineludes park trailers, travel trailers;
ive
anO etner simitar
days, Fer insuranee purpeses the term "manufaetured heme" dees net
inelude park trailers; travel trailers; and ether similar vehieles, The term
"manufactured dwelling" does not include a "recreationalvehicle"
and is synonymous with "manufactured home".

v

.30

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

.31

"MEAN SEA LEVEL" means for purposes of the National Flood
lnsurance 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.

=15

.32

"NEW CONSTRUCTION" for floodplain management purposes,
means structures for which the "start of construction" commenced on or
after Aug,usf23t{977 the effective date of a floodplain management
regulation adopted by Columbia County and includes any subsequent
improvements to thesuch structures. W

#

.33

'RE

EATIONAL VEH

(e)
(b)

(1)
(21

(€)

(3)

Designed to be self-propelled or permanently tered towable
by a light duty truck; and

(c)

(4)

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

" means a vehicle which is:

Build on a single chassis;

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

W
.34

,,REGULATO

FLOODWAY'' See "Floodway".
-9-
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.35
=€ .36

"SHEET FLOW AREA" See "Area of shallow flooding".
''START OF CONSTR UCTION'' I ncludes 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 occupicd as dwclling 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.

W

,19

.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 well as a manufactured dwelling.

A

.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.

w

2+

.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 market value ef the strueture sheuld be:

(a)

The appraised real market value ef the strueture prier te

M
-1 0-
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i
existing vielatiens ef state er leeal health' sanitary; er
by the leeal eede enfereement effieial and whieh are
the minimum neeessary te assure safe living
€end+tr€n€5+r

ii,

Alteratien ef an Histerie Strueture; previded that the

W
The term does not, however, include either:

22

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

B

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.

W

..WATER

.42

PENDENT" means a structure for commerce or ind ustry
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.
-11-
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,1

This zene shall apply te all areas ef speeial fleed hazards within the

'1104 GENERAL PROVISIONS: Basis fer Speeial
1

1

.2

F

Lands to which th ordinance aoolies : This zone shall apply to all
areas of special flood hazards within the jurisdiction of Columbia
Gounty.
Basis for Establishinq the Special Flood Hazard Areas
A.

The areas-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 Novenrber 26,2010, witlr
accompanying Flood lnsurance Rate Maps (FlRMs) is are hereby
adopted by reference and declared to be a part of this ordinance.
The Fleed lnsuranee Study is 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 Golumbia County

Courthouse Annex building.

.3

Goordination with State of Oreqon Specialtv Codes
A,

4

Pursuant to the requirement established in 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, this ordinance is intended to be administered and
enforced in conjunction with the Oregon Specialty Godes.

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 with its provisions and all other applicable regulations.

B.

Penalties for Noncompliance: No structure or land shall
-12-
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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
Golumbia County from taking such other lawful action as is
necessary to prevent or remedy any violation.

.5

Abrogation and Severabilitv:
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

.7

lnterpretation: 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.

Warninq and Disclaimer of Liabilitv
A.

Warninq: The degree of flood protection required by this
ordinance is considered reasonable for regulatory purposes
and is based on scientific and engineering considerations.
-1 3-
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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.

Disclaimer of Liabilitv: This ordinance shall not create liability
on the part of Golumbia Gounty, 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.

B.

@

fMovedtonew Section 1105.3 addedJ

1

t€reF
in Seetien 1101, The permit shall-be fer all struetures allewed by the
underlying zene' ineluding manufaetured hemes' as set ferth in the
"Definitiens"' and fer all develepment ineluding fill and ether aetivities;
A
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B, permanenl sterage eenneeted with residential use leeated eut
W ef the fleedwav,
{J€6 1105

ADMINISTRATION:

1

Desiqnation of the Floodplain Administrator: The Columbia G ounty
Land Development Services Adlqi+is+r€+o+ Director, er and their
designee, is hereby appointed to administer, aRC implement, and enforce
this ordinance by granting or cienying development permits in accorciance
with its provisions. The Floodplain Administrator may delegate
authority to implement these provisions.

2

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

A.

reviewi

:

Permit Review

+ 1.

That The permit requirements of this ordinance have been
satisfied; and
-14-
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g 2.

g 3.

That all neeessary permits have been ebtained frem these
Federal; State' er leeal gevernment ageneies frem whieh prier
All other required local, state, and
@
federal permits have been obtained and approved: and
lf the prepesed develepment is leeated in the fleedway'

meL 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

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
1106.1(G); and

5.

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

6.

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

7

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); and

8.

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

lnformation 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 actual elevation (in
-1 5-
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relation to mean sea level) of the lowest floor (including
basements) and all aftendant 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 1106.1(G).
2

Obtain and record the elevation (in relation to mean sea
level) of the nitural 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 1106.2(D) and 1105.2(AX2) are adhered to.

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,
certifying the elevation (in relation to mean sea level) of
the lowest floor (including basement).

4.

Where base flood elevation data are utilized, obtain Asbuilt 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.

5

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

6

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
thls ordlnance and where Base Flood Elevatlon (BFE)
data is provided through the FlS, FIRM, or obtained in
accordance with section 1 1 06.1 (G).

7

Maintain all floodproofing certificates required under
this ordinance;

8

Record and maintain all variance actions, including

justification for their issuance;
9

Obtain and maintain all hydrologic and hydraulic
_16_
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analyses performed as required undersection 1106.2(D).

C.

10.

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

11.

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

Requirement to Notify Other Entities and Submit New
Technical Data
1

1106,6

A,

2.

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
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.
Watercou rse Alterations : The F lood plai n Ad m i n istrator
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 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
Gertification by a registered professional engineer
that the project has been designed to retain its
-17-
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flood carrying capacity without periodic
maintenance.
ilt

3.

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 requirements in
sections 1105.2(CX3) and 1 106.1(A).

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 oI the Code of Federal Regulations (CFR), SubSection 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 Ghange (LOMC) process.
The Floodplain Administrator shall require a Conditional
Letter of Map Revision prior to the issuance of a
floodplain development perm it for:
t.

Proposed floodway encroachments that i ncrease
the base flood elevation; and

ii.

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
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

-1 8-
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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,
until the applicant demonstrates that the project will or
has met the requirements of this code and all applicable
state and federal laws.
D

Substantial lmoroveme and Substantial Damaoe
Assessments and Determinations: Gonduct 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). 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--[Moved to new Section 1106.1 G. addedJM
ie+

1101' Basis fer Speeial Fleed Hazard Areas' the Administrater
te

Where base fleed elevatien data is previded threugh the Fleed
lnsuranee Study er required as in Seetien 1106,3' the
in
relatien te mean sea level) ef the lewest fleer (ineluding

3

Establishment of Development Permit:

A.

Floodplain Development Permit Required: A development
-1 9-
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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.
1

The following exceptions apply for the storage of
equ ipment and/or materials :

Temporary storage, located out of the floodway,
within any zoning district; and
ii.

B

Permanent storage, connected with residential
use, located out of the floodway.

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:
1

ln riverine flood zones, the proposed elevatlon (ln
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 1105.2(8).

2

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

3

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 nonresidential structures in section 1 106.2(C)(3).

4,

Description of the extent to which any watercourse will
be altered or relocated.
-20-
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5

Base Flood Elevation data for subdivision proposals or
other development when required per sections 1 105.2(A)
and 1106.1(F).

6.

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
activities proposed.

[Moved

to

new Section

I]05 .2 B. addedJ Fer all new

er

will:

end
te+

fi€re
.4

Variance Procedure: [Previously Section ]107 .3J 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.

A.

Conditions for Variances:
1

2.

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
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 minimum necessary, considering
the flood hazard, to afford relief.
-21-
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3.

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;

ii.

A determination that failure to grant the variance
would result in exceptional hardship to the
applicant;
A determination that the granting of a variance
will not result in increased flood heights,
additional threats to public safety, extraordinary
public expense, creatc nuisances, cause fraud on
or victimization of the public, or conflict with
existing laws or ordinances.

5.

B.

Variance Notification:
1

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 - @l 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.

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 1105.2(8).

[Moved to new Section I105 .2 B. addedJ The Administraterwill maintain fer
inanee=
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6-[Moved to new Section as notedJ Fer alteratien ef water eeurses the
Administrater shall

A

[Moved to new Section 1105.2 C. 2. addedJ N+if1-aejaee*

watereeurse' and submit evidenee ef sueh netifieatien te
the Federal lnsuranee Administratien,

&

1

[Movedtonew Section l]06.1A. addedJ

@ts

106

1-1€8

.1

General Standards: ln allspecial 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 se to ensure that the flood
carrying capacity is not diminished. Require compliance
with sections 1105.2(Cl(2) and 1105.2(CX3).

I

B

Anchorinq:

A

1

&2.

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.
All manufaetured heme
snatl ge instatteO
minimize tteed Aam
inelude' but are net limited te' use ef ever the tep er
frame ties te greund anehers (Referenee FEMA's
"Manufaetured Heme lnstallatien in Fleed Hazard
Ar€as+ All manufactured dwellings shall be
anchored per section 1 106.2(C)(4).
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2

C.

Construction Materials and Methods:

A

1

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

&

2

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

g

Eleetrieal; heating; ventilatien; plumbing; and air
ies

ing
within the eempenents during eenditiens ef fleeding,

3

D.

Utilities and Equipment:
1

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.
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. an4
On-site waste disposalsystems shall be
located to avoid impairment to them or
contamination from them during flooding
consistent with the administrative rules ef the
Oregon Department of Environmental Quality

2.

Electrical. Meclranical. Plumbilrq. and Other
Equipment: Electrical, heating, ventilating, airconditioning, plumbing, duct systems, and other
equipment and service facilities shall be elevated
at minimum 1-foot above the base flood level or
-24-
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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, plum bing, duct
systems, and other equipment and seruice
facilities shall:
lf replaced as part of a substantial
improvement shall meet all the
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.

(Note: Onsite subsurface septic tanks regulated
by OAR 340, DivisionTl and 73, are not required
to obtain a floodplain development permit.)

4F

2

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 Code.

Subdivision and Partition Proposals and Other Proposed

Developments:
hall be eensistrent with the

B,

All subdivisien prepesals shall have publie utilities and
-25-
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G,

damagei
Allsubdivisien prepesals shall have adequate
drainage previded te reduee expesure te fleed

damag€i€n+

previ

1

i\Fe

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 (50 lots or 5 acres, whichever is less) shall
include within such proposals, Base Flood
Elevation data.

2

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.
Have publie utilities and facilities such as
sewer, gas, electrlcal, and water systems
located and constructed to minimize or
eliminate flood damage.
tv

Have adequate drainage provided to reduce
exposure to flood hazards.
fDeleted in its entirety]

A,

Where elevatien data is net available either threugh the
Fleed lnsuranee Study er frem anether autheritative
-26-
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reasenableness-is a leeal judgment and ineludes uses ef
histerieal data; high water marks; phetegraphs ef past
fleeding' ete,' where available, Failure te elevate at least
twe feet abeve grade in these zenes may result in higher

G.

Use of Other Base Flood Data: When Base Flood
Elevation data has not been provided in accordance with
section qA+ 1104.2
the Adlsi+istrater local floodplain administrator shall
obtain, review, and reasonably utilize any base flood
elevation and floodway data available from a federal, state,
or other source, in order to administer Se€ti€'ns-1-1€'g
section 1106. 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
1106.1(F).
Where base fleed elevatien data is previded threugh the
Fleed lnsuranee Study er required as in Seetien 1 106,3; the
neministrater wl
relatien te mean sea level) ef the lewest fleer (ineluding
impreved struetures' and whether er net the strueture
eentains a basement,

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 Columbia County
occurred in 1894, 1933, 1948,1956, '4964,1972,1974,
1987, 1 996, 2007, 2011, and 2017.
-27-
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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.

H.

Structures Located in Multiple or Partial Flood Zones: ln
coordination with the State Oregon Specialty Codes:
1

2

t.

@

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 rcquirements for ncw construction and
substantial im provements.

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. Gonstruction
of new critical facilities 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 Critical
Facility definition in Section 1103.

ln all areas ef sBeeial fleed hazards where base fleed elevatien data has been
previded as set ferth in Seetiens 1 104 er 1 106,3' the fellewing Brevisiens are
req{a4re+
2

Specific Standards for Riverine (lncludinq All NonCoastal) Flood Zones: These specific standards shall
apply to all new construction and substantial
improvements in addition to the General Standards
-28-
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contained in section 1106.1 of this ordinance.
A.

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:
1

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

2.

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

3.

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;

lt.

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.

tv

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 Codes Section R322.2.2 shall be
complied with when applicable.
-29-
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B.

Garaqes:
1

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;

2.

C.

ilt

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

iv

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.

v

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

vi

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

vil

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(CXG) or nonresidential structures in section 1 106.2(C)(3)
depending on the square footage of the garage.

For Riverine (Non-Goastal) Special Flood Hazard Areas
-30-

Revised Bold/Strikeout

with Base Flood Elevations: 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 Requlatorv 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
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.

1

11

09,1

2.
A

Residential Construction:

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

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

B,

Fully enelesed areas belev* thelewest fleer
that are subjeet te fleeding are prehibited' er
shall be designed te autematieally equalize
hydrestatie fleed ferees en exterier walls by

Designs

fer meeting this

requirement must

engi

@ia=
ing-a
tetal net area ef net less than ene
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ii

graCe
iii.

€e\€+i
and exit ef fleed waters,

{{€9:

3.
*

Non-Residential Construction:

tttew eenstruetien

a

ent
+ae**es+na+

(1)

be fleedpreefed se that belew the base fleed level

i;
(2)

have struetural eempenents eapable ef resisting
hydrestatie and hydredynamie leads and effeets ef
bu€yan€y;

tnee+er
ren

fer meeting previsiens ef this subseetien based en
iens
ie+

1-1€++

in
1

109,1 ,8,

-32-
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(5)

Applieants fleedpreefing nenresidential buildings shall

based

en rates that are ene feet

belew the

base fleed level will be rated as ene feet belew that
{eve+

i.

New construction and substantial
improvement of any commercial, industrial,
or other non-residential structure shall:
Have the lowest floor, including

a

basement elevated at minimum 1-foot
above the Base Flood Elevation
(BFE); or,

il

b.

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;

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 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 1105.2(B).

Non-residential structures that are elevated,
not floodproofed, shall comply with the
-33-
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standards for enclosed areas below the
lowest floor in section 1106.2(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.

+1€93

.4
n,

iv

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 shlelds, gates, barrlers, or cornponents
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.

v

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.

Manufactured Dwellinqs:

ntl

manutaetured

feundetien sueh that the lewest fleer ef the
manufaetured heme is a minimum ef ene feet
ie+
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ffi
t.

New or substantially improved
manufactured dwellings supported on solid
foundation walls shall be constructed with
flood openings that comply with section
1106.2(1);
The bottom of the longitudinal chassis
frame beam shall be at minimum 1-foot
above Base Flood Elevation(BFE);

1109,4

.5

iii.

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).

Recreational Vehicles: Recreational vehicles placed
on sites are required to either:
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
ilt.

Meet the requirements of

@

06.2(CX4), including
the anchoring and elevation requirements for
manufactu red hemes dwellings.

section

-35-
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.6

Appurtenant (Accessorv) Structures: Relief 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 requ irements:
Appurtenant structures located partially or
entirely within the floodway must comply
with requirements for development within a
floodway found in section 1106.2(D).
ii.

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 Godes, 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 12O
square feet.

iv

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

v

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

vi.

The appurtenant structure must be
36-
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designed and constructed to equalize
hydrostatic flood forces on exterior walls
and comply with the requirements for flood
openings in section 1106.2(A);

7.

vii.

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

viii.

Appurtenant structures shall not be used to
store toxic material, oil, or gasoline, or any
priority persistent pollutant identified by the
Oregon Department of E nvironmental
Quality unless confined in a tank installed
incompliance with section 1 1 06.1 (E).

ix.

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.

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 1106.2(A). Because of
hyd rodynam ic 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.
ii.

The crawlspace is an enclosed area below
the Base Flood Elevation (BFE) and, as
-37-
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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.
iii.

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.

lv

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.

v

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

vt

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.

vtl

There must be an adequate drainage
system that removes floodwaters from the
interior area of the crawlspace. The
-38-
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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.

1119

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.

D.

Floodwavs:
=4 Located within a+ea€-€f the special flood hazard areas
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 apply:

A 1.

Prohibitencroachments, including fill, new
construction, substantial improvements, and other
development

during the eeeurrenee ef the base fleed diseharge within the
adopted regulatory floodway unless:

Gertification 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 (No-Rise) within the
community during the occurrence of the
base flood discharge; Or,

ii.

A community may permit encroachments
-39-
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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.

iii-

lf an enereaehment prepesal resulting in an
+ettewing+rite+i+
ennaneemen$

W

ien

eapaei

@
ine

@

permit
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1. B. lf the requirements of section 1 1 10,1n,
1 106.2(DX1) i+are satisfied, all new
construction, and substantial
improvements, and other development
shall comply with all other applicable flood
hazard reduction provisions of sections

w1106.
1111

E.
I

Standards for Shallow Floodinq Areas {AOZenes):
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 in these zenes 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
unpredictable and where velocity flow may be evident. Such
flooding is usually characterized as sheet flow. ln{tese-areas;{he

@
n,

ltew eenstruetie
residential struetures within AO zenes shall have the
lewest fleer (ineluding basemen9 elevated er fleedpreefed
te at least ene feet abeve the depth number speeified en
the FIRM' er at lest 3 feet abeut highest adjaeent grade

B, New eenstruetien and substantial
irnprevements ef nenresidential struetures
within AO zenes shalleither,

(1)

have the lewest fleer (ineluding
basement) elevated 2 feet abeve the highest
FIRM (at least twe feet if ne depth number is

spee+ie$;+r

preeted te er abeve t

walls eubstantially impermeable
aamnanan*a
vgTrrFsr rvr rrs
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e

is used; eemplianee shall be
engineer er arehiteet as in Seetien
methed

1{€W)=
C,

Require adequate drainage paths 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.
1

2

Standards for AH Zones: Development within AH
Zones must comply with the standards in
sections 1106.1 ,1106.2, and 1106.2(EXl).
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):
i.

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), whlchever ls hlgher, 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 structures
within AO zones shall either:

-42-
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Have the lowest floor (including

a,

basement) elevated at minimum 1foot 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 grade if no depth
number is specified; or
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

b.

1106.2(CX3XiXd).

Recreational vehicles placed on sites within
AO Zones on the community's Flood
lnsurance Rate Maps (FIRM) shall either:
a.

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

b.

Be fully licensed and ready for

-43-
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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
Meet the elevation requirements of
section 1106.2(EX2)(i), and the
anchoring and other requirements for
manufactured dwellings of section

c.

1106.2(cX4).
tv

ln AO zones, new and substantially
im proved appurtenant structures m ust
comply with the standards in section
1106.2(cX6).

v

ln AO zones, enclosed areas beneath
elevated structures shall comply with the
requirements in section 1106.2 (A).

[Moved to new Section I105 addedJ

,1

The Administrater shall make interBretatiens where needed, as
te exaet leeatien ef the beundaries ef the areas ef speeial fleed
hazards (fer example, where there appears te be a eenfliet
al{ield-eenditiensl

,2

The persen eentesting the leeatien ef the beundary shall be
ien
Sueh appeals shall be granted eensistent-with the standards ef

,3

Varianees te the standards ef fleed ha-ard areas shall be administered
with thestandardsef Seetien60,6ef the Rulesand Regulatiensef the

1-1€8 ffi

[Moved to new Section 1106.1 addedJ
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1

An€h€i+ng

n,

rut new eenstrue

B, All manufaetured hemes must likewise be anehered te prevent
fletatien' eellapse; er lateral mevement; and shall be installed
usi
"Manufaetured Heme lnetallatien in Fleed Hazard Areas"),

2

Censtruetien Materials and Metheds
eenstruetea witn m

B,
e,

All new eenstruetien and substantial imprevements shall be
eenstruetee using
Eleetrieal; heating; ventilatien' plumbing;
egt+ipment and ether

and air eenCitiening
ing

er aeeumulating within the eempenents during eenditiens ef

3

U{ilities

n,

rut new ane repl
t+e-sys+em;

B, New and replaeement sanitary sewage systems shall be designed te
minimize er etiml
C, On site waste dispesal systems shall be leeated te aveid impairment
te them er eentaminatien frem them during fleeding eensistent
with the administrative rules ef the eresen Department ef

Wmd-Qrdinanee

2010

4W:
n-

rut subAivisien prc

@
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B, All subdivisien prepesals shall have publie utilities and faeilities sueh

C,

All subdivisien prepesals shall have adequate drainage previded te

D, Where base fleed elevatien data has net been previded er

@
@iew
n, Wnere etevatien
Fleed lnsuranee Study er frem anethcr autheritative seuree
(Seetien 1106,3)' Applieatiens fer building permits shall be
reviewed te assure that prepesed eenstruetien will be
reasenably safe frem fleeding, The test ef reasenableness
is a leealjudgment and ineludes uses ef histerieal data; high
water marks-phetegraphs ef past-fleeding' ete,' where
avaitaUe, faiturc

ved to new Section 1106.2 addedJ

ln all areas ef speeial fleed hazards where base fleed elevatien data

,1

Residential Censtruetien

+.--+tew--eens+uetien ana substan
residential strueture shall have the lewest fleer, ineluding
basement; elevated te a minimsm ef ene (1) feet abeve the base
tleed elevalien, fAmd, Ordinanee 2010 6 eff, 11,26J0,]

B,

Fully enelesed areas belew the lewest fleer that are subjeet te

fleeding are prehibited, er shall be designed te autematieally

e
requirement must either be eertified by a registered Brefessienal
-46-
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(1) A minimum ef twe eBenings having a tetal net area ef net less
than ene square ineh fer every square feet ef enelesed area

abeve€raC€:
(3) Openings may be equipped with sereens, leuvers; er ether
eeverings er deviees previded that they permit the autematie

,2

Nenresidential Censtruetien

minimum ef ene (1) fee[abeve the base fleed elevatien; er;
tegether with attendant utility and sanitary faeilities' shall:

(1) be fleedpreefed se that belew the base fleed level the

i;
inc
hydrestatie and hydredynamie leads and effeets ef
bu€yan€yi
(3)

be eertified by a registered prefessienal engineer

er
ien+re-in

@is--subseetion-based

on

their

ig+

p+evi

(4) Nenresidential struetures that are elevated; net
fleedpreefedt must meet the same standards fer spaee

(5) Applieants fleedpreefing nenresidential buildings shall be
netified thauleed insuranee premiums will be based en
-47-
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rates that are ene feet belew the fleedpreefed leveHe,g, a

€

Manufaetured Hemes

impreved within zenes 41 30, AH, and AE shall be elevated e+a
permanent teunaatl
manufaetured heme is a minimum ef ene feet abeve the base
fleed elevatien and be seeurely anehered te an adequately

ffi
,4

ReereatienalVehieles
Reereatienalvehieles plaeed en sites are required te either,

(i)
(ii)

Be en the site fer fewer than 180 eenseeutive days
Be fully lieensed and ready fer highway use' en its wheels

er jaeking system' is attaehed te the site enly by quiek

(iii)

Meet the requirements ef 3(A) abeve and the elevatien

+l++{+eg${ffi

,1

[Moved to new Section ] 106.2 D. addedJ

teeated within areas ef speeial fleed hazard established

in

fleedway is an extremely hazardeus area due te th+veleeity ef

A,

Prehibit enereaehments' ineluding

fill' new eenstruetien;
+nee+--c+
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B,

l{ Seetien 1110,1A, is satisfied' all new eenstruetien and

fleed hazard reduetien previsiens
thr€ugh-##-

ef Seetiens 1 108
[Moved to new Section

I106.2 E. addedJ

,1

Shallew fleeding areas appear en FIRM's as AO zenes with
range frem 1 te 3 feet where a elearly defined ehannel dees net

veleeity flew may be evident, Sueh fleeding is usually
eharaeterized as sheet flew, ln-these areas; the fellewing
p{€Yi€iens€ppl1+

4, New eenstruetien and substantial imprevements ef
residential struetures within AO zenes shall have the
lewest fleer (ineluding basement) elevated er fleedpreefed
te at least ene feet abeve the depth number speeified en

when ne depth number is speeified, /1md, orarinanee 2010 4
e#-1116JQJ

nenresidential struetures within AO zenes shall either:

(1)

have the lewest fleer (ineluding basement) elevated 2
feet abeve the highest adjaeent grade ef the building

FIRM (at least twe feet

if ne depth number is

speei+ie$rer

(2)

tegether with attendant utility and sanitary faeilities;

that any spaee belew that level is watertight with
walls substantial.ly impermeable te the passage ef
water and with struetural eempenents having the
eapability ef resisting hydrestatie and hydredynamie
leads and effeels ef bueyaney, lf this methed is used;
be eertified by registered

eemplianee shall

-49-
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pretessienat

1{€erAt+

C,

eng

ien

Require adequate drainage paths areund struetures en

@
Zene$-/Deleted in

its entiretyJ

ln areas within Zenes r\1 30 and AE en the eemmunity FIRM with a Base
Fleed Elevatien but where ne regulatery fleedway has been designated,
new eenstruetien' substantial imprevements' er ether develepment
(ineluding fill) shall beprehibited, unless it is demenstrated that the

th

e b a se f leed

m

ere than-sne-feot-at-a nypoint-with in-the-eom
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FLOOD HAZARD

Section 1100

OVERLAY

1101 Purpose: lt is the purpose of this ordinance to promote the public health,
safety, and general welfare, and to minimize public and private losses due
to flood conditions in specific areas by provisions designed:
1

To protect human life and health;

2

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

3

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

4

To minimize prolonged business interruptions;

5

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;

b

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;

7

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

8

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

9

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

1102 Methods of Reduci no Flood Losses: ln order to accomplish its purposes,
this ordinance includes methods and provisions for:
1

2

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
pc. 1
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time of initial construction;

1

103

3

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

4

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

5

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

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.
1

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

2

"AREA OF SHALLOW FLOODING' means a designated Zone AO,
AH, AR/AO or AR/AH on a community's Flood Insurance 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.

3

''AREA OF SPEC
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.

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.

5

"BASE FLOO D EVELATION" means the elevation to which
floodwater is arrticipaled to rise during the base flood

6

"BASEMENT" means any area of the building having its floor
subgrade (below ground level) on all sides.
pc.2
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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.

8

"BREA
Y 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 fou ndation system.

9

"BUILDIN GU See "Structure"

10

"W

11

12

13

means a facility forwhich even a slight
flooding
might
be too great. Critical facilities include, but
chance of
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.

''DEVELOPM FNT'' 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.

"@

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

(1)
(2)
(3)

The overflow of inland or tidal waters, and/or
The unusual and rapid accumulation of runoff of surface
waters from any source.
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
pg. 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

..FLOOD EI
ON 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 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

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

17

"FLOODPI AI N OR FLOOD PRONE AREA" means any land area
susceptible [u lieirrg irrurrdated Lry water [runr arry suurue. See
"flood or flooding."

18

"FLOODPLAIN ADMINISTRATOR' means the community official
designated by title to administer and enforce the floodplain
management reg ulations.

19

'FLOODPLAIN
AGEMENT" 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.

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 appiication of poiice 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' means any combination of structural and
nonstructural additions, changes, or adjustments to structures
whiclr reduce or elinrinate risk of flood danrage 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."

23

'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.

24

'HMARDOUS 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 FederalWater 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 ChemicalAgent 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 requrrements for rndrvrduai iisting 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
b

.27

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
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lnsurance Rate Maps and Flood lnsurance Studies. The following
are categories of LOMCS.
(1)

(CLOMA)": A
"Conditional Letter of Map Amen
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
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 M o 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)

ion based on Fill (CLOMR"Conditional Letter of Map
il. 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.

(4)

"Letter of Map Amendment (LOMA)": 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.

(5)

ion (LOMR)" A LOMR is FEMA's
"Letter of Mao
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 lnsurance 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 nonelevation design requirements of this ordinance.

29

"MANUFACTURED DWELL|NG" means a structu re, 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".

30

"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.

31

'MEAN SEA LEVEL" means for purposes of the National Flood
lnsurance 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

lJcTloN" for floodplain management purposes,
''NEW
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)
(2)

Build on a single chassis;

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.

FLOODWAY" See "Floodway"

.34

"REGULATO

.35

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

.36

''START OF CON STRTJCTION'' 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
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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

"STRUCTURE" 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
struciuie liefoi-e tiie "staiI ul uurrsiruutiurr" u[ [ire illrprovenrelr[. Tiris
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

B

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

"WATER 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.

11O4 GENERAL PROVISIONS:
1

2

Lands to which this ordinance applies: This zone shall apply to all
areas of special flood hazards within the jurisdiction of Columbia
County.
Basis for Establishino the Special Flood Hazard Areas

A

3

Coordination with State of Oreoon Specialtv Codes
A

4

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
Coun$, 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.

Pursuant to the requirement established in ORS 455 that
Columbia 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.

Compliance and Penalties for Noncompliance:
A.

Compliance. All development within special flood hazard
areas is subject to the terms of this ordinance and required
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to comply with its provisions and all other applicable
regulations.

B.

5

6

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.

Abroqation and Severabilitv:

A

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.

B

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.

lnterpretation: ln the interpretation ancj 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.
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7

1

Warninq and Disclaimer of Liabilitv
A.

Warninq: 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.

B.

Disclaime r of Liabilitv: This ordinance shall not create liabil ity
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.

105 ADMINISTRATION
1

2

Desiqnation 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
im plement these provisions.
sibilities of the Floodplai n Administrator: Duties
Duties a
of the floodplain administrator, or their designee, shall include, but
not be limited to:

A.

Permit Review
1

The permit requirements of this ordinance have been
satisfied; and

2

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

3

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 1 106.2(D) are
met; and
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B

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 1106.1(G); and

5.

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

o

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

7

Review all development permits to determirre if the
proposed development activity is a watercourse
alteration. lf a watercourse alteration is proposed,
ensure compliance with the provisions in section
1 106.1 (A); and

8

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

lnformation 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 actual elevation (in
relation to mean sea level) of the lowest floor
(including basements) and all attendant utiiities 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

2.

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
pc. 14
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of sections 1 106.2(D) and
to.

1

105.2( )(2) are adhered

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, certifying 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.

5

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

b

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 bstantial ly m proved floodproofed 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).
i

7

Maintain all floodproofing certificates required under
this ordinance;

8

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

I

Obtain and maintain all hydrologic and hydraulic
analyses performed as required under section
1 106.2(D).

10

Record and maintain all Substantial lmprovement and
Substantial Damage calculations and determinations
as required under section 1 1 05.2(D).

11

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

c

Requirement to Notify Other Entities and Submit New
Technical Data
1

2

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 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
uurl.rurale iirrrits or new area iol wlricir lire corrrrrrurrity
has assumed or relinquished floodplain management
regulatory authority.
Watercourse Alterations: 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 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
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 1 105.2(CX3).
pc. 16
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Ensure compliance with all applicable
requirements in sections 1105.2(CX3) and
1106.1(A).

3.

Requirement to Subm it 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
ii

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 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
pc. 17
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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.

D.

3

Substantial lmprovement and Substantial Damaqe
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 1 105.2(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
specialflood 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.

Establishment of Development Permit:

A

Flnndnlain Develo nmant Permit Ren uired A development
permit shall be obtained before construction or development
begins within any area horizontally within the special flood
hazard area established in section 11O4.2. The development
permit shall be required for all structures, including
manufactured dwellings, and for all other development, as
defined in section 1 103, including fill and other development
activities.
1

The following exceptions apply for the storage of
equipment and/or materials:
Temporary storage, located out of the
floodway, within any zoning district; and
Permanent storage, connected with residential
use, located out of the floodway.

B

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
pe, 18
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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:
1

4

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
1 105.2(B).

2

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

3.

Certification by a registered professional engineer or
architect licensed in the State of Oregon that the
floodproofing methods proposed for any nonresidential structure meet the floodproofing criteria for
non-residential structures in section 1 1 06.2(CX3).

4

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

5

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

6

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
activities proposed.

Variance 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.

A.

Conditions for Variances:
pc. 19
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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 provisions of sections
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
that the variance is the minimum necessary,
considering the flood hazard, to afford relief.

3

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;
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.

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 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 additional threats to public
safety.
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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 1105.2(8).

1

1106 PROVISIONS FOR FLOOD HMARD 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
d im n ished. Req u re com pl iance with sections 1 I 05.2(C)(2)
and 1 105.2(CX3).
i

i

B.

Anchorinq:
1

2.

c

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.
All manufactured dwellings shall be anchored per
section 1 106.2(C)(4).

Construction
1

2

als and Methods:

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
pc.7r
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minimize flood damage.

D.

Utilities and Equipment:
1

Water Supply. Sanitary Sewer. and On-Site Waste
Disposal Svstems:
L

All new and replacement water supply systems
shall be designed to minimize or eliminate
infiltration of flood waters into the system.
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-
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located to avoid impairment to them or
contamination from them during flooding
consistent with the Oregon Department of
Environmental Qualig.
2

Electrical. Mechanical. Plumbino. and Other
Equipment: Electrical, heating, ventilating, airconditioning, 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.
lt.

E.

Not be mounted on or penetrate through
breakaway walls.

Tanks:
p9.22
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1

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

(Note: Onsite subsurface septic tanks regulated by
OAR 340, Division 71 and73, are not required to
obtain a floodplain development permit.)

F.

2

Above-ground tanks shall be installed at minimum 1foot 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 Code.

Subdivision and Partition Proposals and Other Proposed
ments:
Deve
1

2

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 (50 lots or
5 acres, whichever is less) 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:
t.

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.
iii

Have public utilities and facilities such as
sewer, gas, electrical, and water systems
p9.73
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located and constructed to minimize or
eliminate flood damage.
IV

G.

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, state, or other source, in order to
administer section 1106. 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).

Flood Elcvations shall be dctcrmincd for dcvclopment
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 occurred in 1894, 1933, 1948,
1 956, 1964, 1972, 1974, 1987, 1 996, 2007 ,2011, and 2017

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.

H.

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.

2

When a structure is partially located in a special flood
hazard area, the entire structure shall meet the
requirements for new construction and substantial
pc.24
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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
critical facilities 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
Critical Facility definition in Section 1 103.

1106.2

Specific Standards for Riverine ( lncludino All Non-Coastal) Flood
Zones: These specific standards shall apply to all new construction
and substantial improvements in addition to the General Standards
contained in section 1 106.1 of this ordinance.

A.

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:
1

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

2.

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

3

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

A minimum of two openings;
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
pg. 25

Revised Proposed Text

enclosed area is measured on the exterior of
the enclosure walls,

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

B.

IV

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

Garaqes:
1

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;
IV

The garage is constructed with flood openings
in compliance with section 1106.2(4) to
equalize hydrostatic flood forces on exterior
walls by allowing for the automatic entry and
exit of floodwater.

V

The portions of the garage constructed below
the BFE are constructed with materials
resistant to flood damage;
p9.26
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vil

2.

c.

The garage is constructed in compliance with
the standards in section 1 106.1 ; and
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(CX6) or non-residential structures in
section 1 106.2(CX3) depending on the square
footage of the garage.

ial Flood Hazard Areas with
For Riverine (Non-Coastal)
Base Flood Elevations: ln addition to the general standards
listed in section 1 106.1 the following specific standards shall
apply in Riverine (non-coastal) special flood hazard areas
with Base Flood Elevations (BFE): Zones 41-A30, AH, and
AE.
1

2.

Before RequlatorLFloodway: 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 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.
Residential Construction:
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);

ii.

Enclosed areas below the lowest floor shall
pe.27

Revised Proposed Text

comply with the flood opening requirements in
section 1 106.2(A).

3.

Non-Residential Construction:
New construction and substantial improvement
of any commercial, industrial, or other nonresidential structure shall:
a.

Have the lowest floor, including
basement elevated at minimum 1-foot
above the Base Flood Elevation (BFE);
Or,

lt

b.

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;

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
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(8).

Non-residential structu res that are 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
pc.78
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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.

4.

IV

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.

V

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.

Manufactured Dwellinos:
New or substantially
dwellings supported
shall be constructed
comply with section

improved manufactured
on solid foundation walls
with flood openings that
1 106.2(1);

The bottom of the longitudinal chassis frame
beam shall be at minimum 1-foot above Base
Flood Elevation(BFE);
New or substantially 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 overthetop or frame ties to ground anchors (Reference
FEMA's "Manufactured Home lnstallation in
pc.29
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Flood Hazard Areas" guidebook for additional
techniques), and;
IV

5.

Electrical crossover connections shall be a
minimum of twelve (12) inches above Base
Flood Elevation (BFE).

RecreationalVehicles:Recreationalvehicles
on sites are required to:

placed

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
attachcd additions; or
ilt.

6

Meet the requirements of section 1106.2(C)(a),
including the anchoring and elevation
requ i rements for manufactu red dwellings.

Appurtenant (Accessory) Structures: Relief from
elevation or floodproofing requirements for residential
and non-residential structures in Riverine (NonCoastal) 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 1 106.2(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 onestory structures less than 200 square feet, or
400 square feet if the property is greater than
two (2) acres in area and the proposed
pc. 30
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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.
iv

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

V

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.

VI

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
1

7.

106.2(A);

vil

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

vilt

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).

ix.

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.

Below-Grade Crawl Spaces:

The building must be designed and adequately
anchored to resist flotation, collapse, and
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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(4). 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.

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

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.

IV

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.

V

The interior grade of a crawlspace below the
BFE must not be more than two (2) feet below
the lowest adjacent exterior grade.
pc.32

Revised Proposed Text

D

VI

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.

vil

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 soiltypes.
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.

vilt

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
established in section 11O4.2 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:
1

Prohibit encroachments, including fill, new
construction, substantial improvements, and other
development within the adopted regulatory floodway
unless:

Certification by a registered professional civil
engineer is provided demonstrating through
hydrologic and hydraulic analyses performed in
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accordance with standard e ngi neeri n g practice
that the proposed encroachment shall not
result in any increase in flood levels (No-Rise)
within the community during the occurrence of
the base flood discharge; Or,
ii

2.

E

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.
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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 Floodinq 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
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.
1

2

Standards for AH Zones: Development within AH
Zones must comply with the standards in sections
1 106.1, 1106.2, and 1 106.2(EX1).
Standards for AO Zones: ln AO zones, the following
provisions apply in addition to the requirements in
sections 1 106.1 and 1 106.2(E)(1):
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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.

New construction and substantial
im provements of non-residential structu res
within AO zones shall either:
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
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
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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
1 106 2(cX3XiXd)
Recreational vehicles placed on sites within
AO Zones on the community's Flood lnsurance
Rate Maps (FIRM) shall either:
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 elevation requirements of
section 1 106.2(EX2)(i), and the
anchoring and other requirements for
manufactured dwellings of section
1 106.2(cX4).

ln AO zones, new and substantially improved
appurtenant structures must comply with the
standards in section 1106.2(CXO).
V

ln AO zones, enclosed areas beneath elevated
structures shall comply with the requirements
in section 1 106.2 (A).
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