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BEFORE THE BOARD OF COT]NTY COMMISSIONERS
FOR COLUMBIA COUNTY, OREGON

In the Matter of Amending Sections I102.3, )
1105.1, 1109.1(A), 1109.2(A) and 1109.3(4) )
of the Columbia County Zoning Ordinance )
Relating to Requirements for Elevation of )
Residential and Non-Residential Structures )
Located in the Flood HazardOverlay Zone )
and Amending the Definition of "Development" )
and Declaring an Emergency )

ORDINANCE NO. 2OO8-3

The Board of County Commissioners for Columbia County, Oregon, ordains as follows

SECTION 1. TITLE.

This Ordinance shall be known as Ordinance No. 2008-3.

SECTION 2. AUTHORITY.

This Ordinance is adopted pursuant to ORS 203.035, and 197.610 to 197.615

SECTION 3. PURPOSE.

The purpose of this Ordinance is to approve the proposed amendments to Columbia County
Zoning Ordinance Sections 1102.3, 1105.1, 1109.1(A), 1109.2(4) and I109.3(4) to bring the County's
Zoning Ordinance into compliance with FEMA regulations and the State Building Code.

SECTION 4. FINDINGS OF FACT AND CONCLUSIONS OF LAW.

The Board of County Commissioners adopts Findings of Fact and Conclusions of Law contained
in the Staff Report of the Department of Land Development Services dated June 6, 2008, a copy of which
is attached hereto as Attachment l, and is incorporated herein by this reference.

SECTION 5 AMENDMENT AND AUTHOzuZATION.

The Columbia County Zoning Ordinance is hereby amended as follows

Columbia County Zoning Ordinance Section 1102.3 is deleted in its entirety and amended
to read as follows:

1102.3 "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,
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drilling operations, or storage of equipment or materials located
within the area of special flood hazard.

Columbia County Zoning Ordinance Section 1105.1 is deleted in its entirety and amended
to read as follows:

A development permit shall be obtained before construction or
development begins within any area of special flood hazard established in
Section 1104. The permit shall be for all structures allowed by the
underlying zone, including manufactured homes, as set forth in the
"Definitions", and for all development including fill and other activities, also
set forth in the "Definitions". The following exceptions apply for the storage
of equipment or materials:

any temporary storage within any zoning district, and

permanent ltorage connected with residential use located out of the
floodway.

Columbia County Zoning Ordinance Section 1109.1(4) is deleted in its entirety and
amended to read as follows:

A New construction and substantial improvement of any residential structure
shall have the lowest floor, including basement, elevated to a minimum of
one (1) foot above the base flood elevation.

Columbia County Zoning Ordinance Section 1109.2(A) is deleted in its entirety and
amended to read as follows:

A New construction and substantial improvement of any commercial,
industrial or other nonresidential structure shall either have the lowest floor,
including basement, elevated to a minimum of one (1) foot above the base
flood elevation; or, together with attendant utility and sanitary facilities,
shall:

(1) be floodproofed so that below the base flood level the structure is
watertight with walls substantially impermeable to the passage of
water;

(2) have structural components capable of resisting hydrostatic and
hydrodynamic loads and effects of buoyancy;

(3) 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
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subsection based on their development and/or review of the
structural design, specifications and plans. Such certifications shall
be provided to the official as set forth in Section 1106.5.

(4) Nonresidential structures that are elevated, not floodproofed, must
meet the same standards for space below the lowest floor as
described in 1109.1.8.

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

Columbia County Zoning Ordinance Section 1109.3(A) is deleted in its entirety and
amended to read as follows:

A. All manufactured homes to be placed or substantially improved within
zones A1-30, AH, and AE shall be elevated on a permanent foundation
such that the lowest floor of the manufactured home is a minimum of one
(1) foot above the base flood elevation and be securely anchored to an
adequately anchored foundation system in accordance with the provisions
of subsection 1 108.1.8.
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EMERGENCY.

An Emergency is hereby declared to exist and this Ordinance, being immediately necessary for
the health, safety and welfare of the citizens of Columbia County, shall become effective immediately
upon its adoption

DATED tni, Qil dayof 2008

Approved as to Form

Office of County Counsel

By
Recording

First Reading: 7-q- 0 t

COUNTY COMMISSIONERS
UMBIA COLINTY, OREGON

By
Hyde, Chair

1

By
J

!

ta Bernhard,

Second Reading:

Effective Date:

v.q- 0 I
g

ORDINANCE NO. 2OO8-3 Page 4



@

BOARD COMMUNICATION
FROM THE LAND DEVELOPMENT SERVICES DEPARTMENT
MEETING DATE: June 11,2OOg

f*f.{|RfR!A #*[J]d"fly

ro: BoARD oF cjuNri/ WysstoNERS JUN tr S Z00g

FROM: Todd ougOurYgi ffi"ffimd Devetopmenfi-;Seffidds#$iJruSnL

SUBJECT: PUBLIG HEARING: Amendments to Zoning Ordinance Section
1100 Flood Hazard Overlay DistrictDATE: June 6,2008

SUMMARY:
The FEMA State Coordinator and officials from FEMA have found that Columbia County
Floodplain Ordinance (incorporated in the Zoning Ordinance as Flood HazardOverlay) is
not in compliance with official FEMA Guidelines. i*o areas of the 

"orntv.ioir"r."'r""0amending to complywith federal code. First, the County needs to amend the requirement
to elevate the lowest floor of new or substantially damaged residential structures to ,,one
foot above the base flood elevation"; and s-econd, ih" Cornty needs to amend the
definition of Development to add "or storage of equipment or materials,,.

These amendments are considered mandatory for the participating jurisdiction to be inI substantial compliance with FEMA rules. tnL trst amendment would only bring ther^
County's Ordinance into compliance with the elevation (one foot above), which ine CJunty
has already required foryears. The second amendment to the definition of ,,Development,,
to include "storage of equipment or materials", would become problematic to administer
if applied to all zoning areas and uses. Staff recommends to only issue a floodplain
development permitforstorage of equipmentormaterials forthose cases where a land use
action is already required in the Zoning Ordinance. These cases include new commercial,
industrial, community, governmental or institutional uses. Residential uses would be
exempt unless the storage of equipment or materials were in the flood way. Temporary
storage r,vould also be exempt from a flood hazarddevelopment permit. The FEMA state
Coordinator has reviewed these amendments and has indicated their compliance with
FEMA Guidelines.

RECOMMENDATION:
staff recommends approval of these proposed amendments, (1) to insert ,,one 

foot above,,in Section 1109 at three locations, replacing "at or above". 2) The definition of
Development would be amended to include "orltorage of equipm"ni o1. materials,,. And(3) Section 1 106 Development Permits is amended t5 exclude any temporary storage ofequipment or materials, and to exclude residential use storage-unless located in the
floodway.

ATTAGHMENTS:
..___.,' 1. Board Staff Report TA 08-01

2. Flood Hazard overray with proposed Amendments3. Measure 56 notice
ATTACHMENT 1



COLUMBIA COUNTY BOARD OF COMMISSION
"Floodplain Ordinance"

Staff Report
Text Amendment, - Legislative process

June 11, 2008 Meeting Date

Planning File TA 08-01

Columbia County
Land Development Services
230 Strand
St. Helens, Oregon 97051

To Amend the ColumbtaCounty Zoning Ordinance, Section 1100 Flood HazardOverlay,
to bring ilgto Compliance State Building Code and Federal nmergency Munug.-"nt
Agency (FEMA) Guidelines.

BACKGROTIND: After the recent flood disaster of December 4, 2007,the State Floodplain Coordinator andvarious FEMA Of{icials reviewed the ColumbiaCounty_Flo_odplainO.ainance for consistJn.v *ifr FEMA
Guidelines' They found that the requirement to elevate in. nr.d floor to"on" foot above" base flood elevation fornew and substantially damaged_residential structures was not incorporated irrou, ordinance. Our current
Ordinance requires the lowest floor to be elevated "to or above" thi base flood elevation. Amending our
Ordinance to "one foot above" base flood elevation would make it consistent with State and Federal rules.'rould this amendment be {PProved.there would be no net effect in the administrat;;"iih"-t"q"irement for
. ,bvating-the lowest floor of substantially damaged or n"* a*.rii"gr. i*J ij.uelopment Services hashistorically required the "one foot above;'consisient with State Cod"e and FEMA Guidelines. This one foot oflreeboard rs important because its in an,area w.here heating ducts and other utility li".r u." uruuiiy prace6. maddition, FEMA and insurance carriers have disclosed th# unwillingn.ir t" p"v the increaseo.Jrt to elevatethe structure an additional one foot because it is not required by the Couniy Oldlnance. This inconsistency
needs to De cleared up.

Secondly, the State and FEMA Officials found that the County,Ordinance definition of "development,,did notinclude the "storage of equipment and materials". The Code of e"a.iuii.g"fuiio"r 44 CFR part 59.1 defines:Developmellt "as any manmade chang_e to improv.ed or unimproved real 
"r"tot", 

including but noitimitea tobuildings or other tlry.tYtg:, mining, filling, grading, paving, excavation or drilling op"iutionr o.ihe storage ofequipment or materials." .The "storage of equlpme"-i uino miierials" was insertea ii t^gso to cover auto salvageyards. Floodplain Administrators have foun{ that equipment and materials being swept down stream in high"flood events cause significant damage to anchored rt.uitrr.r and other p..-u""n't dev'elopment.- 
-

APPLICABLE CRITERIA:

Columbia Countlz Zoning Ordinance
Section 1606 - Legislative Hearing
section 16a7 - consistency with the comprehensive plan
Section l6i 1 - Notice ofLegislative Hearing

FILE NLMBER

APPLICANT:

REQUEST

Page
2
2
J
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Oregon State Statute
ORS 197.610 - DLCD Review
oRS 215.503 - Measure 56 Notice (all affected property owners)

Code olFederal Regulations (CFR)
CFR Title 44, Chapter l, part 59

County Comprehensive Plan
Partl - Administrativeprocedures
Part XIX - Natural Disasters andHazards _ Floodplain

Continuing with the Zoning Ordinance

"1607 AII amerrdments to the Zoning Ordinance Text andMap shall be consistent wlth the Compreh ensive Plan Text and Maps.

7

3
4

8

FINDINGS:

This request is being processed under Sections 1606.(Legislative H.g1ng) and 1611 (\lotice of LegislativeHearing) of the County Zoning Ordinance. The pertinenlsections of ih;'r;r;il ance arereviewed as follows:

'.'160.6 LegislaJive He.anng: Requests to amend the text of the ZoningOrdinance...are legislativeliearings. Legislative hearings shilt be conducted in u."oraun".;tthi?.-fbil"*i"Jp.j#ju."r,

' 1 A legislative amendment to the Zoning Ordinance Text or Map may be initiated at the request ofthe Board of commissioners, a pajoriJv of the commissio;, ;; th"bl;;;;, ;r;i citizenof theCounty may petition the Commission for such a change.,,

IllO+gI The Board-of Co-unty Commissioners initiated this Flood Plain Text amendment at theirBoard/Staff meeting on March 26,20A6.

Continuing with Section 1606 of the ZoningOrdinance:

" '2 Notice.of a Legislative-H.earing *all be published at least twice, I week apart in newspapers ofgeneral circulation in Columbia County.- The last of these notices shall be'putiirn"O 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 orderid by the Boaid of Co**irsioneis.i'

{in4ine 2: A hearingnotice.w^as published in the Clatskanie Chiei Daily News, St. Helens Chronicle andSpotlight newspapers on May14,2068 and,\ray l1-,20o8,both of which are more tiran Lo a"v. prior to thePlanning Commission lrg3Jing date of Jun e 2, i008'. Notice to and r"qu.rf foi Information & Refenal wasmailed to all CPAC and Water Shed Council members and all urr."t.i Siute, Eea"raiil i;"1-;g-.n.i", on4pd124,2008. Pursuant to oRS 215.503, Measure 56 Notice 
"iin" 

p-p"ria )on" change, with requiredstatutory language, was mailed to 1,983 oroperty owners that had un iherrtineJ nooapruin?r] irr.ii properry on4pn129,2008. The Board of Commissioners had Notification of the n.".irgltrtearitea uerore iidn June I l,z}ggzpublished in the May 28,2008 issue of The Chronicle, the County'r nE*rpuper of record. rnis criteria issatisfied.
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' l The Commission shall hold a hearing to consider the proposed amendments and shall' make a recommendation to the Board of Commissionlrs with ."i;;J 61ti. p.opor.a
amendments. The Board of Commissioners shall hold at least oi" heu.lng do consider the
pr.oposed amendments. Both the Commission and the Board of CommisrTon"., hearingswill require notice in the manner outlined in Section 161 1 ."

Findlng 11 Th. Planning Commission held a public hearing on June 2,2008 and the Board has scheduledJune 11, 2008 for a public hearing to-consider thb proposed airendments. thopfu*ing Co*;orion does notmake a final decisioa. on this matier, but rather mai.er'u recommendation to the Board of Commissioners for thefinal decision. See Findrng 7 and 8 for discussion of consistency with the Comprehensive plan, Administrative
Procedures and Natural Disasters - Floodplain. This Criteria is satisneO Uy tft" nou.d holding;n.u"ng.

Continuing with the ZoningOrdinance:

"1611 Notice of Legislative 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 lopies of the statement for the proposed changes are available in the Planning Department.
These proposed changes may be amended at tfr'e public hearing;

.4 lnterested parties may appear and be heard;

1 .5 Hearings will be held in accordance with the provisions of the ZoningOrdinance."

4aOtu8a ^All of the above information was included in the Notice of Public Hearing published twice in theClarskanie Chief, Chronicle, paily News .and, Spotlight newspapers. Additional NoticJivas pril"fr.a for theBoard of Comrnissioners.hearing containing thb abo-ve languag'e. See pinOin g i to, relatedp'ublicaiion aatesand information. This criteria is satisfied. -

oRS. 197.610 A proposal to amend a local.government acknowledged comprehensive plan or land useregulation or to adopt a new regulation must b-e forwarded to DLCD it least +S days befoie tfr" fiisi
evidentiary !"tlng on adoption and contain the text and any supplemental information that the local
government believes is necessary_to inform DLCD as to the effeit of th" proposal as well as the date setfor the first evidentiary hearing. When a local government determiner ifrli tfi. goufr a" 

""l"ppfil; ,particular gropg;ed amendment or a new regulition, notice under suUr""tion fl) of this section is not
required.. In a9dition, a local goverrlment quy submit an amendment or nr* i.!;rtution with 1,,, ti
days'-notice if the local government determin'es that there are emergency circuristances requiring
expedited review. ln both cases:

(a) The amendment or nerv regulation shall be submitted after adoption as provided in ORS l97,615 (l)
and (2); and

S
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.. (b) Notwrthstanding the requirements of ORS 197.830 (2),the director or any other person may appeal' 
the decision to the board under ORS 197.830 and 197.845.

Finding 5: Since the Increased Cost of Compliance (ICC) orogram of FEMA relies _upon the local
go"enm"rt Ordinance in determining improvernents needed for compliance with the Ordinance. The_County

5rdinance must be amended. Land Devel-opment Services mailed a 45 day notice to DLCD as per ORS

197.610(1) on April 18, 2008. Staff therefore finds that the 45 day notice prior to the initial hearing is met.

The Counfy will mail a Notice of Adoption to DLCD if the Board approves the amendments. This criteria is
satisfied.

Continuing with Oregon State Statute: ORS 215.503

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 purchasei 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
goveming body of a 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 ol an

ordinance that proposes to amend an existing comprehensive plan or any element thereof or to
adopt a new compiehensive plan, the governing body of a county shall cause a written individual
noti'ce of land use change to be mailed to each owner whose property would have to be rezoned
in order to comply with the amended or new comprehensive plan if the ordinance becomes
effective.

(4) In addition to the notice required by ORS 215.223 (1), at least 20 days but not more than 40 days' 
before the date of the first hearing on an ordinance that proposes to rezone property, the
governing body of a county shall cause a written individual notice of land use change to be

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

(5) An additional individual notice of land use change required by subsection (3) 9r (1) gf t!1s.

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 tdp of the face page

extending from the left margin to the right margin:

This is to notify you that (governing body of the county) has proposed a land use regulation
that may affect the permissible uses of your properfy and other properties.
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,'" -\ (b) Contain substantially the following language in the body of the notice

On (date of public hearing), (governing body) will hold a public hearing regarding the adoption of
Ordinance Number_. The (governing body) has determined that adoption of this ordinance may
affect the permissible uses of your property, and other properties in the affected zone, and may change
the value of yourproperty.

Ordinance Number is available for inspection at the County Courthouse located at
A copy of Ordinance Number

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

(6) At least 30 days prior to the adoption or amendment of a comprehensive plan or land use
regulation by the governing body of a county pursuant to a requirement of periodic review of the
comprehensive plan under ORS 197.628,197.633 and 197.636, the goveming body of the county
shall cause a written individual notice of the land use change to be mailed to the owner of each
lot or parcel that will be rezoned as a result of the adoption or enactment. The notice shall
describe in detail how the ordinance or plan amendment may affect the use of the property. The
notice also shall:

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

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

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

As a result of an order of the Land Conservation and Development Commission, (goveming body)
has proposed Ordinance Number (Goveniing Body) has determined that the adoption of this
ordinance may affect the permissible uses of your property, and other properties in the affected zone, and
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(t t)^lT q":eming body of the county is not required to provide more than one notice under thissectron to a person who owns moie than one rot o, pu'r..r 
"ff;;; by;;;;g. to the rocarcomprehensive plan or land use regulation.

(12) The Deparlment of Lanci conservation and Development sharl reimburse the goveming body ofa county for all ttsual and reasonable costs incurred io provia" noii." ,"q;1i.6 under subsection(6) oithis section. [1977 c.664 $37; l99q c.i $i,'iqtd..:+s gr 0;2003-c.ooa gz1

Finding 6: Land Development Services mailed Measure 56 notice to every property owner that had anidentified floodhazard area on their properry as a"r..io"J-in;ffi#;;'""ull,]."ne Notice containedsubstantially the text as rgQuired in this Stututi. th; N;t.= was mailed on April 29,211gwhich is at least 20days but not more than 40 bays before the date 
"f;h; fi;;;;earing. A copy of the Notice is in the record. Thiscriteria is satisfied.

may change the value of your property.

Ordinance Number will become effective on (date).

Ordinance Number is available for inspection at the County Courthouse located atA copv oFordinance Numbei:-'--il; iJ 
"r"l-arrc-r"l 

pri'J#,." at a cost of 

--.t"'i,1ff;?1ffiffiTi?nconcerning ordinance Number 

-., 
you may cail rhe (goveming body)

(D yii!:E:ovided under this section may be included with the tax sratement required under oRS

(8) Notwithstanding subsection (7) of this section, the governing body of a county may providenotice of a hearing at anv.tim.'p."ria;;il;; i;;?;i;_by first crass mair or bulk mail to alrpersons for whom notice is required under Jt;ii;;, i:il"o r+j oiiruJrrrtion.
(9) For purposes of this section, property is rezoned when the governing body of the county:

(a) Changes the base zoningclassification of the property; or

(b) Adonts or 
ffiJ:H|[;*ffi:"t in a manner that limits or prohibits land uses previously

(10) The to legislative acts o
ve Assembly or the

f the governing body of the
Land Conservation and

order a courl of competent jurisdiction.
rs provided under ORS 197.047, or resulting from an
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CFR Title 44 Emergency Management and Assistance
thapter I - Federal Emergency Management Agency (FEMA)
Part 59 CFR 59.I Definitioni

Development means any manmade change to. improv-ed or unimproved real estate, including butnot limited to buildings or other structurei, minin!, nn-g, graaiig, parrng, *.r"ation or drillingoperations or the storage of equipment or materials.

Finding 7: The definition of "Development" in Section 1102.3 of the Flood Hazard.Overlay Districtcontained in the countv ordinance is identical to the uuou" rrar.a a"ntriti;;;iil th;;ffi;##,.or rhestorage of equipment or materials". To qua]ify for the sale of feder;it;;;iiir.a flood inJuiu*"},. Countymust adopt and submit to the FEMA-Stde Co-ordinator, flood prui" -"r"ug.;""t regulations, which satisfy at aminimum the criteria set forth in the CFR. This proporlJ u-endment is riandatory to continue FEMAassistance to the citizens of Columbia County.

o

Columbia county.comprehensive Plan lT qyqnrv one (XXf Parts each with a set of general Goals andimplementing Policies. 
- 
These Goals and Policies'u..-Cpr.-ented by orolnunr", and most specifically thecolumbia county zoning ordinance. The Flood nuruiJ'ouertay oiJtrici-o-i in" zoning ordinance is designed

[educe or avoid damages caused by flood, muclslide oi nood ,.lut"d .torion. B_y protecting the floodplain
.^ "'as., the county also helps im_plement other Parts of the Comprehensive plan. To r,vit, the Flood Hazardoverlay provides security-for Housing (Part VI), stabilization for certain aieas orthe Economy (part X),
P:otec-tl9-l-.of open Space and Natural riesorrcei,(l* ivr;, protection of irre provision of Recrearional Needs(Part XWf, and protection of the Air, Land and water (part xvilD. 

---- l

The most applicable porlions of the Comprehensive Plan are Part I - Administrative procedures for Zoning TextAmendments and Parl XlX Natural Disasters - Flood if.ir, are reviewed below.

GOALS:

l.

2.

POLICIES:

5.

3

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

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

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

Provide a framework^by which the Comprehensive Plan may be reviewed, revised and amended.Amendments to the Comprehensive Plan and its i-pro"*ti"g orainan""G)rrrul u. in

\o,..-rdA
Page 7 of 10
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accordance with the following procedures and guidelines:

A' Amendments may be initiated by the Board of Commissioners, the planning
commission, the pranning Director o, th";;;*(r) orthe affect.Jp.p..tv.

B' A Citizen PlanningAdvjsopr Committee may, upon a majority vote of its members,formallyrequest either the rioard of c;;i;li#; or tn. plJ*in! C".-ission initiatean amendment.

C' Revisions or amendments will follow.the same process as initial adoption - CpACreview, tl"Tl?t_^9,"i1ission public tt.*ng uridi""o.-.ndation, ina eoara hearingand adoption of revisions or amendments. 
a

D' For quasi-judicial amendments, all property owners within two hundred and fifty (250)feet of the affected area shall ue notinea of trt. rr"uring date and the requested amendmentat least ten (10) days prior to the firsr ,rn.aui"aprtriSrr.iil"g: ''" '"'"

E' For legislative amendments, notice.of the p_ublic hearing and a copy of the proposedamendment, will be mailed to all Citizen Planning Advi"sory C"*liitt..r and interestedparties at least ten (10) days prior to the first ,"n.?ui"a pruii. rr*r.!. --

Finding 8: The zoning ordinance is an implementing ordinance of the Comprehensive plan and is beingproposed to be reviewed, revised and amend..i. rrtir pffiosed amena.."t *u. initiated by the Board ofcommissioners on March 26,2008 and will rottowthi pr!r""ptlr" plirr "icpic ,."o-,n'.nJ;ti* - planning
lommission recommendation followed uy nn'ar aec.i;i;;';; ttr'e goaia orCo-missioners. All members of theItizen Planning Advisory committees w-ere mailed notice'with p;"!9;;;ndments on April l g, 200g.zrffected property o\'vners were mailed Measure :o rvoiice uetwein zo to q0 diys prior to the-initial hearing.

FL

Continuing with the Comprehensive plan policies

D IN

GOAL:

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

1' Columbia County will participate in the National Flood lnsurance program administered bythe Federar Emergen'cy Mairagement Agency lrEMAi.--'
Finding 9: The FEMA coordinator for the State of oregon and FEMA have found that the columbiato:n't Floodplain ordinance, Section I 100 FlooJi;t;;i'ot .6t;F;t; ^i.iiieordinance, 

n..Jr.to u"
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'amended as proposed to be consistent with State and Federal Guidelines in order for the County to continue,articipating in the FEMA Flood fnsurance program.

COMMENTS:

The following comments have been received ffom various agencies as of May 23,200g.

l) The St. Helens CPAC has. reviewed the proposed amenclments and Von Smith, as an individual,
comments that he would like to see the amendment effective at the earliest posiUfl Jut. (emergency),
for the safety and protection of all involved property owners, as well as favorable insurance rates.

2) The. Building Official has reviewed the proposed amendments and has no objection to its approval
as submitted.

3-) The Scappoose Bay Watershed Council has reviewed the proposed amendments and comment: ,,The
council is supportive of increasing floodplain protection."

CONCLUSION, DISCUSSION AND RECOMMENDATION: .

The Planning Commission held a Public Hearin_g on June 2,2003. Of the 21 persons attending thehearing for the proposed amendments to the Floodplain drdinun"", rnorri"rti-o;y;;fi.;il qriestions aboutwhether the-proposed amendments would affect thbir property, the frustrations encountered with the FEMA
Program, whether their property was in the Flooclplain and qriestion. io"".-ing the rules for elevating astructure. In addition there were questions concerning whetirer items could be s"tored o;ih.it propertf whopuld enforce any regulations and theproblems that iray arise- Also, three specific existing f,i.in.rr., ,r.r.

lncenled about the definition of development - including tn" "rtoiug" 
"irqirip-ent anJ-liater]als,,because

Ltleir businesses depend on the storage of manufactured 
rylalena]s for"sale, oi parking oa i".g" ;;.avating

equipment, or storage of tools and equipment used in their RV Park -uini*un"". ,{ft., he"aring the tesfimony
and deliberating the Planning Commission understood these concerns and recommended that -more specilicIanguage be added by excepting."equipmelt and materials not ordinarily impervious to submersion, tiuoyunttransportation or saltation in moving water" fiom the definition of "deveiop-ent,'..

After reviewin€ the.testimony and findings of the Planning Commission, and discussing the issue with
the State Floodplain Coordinator, Staff recommlends that insteaiof trylngio specify *f,ai;Gi[.ug, ot'
equipment and material-t-'l: lo be regulated the.County Ordinance stto,lto "a.tioilui.-i."ur 

of p"r.itti"g by anamendment to Section 1105 Development permits.

Staff bases this recommendation upon:

(l) A development permit is required in a flood hazard area before any new or substantial improvement
is begun. Although existing ul9! cal remain without being subjeci ao in" r.guration of the Flood Hazard,
Overlay property owners should be forewamed of the risk issoiiated with ha'ving structures, malerials and
equipment at an elevation below the base flood level. The proposed amendmeniwould u."o*ptirfr this goal.

(2) FEMA Guidelines in the Cod^e of.Federal Regulations does not prohibit or give standards for the
stora.ge of equipment or materials in the floodplain, otheith an a Eeneral ru16 of being rluron-uUty safe fromflooding and anchored to prevent damage. However, the State Fioodplain Coordinator indicates that the
purpose of adding "storage of equipment and materials" to the definiiion of develop-"nlir t1"o fltA: t; to raisepublic awareness about the hazaid, and2) to allo'uv the local go'n"*"nito inu"ntory the locations of potential

''- -,OARD oF COMMISSIONERSV0OS-Agenda PacketsV00S-06-l l\PC Sraff Report-Ftood Amds.rvpd Page 9 of 10



hazard proiectile when a flood event occurs.
,t\

I . (3)- The State Coordinator has reviewed StafFs ploposed amendments conceming Development
Permits, which were not included in the earlier draft Staif Reports before the Planning Co"--irrio'n, u"a agreed
with them as acceptable.

l?t.{ }Po^n the ub_ouq findin-gs, Staff Regommends Approval of the legislative amendment to the text
of the Columbia County Zoning Ordinance Section i100 Fto@t"arnbverlay cJntained in TA08-01 as amended
and submitted for Board consideration.

Attachments:
l) Measure 56 Notice;
2) Proposed amendments with strike-outs for deletions and bold for additions

)
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T[b h to notify you ttrt the columbia county Borrd of commisionen hrve propo$ed rn
rnended hnd usc regulrtinn thrf ifrdopted, mry rffect the pernhsible uses ofyour property
rnd other proprties.

The columbia county Board of commissionen has initiated amendments lo sections
I 102.3; I 109.1 A I 109.2A; I l09.lA of rhe columbia county zoning ordinance relaring lo rhe
rquirements for elevation ofresidential and non-residsntial structures located in the Flood Haz ard
ovalay Zone and the deflrition of "development". The propsd anendments would change the
requirement to elevate new or substantially flood damagd residential and comnercial slruinres
from 'ht orabove the base flood elevation'to "one foot above the base flood elevation" and would
add "storage ofquipment and marerials" to the definition of"development" in rhe flood hazard
area. Adopiion ofthe proposd arnendmenls may affect the permissible uses ofyour property, and
other properlies in the affecld zone, and may change the value ofyour pmperly.

. 0n June 2, 2008 at 6:30pm, the columbia county planning commission will hold a public
hearing and make a reconmendation to lhe Board of commisioners regarding proposd
amendments. The public hearing will be locatd in Room 35 l, circuit courlroom in $e columbia
County Courthouse,230 Sfand Street, St. Helens 0regon.

0n June I 1,2008 at l0aur, the columbia county Board ofcommissioners will hold a public
hearing and consider the proposd amendnents for adoption. rhe heuing is locatd in the
commissioners's meeting room, Room 308 on the Third Floorofthe columbia county courlhouse,
230 Strand street, st. Helens, oregon. The Board of commissionen has determind that ihe
adoption ofthese amendmenls may affecilhe purnissible uses ofyourproperty and otherproperties
in the affected mne, and may change the value ofyour property

Ihe proposd amendmenls are available for inspection in the tand Development Services
Departncnt in the columbia county courthouse located in st. Helens, Oregorq 230 strand Sheel,
sl. Helens, oregon. A copy ofthe proposed amendmenh is available for purchase at a cost of$2.50

For additional inlormation concerning the proposed amendments, you may call Glen
Higgins, at the columbia county Departnent of tand Developmenr srvices, at (503)3 g7-j217 

.

NOTICE T0 MORTGAGEE, LIEN H0LDE& VENDOR 0R SELIER: ORS CHAPTER 215
REQUIRIS T}IAT IF YOU RECEIVE fi IS NOTICE, IT MUST BE PROMPTTY FORWARDED
TO T}IE PURCHASER
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Section 1100 FLOOD HAZARD OVERLAY FH

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;

'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
ai'ea of speciai fiood hazard; and,

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

1102 Definitions:

1 "AREA oF SPECIAL FLooD ovERLAy" means the land in the
flood plain within a community subject to a one percent or greater
chance of flooding in any given year. Designation on maps always
includes the letters A or V.

2 "BASE FLooD" means the flood having a one percent chance of
being equaled or exceeded in any given year. Also referred to as
the "100-year flood." Designation on maps always includes the
letters A or V.

"DEVELoPMENT" means any man-made change to improved or
unimproved real estate, including but not rimited to buildings or
other structures, mining, dredging, filling, grading, paving,

1102.3
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excavation-or, drilling operations, or storage of equipment or
materials located within the area of special flood hazard.

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

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

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

5 "Fl ooD I NSURANCE RATF IV P (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.

"FLooD INSURANCE sruDY" means the official report provided
by the Federal lnsurance Administration that includes flood profiles,
the Flood Boundary-Floodway Map, and the water surface
elevation of the base flood.

7 "FLOO DWAY'' 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 one foot.

6
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area (including basement). An unfinished or flood resistant
enclosure, usable solely for parking of vehicles, building access or
storage, in an area other than a basement area, is not considered a
building's lowest floor, provided that such enclosure is not built so
as to render the structure in violation of the applicable non-
elevation design requirements of this ordinance found at section
1110.1A.

"MANUFACTURED HOME" 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
connected to the required utilities. For flood plain management
purposes the term "manufactured home" also includes park trailers,
travel trailers, and other similar vehicles placed on a site for greater
than 180 consecutive days. For insurance purposes the term
"manufactured home" does not include park trailers, travel trailers,
and other similar vehicles.

o
(_)
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1102.10 "NFW CONSTRUCT loN" means structures for which the "start of
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construction" commenced on or after the effective date of this
ordinance.

11 "PRIMARY zoNE" means the underlying zone upon which the
Flood Hazard Overlay Zone is superimposed.

12

13

"srART oF coNSTRUCTIoN" includes substantiar improvement,
and means the date the building permit was issued, provided the
actual start of construction, repair, reconstruction, placement or
other improvement was within 180 days of the permit date. 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 home on a foundation. permanent construction
does not include land preparation, such as clearing, grading and
filling; nor does it include the installation of streqts andlor
walkways; nor does it include excavation for a basement, footings,
piers, or foundation or 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.

"STRUCTURE" means a walled and roofed building incruding a gas
or liquid storage tank that is principally above ground.

14 ''SUBS NTIAL IMPROV EMENT'' means any repatr,
recoirstruction, or improvement of a siruciure, ihe cosi of which
equals or exceeds 50 percent of the market value of the structure
either:

Before the improvement or repair is started, or

lf the structure has been damaged and is being restored,
before the damage occurred. For the purposes of this
definition "substantial improvement" is considered to occur
when the first alteration of any wall, ceiling, floor, or other
structural part of the building commences, whether or not
that alteration affects the external dimensions of the
structure.

A

B

1 103 Application

This zone shall apply to all areas of special flood hazards within the
jurisdiction of Columbia County.

1

1104 Basis for Special Flood Hazard Areas
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The areas of special flood hazard identified by the Federal
lnsurance Administration in a scientific and engineering report
entitled "The Flood lnsurance Study for Columbia County, Oregon
and lncorporated areas", dated August'16, 1988, with
accompanying Flood lnsurance maps is hereby adopted by
reference and declared to be part of this ordinance. The Flood
lnsurance Study is on file at the Columbia County Department of
Land Development Services office, County Courthouse, St. Helens,
Oregon.

1105 Development Permit

A development permit shall be obtained before construction or
development begins within any area of special flood hazard
established in Section 1104. The permit shall be for all structures
allowed by the underlying zone, including manufactured homes, as
set forth in the "Definitions", and for all development including fill
and other activities, also set forth in the "Definitions". The following
exceptions to the requirement to obtain a development permit apply
for the storage of equipment or materials:

A) Any temptar.orf stor:age within anyr zoning district, and

B) Storage accessory to residential use and located out
of the floodway.

110a Administration

I

1

1 The Land bevebpment Services ACministratlr, rr his designee, is
appointed tr administer and implement this rrdinance by granting
rr denying development permit applications in accordance with its
prrvisions.

Duties of the Administrator shall include, but not be limited to,
reviewing all development permits to determine:

A That the permit requirements of this ordinance have been
satisfied.

That all necessary permits have been obtained from those
Federal, State, or local government agencies from which
prior approval is required.

lf the proposed development is located in the floodway,
assure that the encroachment provisions of Section 1110)
are met.

2

B

c
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1 106.3 When base flood elevation data has not been provided in
accordance with Section 1104, Basis for Special Flood Hazard
Areas, the 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 Sections 1109
Specific Standards, and 1 1 10 Floodways.

Where base flood elevation date is provided through the Flood
lnsurance Study or required as in Section 1 106.3, the Administrator
will obtain and record the actual elevation (in relation to mean sea
level) of the lowest floor (including basement) of all new or
substantially improved structures, and whether or not the structure
contains a basement.

5 For all new or substantially improved floodproofed structures, the
Administrator will:

A. Verify and record the actual elevation (in relation to mean
sea level), and

Maintain the floodproofing certifications required in Section
1 109.2.A(3).

B

6 The Administrator will maintain for public inspection all records
pertaining to the provisions of this ordinance.

.7 For alteration of water courses the Administrator shall

A Notify adjacent communities and the Department of Land
Conservation and Development prior to any alteration or
relocation of a watercourse, and submit evidence of such
notification to the Federal lnsurance Administration.

B Require that maintenance is provided within the altered or
relocated portion of said watercourse so that the flood
carrying capacity is not diminished.

1107 lnteroretation of Firm Boundaries

The Administrator shall make interpretations where needed, as to exact
location of the boundaries of the areas of special flood hazards (for
example, where there appears to be a conflict between a mapped
boundary and actual field conditions). The person contesting the location
of the boundary shall be given a reasonable opportunity to appeal the
interpretation. such appeals shall be granted consistent with the
standards of Section 60.6 of the rules and regulations of the National
Flood lnsurance Program (44 CFR 59-76).

.4


