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PLANNING COMMISSION
Tuesday, March 10, 2020
265 Strand Street, St. Helens, OR 97051
www.ci.st-helens.or.us

Welcome!

1. 7:00 p.m. Call to Order and Flag Salute

2. Consent Agenda

2.A. Planning Commission Minutes dated February 11, 2020
02112020 PC Minutes DRAFT.pdf

3. Topics from the Floor: Limited to 5 minutes per topic (not on Public Hearing
Agenda)

4. Vagt Building Discussion - Matt Brown

5. Public Hearings (times are earliest start time)
5.A. 7:20 p.m. Conditional Use Permit at 165 N 11th - Wildflower Play Collective
CUP.1.20 Staff Report

5.B. 7:50 p.m. Development Code Amendments - Citywide - City of St. Helens
ZA.1.20 Staff Report

6. Planning Commission Vacancy

7. Review Ordinance 3250 - Adding a Historic Resource (Building) to the Designated
Landmarks Register

7.A. Ordinance 3250
Ordinance 3250

8. Acceptance Agenda: Planning Administrator Site Design Review -

The St. Helens City Council Chambers are handicapped accessible. If you wish to participate or attend the meeting
and need special accommodation, please contact City Hall at 503-397-6272 in advance of the meeting.

Be a part of the vision...get involved with your City...volunteer for a City of St. Helens Board or Commission!
For more information or for an application, stop by City Hall or call 503-366-8217.


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/545200/02112020_PC_Minutes_DRAFT.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/545162/Staff_Report__Hearing__PC_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/545175/ZA.1.20_Staff_Report__PC_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/545188/Ordinance_3250.pdf

a. Site Design Review (Major) at 380 Columbia Blvd — Retail sales in an existing commercial building

9. Planning Director Decisions -
a. Home Occupation at 59553 Darcy St. — Home Photography Business

b. Home Occupation at 265 Shore Dr. — Massage Business out of detached accessory structure
c. Sign Permit at 1844 Columbia Blvd - New wall sign on existing commercial suite

10. For Your Information Iltems
11. Next Regular Meeting: April 14,2020

12. Adjournment

The St. Helens City Council Chambers are handicapped accessible. If you wish to participate or attend the meeting
and need special accommodation, please contact City Hall at 503-397-6272 in advance of the meeting.

Be a part of the vision...get involved with your City...volunteer for a City of St. Helens Board or Commission!
For more information or for an application, stop by City Hall or call 503-366-8217.



City of St. Belens

Planning Commission
Draft Minutes February 11, 2020

Members Present:  Chair Hubbard
Commissioner Cohen
Commissioner Lawrence
Commissioner Stenberg
Commissioner Webster
Vice Chair Cary

Members Absent: Commissioner Semling

Staff Present: City Planner Graichen
Associate Planner Dimsho
Councilor Carlson
Community Development Administrative Assistant Sullivan

Others: Jennifer Pugsley
Jane Garcia
Les Watters
Tammy Cinnera
Molly Matchak
Philip Stanton
Steven Jaby
Samantha & AJ Stansbury
Aaron Majors
Ken Stansbury

1) 7:00 p.m. - Call to Order and Flag Salute

2) Consent Agenda: Approval of Minutes
2.A Planning Commission Minutes dated January 14, 2020

Motion: Upon Commissioner Webster's motion and Commissioner Lawrence’s second, the
Planning Commission unanimously approved minutes dated January 14, 2019. [AYES: Vice Chair
Cary, Commissioner Cohen, Commissioner Stenberg, Commissioner Webster; Nays: None]

3) Topics from the Floor: Limited to 5 minutes per topic (not on public hearing
agenda)

Pugsley, Jennifer. Pugsley spoke about the historic preservation of buildings in our Riverfront
District. She mentioned the Vagt Building being remodeled and the windows that were replaced
on 275 & 277 Strand Street. She expressed concern about the process of permitting the
windows. She provided a packet of information on the history of the Vagt Building and why
preserving it is important. She felt the use of materials was not historic and that the City should
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be held to the standards that they set for everyone else in this same district. She requested that
the City fix the windows with something more historically accurate.

Cohen said it should not be allowable for the City to do whatever they want if we are going to
hold the public accountable.

Stanton, Philip. Stanton also spoke on the historic significance of this building. He mentioned
the architecture and how it is important that we maintain the historic feeling throughout the
whole Riverfront District. He mentioned he felt people come down and visit the Riverfront
District for its historic features.

City Planner Jacob Graichen mentioned that after speaking with the Building Department, the
permit was submitted and the work was done in two days. He said there were no plans
submitted, but felt the window replacement met the intent. He mentioned that Matt Brown,
Assistant City Administrator, was the head of this project.

The Commission had a discussion on the processes of permitting and how this particular permit
was handled. There was also a small discussion about the historic significance of this particular
building. They were not satisified with the explanation and reasons that were provided on how it
was handled and wanted to speak to the person in charge of the project at the next meeting.

Motion: Upon Commissioner Stenberg’s motion and Commissioner Webster's second, the
Planning Commission recommended that Matt Brown attend the next meeting to discuss the
project. [Ayes: Commissioner Cohen, Commissioner Lawrence, Commissioner Stenberg,
Commissioner Webster, Vice Chair Cary; Nays: None]

4) Public Hearings (times reflect earliest start time)
4.A 7:00 p.m. - Annexation at the north end of Windy Ridge Drive - Cinnera

Chair Hubbard opened the Public Hearing at 7:25 p.m. There were no ex-parte contacts,
conflicts of interests, or bias in this matter. Associate Planner Jenny Dimsho entered the staff
report dated January 22, 2020 into the record.

Dimsho introduced the proposal to the Commission, as presented in the staff report. She
discussed the adjacent property’s annexation about ten years ago and the simililarities. The
applicant wants to connect to city water. She said there is water available but no sewer. The
applicant will likely set up a septic system. Dimsho discussed the zoning. The Comprehensive
Plan allows for an R10 or R7 zoning, but the staff recommends the R10 zoning based on the
zoning along Windy Ridge Drive.

There was a small discussion about the property not connecting to sewer.

In Favor

Majors, Aaron. Majors is representing the applicant. He spoke about how hard it has been for
the applicant to get to this point in time. He said the applicant is excited to be a part of this
community. He said the applicant has worked really hard to be able to get this property. He
mentioned the septic system has been upgraded. He mentioned they are in the process of
receiving the building permit through the County. He said there were advantages to getting
permits through the County as it is a little cheaper.
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Neutral

None
In Opposition
No one spoke in opposition.

Rebuttal

None

End of Oral Testimony

There were no requests to continue the hearing or leave the record open.
Close of Public Hearing & Record

The applicant waived the opportunity to submit final written argument after the close of the
record.

Deliberations

The Commission felt this decision was a simple one.

Motion: Upon Commissioner Cohen’s motion and Commissioner Webster’s second, the Planning
Commission unanimously recommended to City Council approval of the Annexation as written for
R10 zoning. Commissioner Semling did not vote due to her absence from the meeting. [AYES:
Commissioner Cohen, Commissioner Lawrence, Commissioner Webster, Vice Chair Cary; Nays:
None]

4.B 7:30 p.m. - Variance at 2660 Gable Road - Stansbury

Chair Hubbard opened the Public Hearing at 7:43 p.m. There were no ex-parte contacts,
conflicts of interests, or bias in this matter. Graichen entered the staff report dated February 4,
2020 into the record.

Graichen introduced the proposal to the Commission, as presented in the staff report. He said
the applicant was applying for a variance for an accessory structure that exceeds the maximum
size of 600 square feet. He mentioned the applicant’s property is divided into multiple properties
and that it could have more than one home. He discussed how the accessory structure was
supposed to be a building addition attached to the existing home with a breezeway. He also
mentioned that the breezeway was removed shortly after final inspection; this is why this
variance is before the Commission.

Stansbury, Samantha. Applicant. Stansbury is the property owner. She mentioned they
would like a variance to get rid of the need for a breezeway. She said she spoke with Jacob on
how to build a shop of this size to work on their three different lots. She said they tried to make
the shop asthetically pleasing and match the house. She mentioned how the breezeway was
more of an eyesore and many people asked them what it was for. She mentioned that after
building the breezeway, it did not look like what they had hoped for. She brought in testimony
from neighbors in written form that supported not having the breezeway.
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In Favor

Stansbury, Ken. Stansbury was in support of the breezeway but after seeing the breezeway
they installed, he didn’t agree. He wanted to know what the meaning of a breezeway was. He
didn’t understand why a property as large as theirs required them to have a breezeway. He said
the breezeway actually deterred from the property and did not look as nice as it does without it.

Neutral

None.
In Opposition
No one spoke in opposition.

Rebuttal

Stansbury, AJ. Applicant. Stansbury said they looked into connecting to sewer and water so
the new shop could be a dwelling unit, and the cost was over $15,000 which was way out of
their budget. They hoped the breezeway would have worked.

End of Oral Testimony
There were no requests to continue the hearing or leave the record open.
Close of Public Hearing & Record

The applicant waived the opportunity to submit final written argument after the close of the
record.

Deliberations

There was deliberation between the commissioners about how the applicant did not follow
procedures. They felt the applicants were intentional in not following the rules set before them.

Commissioner Cohen brought up the code and wanted to know what the next steps would be if
they decided to not approve the variance. He was concerned that they did not meet the code
and how do we hold them to the guidelines set before them.

Graichen said there were a few options for the applicant. If the variance is not approved, the
applicant could make the structure a building addition and put in an appropriate breezeway.
They could remove the building, or they could convert it into a dwelling unit.

Motion: Upon Vice Chair Cary’s motion and Commissioner Cohen’s second, the Planning
Commission approved the Variance. [Ayes: Commissioner Cohen, Commissioner Lawrence,
Commissioner Stenberg, Commissioner Webster, Vice Chair Cary; Nays: None]

5) Planning Director Decisions
a. Sign Permit at 155 N. Columbia River Highway — New wall sign on an existing
building
b. Temporary Use Permit at 175 Bowling Alley Lane — five cart food truck pod
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c. Temporary Sign Permit (Banner) at 2100 block of Columbia Blvd — St. Helens
Booster Club’s Annual Auction
6) Planning Department Activity Report
7.A January 27, 2020
7 For Your Information Items
Chair Hubbard wanted to know what came of the RFP for the Riverfront Property that was on
the previous City Council Work Session agenda. Carlson was not at the meeting so could not
provide an accurate answer.
8) Next Regular Meeting - March 10, 2020
9) Adjournment

There being no further business before the Planning Commission, the meeting was adjourned at
8:32 p.m.

Respectfully submitted,

Christina Sullivan
Community Development Administrative Assistant
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CITY OF ST. HELENS PLANNING DEPARTMENT

STAFF REPORT
Conditional Use Permit CUP.1.20

DATE: March 3, 2020
To: Planning Commission
FROM: Jacob A. Graichen, Aicp, City Planner

APPLICANT: WildFlower Play Collective
OWNER: Anna and Phillip Steinhart

ZONING: Mixed Use, MU

LOCATION: 165 N. 11" Street

PROPOSAL:  Establish a nonprofit organization offering a membership based kids play space
and family resource center. A childcare facility is not proposed.

The 120-day rule (ORS 227.178) for final action for this land use decision is May 31, 2020.
SITE INFORMATION / BACKGROUND
The site is developed with an existing building. Per a 2015 Columbia County reappraisal:

1910 home that has been converted to main floor retail/office that is currently vacant, property
caretaker resides/rents upstairs.

The City’s earliest land use permitting (excluding zone changes) is from the late 1990s. There
are a couple of Site Development Review files from 1997 that notes the ground floor of the
former house used for retail and a real estate office. The later 1997 permit was to use the ground
floor for chiropractic medical practice.

The site was used for the chiropractic medical practice for many years. Starting in late 2015
through December 2019, Tea Time—a tea house business—occupied the ground floor. The
upper floor dwelling unit remains.

The approximate 11,600 square feet site is developed with the building as described, but lacks
some on-site improvements such as parking. All parking currently available to the site is on-
street. The site is accesses via N. 11" Street via Columbia Boulevard.
N. 11" Street is a dead-end, due to topography. There are a few residential buildings and
Meriwether Place (and events space) that share this short portion of N. 11" Street. There is both
a grocery store (St. Helens Market Fresh) and an elementary school (Lewis and Clark
Elementary) across Columbia Boulevard from the subject property.

PuBLIC HEARING & NOTICE

Hearing dates are as follows: March 10, 2020 before the Planning Commission.
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Notice of this proposal was sent to surrounding property owners within 300 feet of the subject
properties on February 12, 2020 via first class mail. Notice was sent to agencies by mail or e-
mail on the same date. Notice was published in the The Chronicle on February 26, 2020.

AGENCY REFERRALS & COMMENTS

As of the date of this staff report, the following agency referrals/comments have been received
that are pertinent to the analysis of this proposal:

City Public Works: The proposed use does not have any negative impact on public facilities,
except to remind the applicant and their members and/or participants that there is no dedicated
parking for their facility/use. All parking is located within the public right-of-way and cannot be
reserved or used exclusively for their purpose.

APPLICABLE CRITERIA, ANALYSIS & FINDINGS
SHMC 17.100.040(1) - CUP Approval standards and conditions

(1) The planning commission shall approve, approve with conditions, or deny an application for
a conditional use or to enlarge or alter a conditional use based on findings of fact with respect
to each of the following criteria:

(a) The site size and dimensions provide adequate area for the needs of the proposed use;

(b) The characteristics of the site are suitable for the proposed use considering size, shape,
location, topography, and natural features;

(c) All required public facilities have adequate capacity to serve the proposal,

(d) The applicable requirements of the zoning district are met except as modified by this
chapter;

(e) The supplementary requirements set forth in Chapter 17.88 SHMC, Signs; and Chapter
17.96 SHMC, Site Development Review, if applicable, are met; and

() The use will comply with the applicable policies of the comprehensive plan.

(a) This criterion requires that the site size and dimensions provide adequate area for the
needs of the proposed use.

Finding(s): The ground floor has been used for non-residential purpose for at least a couple
decades. The proposed use includes indoor and outdoor play for children (with parents present)
and as a family resource center.

The applicant notes wanting to use as much outdoor area as possible. A significant portion of the
site around the building is grass yard area. The applicant proposes related outdoor use such as:

Play structure for young children
Play house

Mud kitchen

Sand table
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e Picnic tables
e Raised garden beds

The applicant also notes eventual fencing with a gate in front of the porch for safety reasons to
prevent young kids from running into the street/parking area.

Given proximity to residential uses (impacts to them) and a busy street (Columbia Boulevard),
the Commission should consider this for potential conditions (see below).

The site size and dimensions appear to provide adequate area for the needs of the proposed use.

(b) This criterion requires that the characteristics of the site be suitable for the proposed
use.

Finding(s): The applicant desires a space for indoor and outdoor child play and as a family
resource center. The site is by an elementary school, the only grocery store not located along
US30 (in St. Helens) and across the street from Merewether Place (event space). This area
between the Houlton and Riverfront District is a micro-node of sorts, which may lend itself well
to the proposed use.

The site has no off-street parking. All available parking is on-street. There are approximately 8
marked on-street parking spaces along N. 11" Street along the subject property.

The building is approximately 37’ x 50’ or 1,850 square feet. The assembly area (main room) is
about 25% of that. Using the “lodge, fraternal and civic assembly” parking category in SHMC
17.80.030 about 5 spaces are required. In addition, the dwelling unit is likely 2+ bedroom,
which would require 2 spaces. Though on-street parking is available for any uses (not reserved
for the abutting property), the marked 8 on-street spaces are anticipated to accommodate the use.

There is additional on-street parking available on N. 11% Street, though, it is not defined as well.
Assuming overlapping parking demand (especially between the proposed use and Merewether
Place) doesn’t cause a problem, and the use doesn’t result is a nuisance to nearby residences, the
type of use is appropriate at this location, assuming there is a barrier from nearby traffic for
outdoor play.

Commission should consider requiring a fence prior to ongoing outdoor play as a condition of
approval. The applicant proposes this, but the condition will help guarantee.

(c) This criterion requires that public facilities have adequate capacity to serve the
proposal.

Finding(s): There is no evidence that public facilities are inadequate for this proposal.

(d) This criterion requires that the requirements of the zoning district be met except as
modified by the Conditional Use Permit (CUP) chapter.
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10



Finding(s): The property is zoned Mixed Use, MU. The use is not explicitly listed amongst the
uses (permitted or conditional) in this zoning district. Staff considers this to fall within a couple
of the listed conditional uses given SHMC 17.32.040 (unlisted use):

Amusement services. Chapter 17.16 SHMC defines this as:

“‘“Amusement services” means establishments engaged in providing amusement or
entertainment for a fee or admission charge and including such activities as dance halls;
studios; bands, orchestras, and other musical entertainment; bowling alleys and billiard
and pool establishments; commercial sports such as arenas, rings, racetracks, public
golf courses and coin-operated games; amusement parks; amusement and bathing
beaches; riding academies; carnival operations; expositions; game parlors and horse
shows.

The use may not be as large scale as some of the types listed, but indoor play is a
form of amusement and there is a fee to be a part of the “play collective.”

Lodge, fraternal and civic assembly. This is not specifically defined by the
Development Code, but the lodge use contemplates a meeting place of an organization
and fraternal contemplates a mutual aid society.

In this case, the society or organization is a collective of parents with children and the
mutuality is children play time and the family resource aspect.

Thus this Conditional Use Permit.

As no improvements are proposed to the site and it already complies with the maximum
impervious area of 90%, there are no further MU zoning requirement considerations.

In the MU zone, if a business includes outdoor storage, a conditional use permit is required. This
use doesn’t required outdoor storage per se, but outdoor play with the things proposed to enhance
play (described above) can have a similar visual impact as storage. Storage would require

screening per SHMC 17.72.110(5). A sight-obscuring fence can accommodate that requirement.

But on the other hand, the outdoor activity may help with a sense of activity along a important
corridor, which is a desire for “main street” areas. Does the Commission want to mandate a
sight-obscuring fence or allow a see-though fence and prohibit outdoor storage?

Finally, Chapter 17.100 SHMC (the Conditional Use Permit chapter) doesn’t have specific
requirements for the proposed use.

(e) This criterion requires analysis of the sign chapter and site design review chapter.

Finding(s): With regards to signs, any new sign or modified sign shall require a sign permit per
Chapter 17.88 SHMC.
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With regards to site development review standards, as the site is developed and there are no
substantial proposed improvements to the site to accommodate the proposed use (e.g., new
development), many aspects don’t apply. The noteworthy aspects are as follows:

e There is already a paved walkway from the parking area to the doors of the ground floor.

e Fencing. There are several considerations here:

(@]

o

There is a sanitary sewer line along the west property line. Fence installed in this
area should not damage or conflict with that.

Fencing cannot be in a public right-of-way. As shown on the site plan, the back of
the sidewalk is not the property line. There is a greater distance between the sidewalk
and property line along Columbia Boulevard than N. 11" Street.

Fence height along N. 11" Street, the front, is limited to 4° (for the first 20 feet from
the street). The Commission could allow this to be 6’ in height as a condition of
approval in order to mitigate against adverse effects. For example, a child’s ability to
climb.

Fence height along Columbia Boulevard may be 6 feet in height.

Vision clearance area at the intersection. Because Columbia Boulevard is a Minor
Acrterial Street, a 35’ triangle is used instead of the normal 30 (see site plan for
example). Fence height is limited to 3’ height above curb level here.

Staff recommends a final fence plan to be approved by the City prior to installation in
accordance with the code and any additional conditions of approval the Commission sees
appropriate.

(f) This criterion requires compliance with the applicable policies of the Comprehensive

Plan.

Finding(s): No identified issue.

*k*

SHMC 17.100.040(3) - CUP Approval standards and conditions

(3) The planning commission may impose conditions on its approval of a conditional use, which
it finds are necessary to ensure the use is compatible with other use in the vicinity. These
conditions may include, but are not limited to, the following:

(a) Limiting the hours, days, place, and manner of operation;

(b) Requiring design features which minimize environmental impacts such as noise,
vibration, air pollution, glare, odor, and dust;

(c) Requiring additional setback areas, lot area, or lot depth or width;

(d) Limiting the building height, size or lot coverage, or location on the site;

(e) Designating the size, number, location, and design of vehicle access points;

(f) Requiring street right-of-way to be dedicated and the street to be improved,;

(g9) Requiring landscaping, screening, drainage and surfacing of parking and loading areas;
(h) Limiting the number, size, location, height, and lighting of signs;
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(i) Limiting or setting standards for the location and intensity of outdoor lighting;

(i) Requiring berming, screening or landscaping and the establishment of standards for their
installation and maintenance;

(k) Requiring and designating the size, height, location, and materials for fences; and

() Requiring the protection and preservation of existing trees, soils, vegetation,
watercourses, habitat areas, and drainage areas.

Discussion: The Commission could consider time restrictions, especially for outdoor play. Note
that the noise regulations of Chapter 8.16 SHMC exempts children at play for the purpose of
noise regulation. The specific exemption language per SHMC 8.16.040:

(1) Sounds caused by organized athletic or other group activities, when such activities are
conducted out of doors on property generally used for such purposes, including stadiums, parks,
schools, churches, athletic fields, racetracks, airports and waterways; provided however, that said
exception shall not impair the director’'s power to declare such event or activities otherwise to violate
other laws, ordinances or regulations.

Also, for things that are specifically addressed by this Chapter, the more restrictive times are
between 8:00pm Saturday to 7:00am Monday, or 10:00pm to 7:00am of the other days. This is
an example of potential time restriction. The Commission could consider any time it seems
reasonable, if it considers this type of condition.

Other potential conditions pertains to fencing.
Findings: To be determined by the Commission.
CONCLUSION & RECOMMENDATION

Based upon the facts and findings herein, staff recommends approval of this Conditional
Use Permit with the following conditions:

1. This Conditional Use Permit approval is valid for a limited time (to establish the use)

pursuant to SHMC 17.100.030. This Conditional Use Permit approval is valid for 1.5 years. A 1-year extension is possible
but requires an application and fee. If the approval is not vested within the initial 1.5 year period or an extension (if approved), this is no
longer valid and a new application would be required if the proposal is still desired. See SHMC 17.100.030.

2. Require fence prior to any outdoor play as part of the proposal? Fence shall require
compliance with condition 3.

3. Prior to installation of fence a fence plan shall be submitted to the City Planning Department
for review and approval. This plan shall include the following:

Mandate sight-obscuring?

No fence allowed within the Public right-of-way.

Consider underground utilities (avoiding damage/conflicts).

Vision clearance standards for arterial streets at the intersection of Columbia Boulevard
and N. 11" Street.

e. Maximum fence height per the Development Code and as allowed per condition 4.

o0 ow
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4. An 6 foot in height fence is allowed along the N. 11™" Street front “yard” (setback) instead of
the normal 4 foot. 6” height is already normally allowed along Columbia Boulevard.

5. Does the Commission want to impose a time restriction? For example, for outdoor play?

6. Outdoor storage is not allowed by this Conditional Use Permit.

7. Any new sign requires a sign permit prior to installation, pursuant to Chapter 17.88 SHMC.

8. Owner/applicant and their successors are still responsible to comply with the City

Development Code (SHMC Title 17).

Attachments: Site Plan
Floor Plan

CUP.1.19 Staff Report

Left: the subject property as
viewed from N. 11" Street.

Below: N. 11" Street as seen
from  Columbia  Boulevard.
Marked parking spaces are
visible in the foreground. The
street ends at a cliff (tree line).
This photo shows most of this leg
of N. 11" Street.
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CiTtY OF ST. HELENS PLANNING DEPARTMENT

STAFF REPORT
Development Code Amendments ZA.1.20

DATE: February 27, 2020
To: Planning Commission
FrOM: Jacob A. Graichen, Aicp, City Planner

APPLICANT: City of St. Helens
PROPOSAL: Amend Chapters 17.46 Floodplains and Floodways and 17.124 Accessory
Structures of the St. Helens Municipal Code

The 120-day rule (ORS 227.178) for final action for this land use decision is not applicable.
BACKGROUND

These amendments address two Chapters of the Development Code. One deals with floodplains
and the other accessory structures.

Floodplain

The City of St. Helens is a participating community in the National Flood Insurance Program
(NFIP). One aspect of being a part of the NFIP is periodic Community Assistance Visits
(CAV), so a community’s implementation of the NFIP can be reviewed by a higher authority. In
November of 2019, the City had its first Community Assistance Visit (CAV) since 2006. This
was conducted by DLCD staff, who identified some follow-up actions. One of those actions was
to update the City’s floodplain ordinance (Chapter 17.46) to comply with the State of Oregon
Model Flood Hazard Management Ordinance, which became effective in August of 2019 after
FEMA'’s approval. The bulk of these amendments pertain to this.

Accessory Structures

For many years the maximum size an accessory structure (in a residential zone) could be
installed without requiring permits has been <120 square feet in gross floor area. The Oregon
Building Code used this number until sometime in the early to mid-2000’s (as the City Planner
recollects) when it was changed to 200 square feet. Changing the 120 to 200 to better align with
the building codes (i.e., Oregon Residential Specialty Code) is also proposed.

PuBLIC HEARING & NOTICE

Hearing dates are as follows: March 10, 2020 before the Planning Commission and April 15,
2020 before the City Council.

Notice was sent to agencies by mail or e-mail on February 19, 2020. Notice was published in the

The Chronicle on February 26, 2020. Notice was sent to the Oregon Department of Land
Conservation and Development on January 30, 2020.

ZA.1.20 Staff Report 1 of5
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AGENCY REFERRALS & COMMENTS

Oregon DSL Aquatic Resource Planner: Thank you and your staff for working with DLCD to
update the City’s floodplain development related language.

These comments are limited in scope to where these ordinances and the Department of State
Lands’ regulatory program may interact. Also made to the extent that the interpretation is
correct that the intent of some changes are to diminish or eliminate the need for local (vs FEMA)
permitting for construction of certain structures within floodplains.

Comments:

17.46.040 (3)(d) Alteration of Watercourses should always spur submittal of a wetland land use
notice (WLUN) to the Department of State Lands under ORS 215.350. Appropriate state (and
federal) permits for this activity should be obtained when required.

17.124.030 (1)(a) Realize that wetlands and waterways often occur within floodplains. Lack of
local permitting for structures removes the trigger for WLUN under ORS 215.350. The City of
St. Helen’s has multiple areas of Essential Salmonid Habitat and hydrologically connected
wetlands in which zero cubic yards of removal or fill may be completed without state permit.
Even small structures may require state permit. The lack of local permitting and WLUN process
increases the likelihood that projects go forward without proper permitting. We hope that the
City’s staff will continue to coordinate with DSL and help provide the customer service
facilitated in the WLUN process.

APPLICABLE CRITERIA, ANALYSIS & FINDINGS
SHMC 17.20.120(1) — Standards for Legislative Decision

The recommendation by the commission and the decision by the council shall be based
on consideration of the following factors:

(a) The statewide planning goals and guidelines adopted under ORS Chapter 197;

(b) Any federal or state statutes or guidelines found applicable;

(c) The applicable comprehensive plan policies, procedures, appendices and maps;
and

(d) The applicable provisions of the implementing ordinances.

(e) A proposed change to the St. Helens zoning district map that constitutes a spot
zoning is prohibited. A proposed change to the St. Helens comprehensive plan map that
facilitates a spot zoning is prohibited.

(a) Findings: This criterion requires analysis of the applicable statewide planning goals. The
applicable goals in this case are: Goal 1, Goal 7, and Goal 10.

Statewide Planning Goal 1: Citizen Involvement.
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Goal 1 requires the development of a citizen involvement program that is Widespread, allows
two-way communication, provides for citizen involvement through all planning phases, and
is understandable, responsive, and funded.

Generally, Goal 1 is satisfied when a local government follows the public involvement
procedures set out in the statutes and in its acknowledged comprehensive plan and land use
regulations.

The City’s Development Code is consistent with State law with regards to notification
requirements. Pursuant to SHMC 17.20.080 at least one public hearing before the Planning
Commission and City Council is required. Legal notice in a newspaper of general circulation is
required too. The City has met these requirements and notified DLCD of the proposal as required
by State law.

After the CAV described above under the background section of this report, the City was
instructed to update its floodplain ordinance (Chapter 17.46) to comply with the State of Oregon
Model Flood Hazard Management Ordinance. Given the necessary amendments, this was an
appropriate opportunity to discuss any measures the City may consider that are more stringent
than the minimum standard. “Freeboard” which is the required elevation of buildings above the
base flood level, is a key element where the City has latitude (can be 0-3 feet). Currently,
residential structures require 1° of freeboard and non-residential 0 feet. An important question
on this matter is if the status quo is the way to go or not. Thus, the issue was vetted.

Staff presented the freeboard issue to the Planning Commission at their December 10, 2019
meeting and the City Council at their January 15, 2020 work session. Both the Council (4-1
vote) and the Planning Commission (unanimous vote) favored 1’ of freeboard for both
residential and non-residential applications. This was a listed agenda item for these meetings
which are publicly advertised and attended. Staff also reached out to Columbia County and the
Port of St. Helens (potentially most affected land owner) for input in December and early
January as well.

Note that the window of time for vetting before the formal adoption process was small because
the amendments are supposed to be done by May 5, 2020 according to DLCD in their CAV
follow up letter (attached).

The 120 to 200 square foot area change for accessory structures was also discussed at these
meetings with unanimous support of the concept from both the Planning Commission and City
Council.

The Council consented to this legislative amendment proposal (concept) at their January 15,
2020 work session, as required by SHMC 17.20.020(2)(b).

Statewide Planning Goal 7: Areas Subject to Natural Disasters and Hazards.

Goal 7 requires local comprehensive plans to address Oregon’s natural hazards, including
bit not limited to floods (coastal and riverine), landslides, earthquakes and related hazards,
tsunamis, coastal erosion, and wildfires.

ZA.1.20 Staff Report 3of5
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Amending the City’s floodplain regulations directly aligns with Goal 7. The State created the
new model ordinance in coordination with FEMA based on Goal 7. These updates are required
by the State’s (DLCD per the CAV described above) NFIP representation. Note that Goal 7
states that “state agencies shall coordinate their natural hazard plans and programs with local
governments and provide local governments with hazard inventory information and technical
assistance including development of model ordinances and risk evaluation methodologies.”

Goal 7 specifically calls out the NFIP. For example:

Local governments should consider measures that exceed the National Flood Insurance
Program (NFIP) such as:

a. limiting placement of fill in floodplains;

b. prohibiting the storage of hazardous materials in floodplains or providing for safe
storage of such materials; and

c. elevating structures to a level higher than that required by the NFIP and the state
building code.

The City’s proposed floodplain regulation amendments honor these provisions and include
higher elevations than the minimum required. The minimum required is 0 feet of freeboard.
Current law requires 1’ of freeboard for residential and 0’ for non-residential. As described
above, this proposal includes changing the standard to 1’ for both residential and non-residential.

These amendments are Goal 7 driven with appropriate practices for Goal 1 compliance.

Statewide Planning Goal 10: Housing.

Goal 10 requires buildable lands for residential use shall be inventoried and plans shall
encourage the availability of adequate numbers of needed housing units at price ranges and
rent levels which are commensurate with the financial capabilities of Oregon households and
allow for flexibility of housing location, type and density.

Though not directly related to housing, this Goal must still be addressed as residential lands or
any land where needed housing is possible are potentially affected.

St. Helens completed and adopted a Housing Needs Analysis (HNA) and Buildable Lands
Inventory (BLI) in 2019 (Ordinance No. 3244). The results of the housing needs analysis
indicates that the current St. Helens Urban Growth Boundary is sufficient to accommodate future
housing needs, with a small deficiency of high density land for multi-family development.

The area of special flood hazard (100 year floodplain) within St. Helens is not vast (see attached
zoning map showing the floodplains). Further, the portion that overlaps Apartment Residential,
AR zoning (the City’s highest density zoning) is particularly small.

In addition, the proposed floodplain rules impact residential development similarly to those that
have been in effect since 2010 (the last time they were changed). The amount of freeboard (i.e.,
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elevation above the flood level) is not proposed to change as it is for non-residential
development.

Thus, given the small impact of geographic extent and limited changes for residential
development (i.e., not requiring additional heightening) this proposal does not reduce adequate
land supply for residential development.

(b) Findings: This criterion requires analysis of any applicable federal or state statutes or
guidelines. The Oregon model floodplain code is based on the State’s building codes and federal
policy; these amendments are largely based on that model code.

In addition, the change to the accessory structure maximum size allowed without permits rule is
based on state building code provisions. This will better align the building codes with the City’s
Development Code.

(c) Findings: This criterion requires analysis of applicable comprehensive plan policies,
procedures, appendices and maps. SHMC 19.12.130(2)(a)(1) is pertinent:

(a) Prohibit development on lands within the 100-year floodplain (i.e., special
flood hazard areas subject to inundation by at least one percent annual flood
probability), on slopes exceeding 20 percent, or with recognized drainage problems
unless showing that design and construction techniques can minimize potential loss
of life or property; specifically:

(i) All development within the 100-year floodplain (i.e., special flood hazard
areas subject to inundation by at least one percent annual flood probability) shall
conform to the standards set by FEMA;

The City’s floodplain ordinance implements and exceeds these policies.

(d) Findings: This criterion requires analysis of the applicable provisions of the implementing
ordinances. This proposal updates the City’s implementation ordinances as embodied in the
Development Code.

(e) Findings: This criterion is intended to prevent spot zoning, which doesn’t apply in this case.

CONCLUSION & RECOMMENDATION

Based upon the facts and findings herein, staff recommends approval of the text
amendments to the Community Development Code (Title 17 SHMC).

Attachment(s): Proposed text amendments (draft dated 01292020)
CAYV follow up letter from DLCD dated 11132019 w/ City Planner notes
Zoning map with floodplains
Aerial photo with floodplains
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Added text is underlined.
Deleted text is stricken.

[...] means skipping text as it reads in the code (e.g., to focus on text being edited in this
document)

Chapter 17.46
FLOODPLAINS AND FLOODWAYS

Sections:

17.46.010 Statutory Aauthorization, findings of fact, purpose, and ebjeetives methods of
reducing flood losses.

17.46.020 Definitions.

17.46.030 General provisions.

17.46.040 Administration.

17.46.045 Variances and FIRM Boundary Appeal.

17.46.050 Provisions for flood hazard reduction.

17.46.010 Statutory Aauthorization, findings of fact, purpose, and ebjeetives methods of
reducing flood losses.

(1) Statutory Aauthorization. The State of Oregon has in the-homerule-provisions-ofthe
Oregon-Constitution ORS 197.175 delegated the responsibility to the-City-of-St—Helens local
government units to adopt floodplain management regulations designed to promote the public
health, safety, and general welfare of its citizenry. Therefore, the City of St. Helens does ordain
as follows in the subsequent sections of this chapter.

(2) Findings of Fact:

(a) The flood hazard areas of the City of St. Helens are subject to periodic inundation
which may results in loss of life and property, health, and safety hazards, disruption of commerce
and governmental services, extraordinary public expenditures for flood protection and relief, and
impairment of the tax base, all of which adversely affect the public health, safety, and general
welfare.

(b) These flood losses are may be caused by the cumulative effect of obstructions in areas
of special flood hazards which increase flood heights and velocities, and when inadequately
anchored, cause damage uses in other areas. Uses that are inadequately floodproofed, elevated,
or otherwise protected from flood damage also contribute to the flood loss.

(3) Purpose. It is the purpose of this chapter to promote the public health, safety, and general
welfare, and to minimize public and private losses due to flooding cenditionsin-speeifie in flood
hazard areas by provisions designed:

(a) To protect human life and health;

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

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

(d) To minimize prolonged business interruptions;

(e) 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;

Ordinance No. ZA.1.20 01292020 DRAFT — Attachment A Page 1 of 21
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(f) 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 fature-flood blight areas caused by flooding;

(g) To ensure-that notify potential buyers are-noetified that the property is in an area of
special flood hazard; and

(h) To ensure-that notify those who occupy the areas of special flood hazard that they
assume responsibility for their actions-; and

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

(4) Objeetives Methods of reducing flood losses. In order to accomplish its purposes, this
chapter includes methods and provisions for:

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

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

(c) Controlling the alteration of natural floodplains, stream channels, and natural
protective barriers, which help accommodate or channel floodwaters;

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

(e) Preventing or regulating the construction of flood barriers which will unnaturally
divert floodwaters or may increase flood hazards in other areas; and

(f) Coordinating and supplementing the provisions of the state building code with local
land use and development ordinances.

17.46.020 Definitions.

Unless specifically defined below, words or phrases used in this chapter shall be interpreted
so as to give them the meaning they have in common usage, to-give-this-chapterits-mest
reasenable-application; and shall apply only to requirements of this chapter and Chapter 17.44
SHMC.

(1) “Appeal” means a request for a review of the interpretation of any provision of this
chapter or a request for a variance.

(2) “Area of shallow flooding” means a designated Zone AO, ex AH, AR/AO or AR/AH
Zone on the 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 ev1dent Such ﬂoodmg is characterlzed bv pondlng or sheet ﬂow %Che—base—ﬂeed—éepths

(3) “Area of special flood hazard” means the land in the floodplain within a community
subject to a one percent or greater chance of flooding in any given year. Designation-onmaps
always-ineludes-the tetter <A It is shown on the Flood Insurance Rate Map (FIRM) as Zone A,
AO.AH. A1-30, AE, A99. or AR. “Special flood hazard area” is synonymous in meaning and
definition with the phrase “area of special flood hazard.”

(4) “Base flood” means the flood hav1ng a one percent chance of belng equaled or exceeded
in any given year. # cfe ; s SR
thototoemi
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(5) “Base Flood Elevation (BFE)” means the watersurface elevation to which floodwater is
anticipated to rise during the base flood i i

aV¥a - ho L
ssgew

foot:
(6) “Basement” means any pertien area of a-struecture-or the building having its floor sub-
grade subgrade (below ground level) on all sides.
(7) “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

9 (8) “Critical facility” means a facility for which even a slight chance of flooding might be
too great. Critical facilities include, but are not limited to, schools, nursing homes, hospitals,
police, fire and emergency response installation, and installations which produce, use or store
hazardous materials or hazardous waste.

93 (9) “Development” means any manmade 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.

&5 (10) “Digital FIRM (DFIRM)” means Digital Flood Insurance Rate Map. It depicts
flood risk and zones and flood risk information. The DFIRM presents the flood risk information
in a format suitable for electronic mapping applications.

(2 (11) “Elevated building” means, for insurance purposes, a nonbasement building which
has its lowest elevated floor raised above ground level by foundation walls, shear walls, posts,
piers, pilings, or columns.

35 (12) “Flood” or “flooding” means;

(a) 2A general and temporary condition of partial or complete inundation of normally dry
land areas from:
ta) (1) The overflow of inland or tidal waters; and/or
{b) (ii) The unusual and rapid accumulation of runoff of surface waters from any
source-; and/or
(iii) Mudslides (i.e., mudflows) which are proximately caused by flooding as
defined in paragraph (a)(ii) of this definition and are akin to a river of liquid and flowing mud on
the surfaces of normally dry land areas. as when earth is carried by a current of water and
deposited along the path of the current.
(b) The collapse or subsidence of land along the shore of a lake or other body of water as
a result of erosion or undermining caused by waves or currents of water exceeding anticipated
cyclical levels or suddenly caused by an unusually high water level in a natural body of water,
accompanied by a severe storm, or by an unanticipated force of nature, such as flash flood or an
abnormal tidal surge, or by some similarly unusual and unforeseeable event which results in
flooding as defined in paragraph (a)(i) of this definition.
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(13) “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.

(14) “Flood insurance rate map (FIRM)” means the official map of a community, on which
the Federal Insurance Administration Administrator has delineated both the areas of special flood
hazards and‘er the risk premium zones applicable to the community. A FIRM that has been
made available digitally is called a Digital Flood Insurance Rate Map (DFIRM).

(15) “Flood insurance study (FIS)” means the official report provided by the Federal
Insurance Administration Administrator that includes flood profiles, the flood boundary-
floodway map, and the water surface elevation of the base flood.

(16) “Flood proofing” means any combination of structural and nonstructural additions,
changes. or adjustments to structures which reduce or eliminate risk of flood damage to real
estate or improved real property, water and sanitary facilities, structures, and their contents.

&6y (17) “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 enefoot a designated height. Also the channel of a
river/watercourse and those portions of the floodplain adjoining the channel required to
discharge and store the floodwater or flood flows associated with the regulatory flood. Also
referred to as a “regulatory floodway.”

(18) “Functionally dependent use” means a use which cannot perform its intended purpose
unless it is located or carried out in close proximity to water. This term includes only docking
facilities. port facilities that are necessary for the loading and unloading of cargo or passengers.
and shipbuilding and ship repair facilities, but does not include long-term storage or related
manufacturing facilities.

(19) “Hazardous material” per the Oregon Department of Environmental Quality means
materials to include any of the following:

(a) Hazardous waste as defined in ORS 466.005;

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

(c) 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:

(d) Hazardous substances designated by the United States Environmental Protection
Agency (EPA) under section 311 of the Federal Water Pollution Control Act, P.L. 92-500, as
amended;

(e) Substances listed by the United States EPA in section 40 of the Code of Federal
Regulations. Part 302 — Table 302.4 (list of Hazardous Substances and Reportable Quantities)
and amendments;

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

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

(h) Pesticide residue; and

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

(20) “Highest adjacent grade” means the highest natural elevation of the ground surface prior
to construction next to the proposed walls of a structure.

&7 (21) “Historic structure” means a structure that is:
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(a) Listed individually in the National Register of Historic Places (a listing maintained by
the U.S. Department of Interior) or preliminarily determined by the Secretary of the Interior as
meeting the requirements for individual listing on the National Register;

(b) Certified or preliminarily determined by the Secretary of the Interior as contributing
to the historical significance of a registered historic district or to a district preliminarily
determined by the Secretary to qualify as a registered historic district;

(c) Individually listed on a state inventory of historic places and-determined-as-eligible-by

in states with historic preservation programs which have been approved by the Secretary of the
Interior; or
(d) Any “designated landmark™ pursuant to Chapter 17.36 SHMC.
(22) “Letter of Map Change (LOMC)” means an official FEMA determination, by letter, to
amend or revise effective Flood Insurance Rate Maps and Flood Insurance Studies. The

following are categories of LOMCs:
(a) Conditional Letter of Map Amendment (CLOMA): A CLOMA is FEMA’s

comment on a proposed structure or group of structures that would, upon construction, be located
on existing 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.

(b) Conditional Letter of Map Revision (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.

(c) Conditional Letter of Map Revision based on Fill (CLOMR-F): A CLOMR-F is
FEMA'’s comment on a proposed project that would, upon construction, result in a modification
of the special flood hazard area through the placement of fill outside the existing regulatory

floodway.
(d) Letter of Map Amendment (LOMA): An official amendment. by letter. to the Flood

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

(e) Letter of Map Revision (LOMR): A LOMR is FEMA’s modification to an effective
Flood Insurance 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 LOMR
officially revises the FIRM or FBFM, and sometimes the Flood Insurance Study (FIS) report,
and. when appropriate, includes a description of the modifications. The LOMR is generally
accompanied by an annotated copy of the affected portions of the FIRM, FBFM, or FIS report.

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

(2) Physical Map Revision (PMR): A PMR is FEMA’s physical revision and
republication of an effective Flood Insurance Rate Map (FIRM) or Flood Insurance Study (FIS)
report. PMRs are generally based on physical measures that affect the hydrologic or hydraulic
characteristics of a flooding source and thus result in the modification of the existing regulatory
floodway, the effective baes flood elevations, or the special flood hazard area.
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8) (23) “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 basement area, is not considered a strueture’s
building’s lowest floor;, provided; that the such enclosed-area enclosure is not built and
maintained-in-accordanece-with so as to render the structure in violation of the applicable non-
elevation design requirements of the BuildingCeodes this chapter.

9 (24) “Manufactured dwelling” or “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 attached to the required utilities. The term “manufactured
dwelling” or “manufactured home” does not include a “recreation vehicle.”

26} (25) “Manufactured home park or subdivision” means a parcel (or contiguous parcels)
of land divided into two or more manufactured home lots for rent or sale.

(26) “Mean sea level” means the National Geodetic Vertical Datum of 1929 (NVGD 29),
North American Vertical Datum of 1988 (NAVD 88). or other datum, to which Base Flood
Elevations shown on a community's Flood Insurance Rate Map are referenced.

b (27) “New construction” means structures for which the “start of construction”
commenced on or after the effective date of the ordinance codified in this chapter, and includes
any subsequent improvements to such structures.

22) (28) “Recreational vehicle” means a vehicle which is:

(a) Built on a single chassis;

(b) Four hundred square feet or less when measured at the largest horizontal projection;

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

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

(29) Special flood hazard area. See “area of special flood hazard” for this definition.

23 (30) “Start of construction” includes ““substantial 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 streets and/or walkways; nor does it include
excavation for a basement, footings, piers, or foundations or the erection of temporary forms; nor
does it include the installation on the property of accessory buildings, such as garages or sheds
not occupied as dwelling units or not part of the main structure. For a substantial improvement,
the “actual start” of construction means the first alteration of any wall, ceiling, floor, or other
structural part of a building, whether or not that alteration affects the external dimensions of the
building.

25 (31) “Structure” means a walled and roofed building, a manufactured dwelling, a
modular or temporary building, or a gas or liquid storage tank that is principally above ground.

26) (32) “Substantial damage” means damage of any origin sustained by a structure whereby
the cost of restoring the structure to its before-damaged condition would equal or exceed 50
percent of the market value of the structure before the damage occurred.
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27 (33) “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 of the structure should be:

(a) The appraised real market value of the structure prior to the start of the initial repair or
improvement; or

(b) In the case of damage, the appraised real market value of the structure prior to the
damage occurring.

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.”

28) (34) “Variance” means a grant of relief from the requirements of this chapter which
permits construction in a manner that would otherwise be prohibited by this chapter and shall
follow the requirements as established in Chapter 17.108 SHMC and SHMC 17.46.045.

(35) “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.

29 (36) “Water-dependent” means a structure for commerce or industry which cannot exist
in any other location and is dependent on the water by reason of the intrinsic nature of its
operations.

17.46.030 General provisions.

(1) Lands to Which This Chapter Applies. This chapter shall apply to all areas of special
flood hazards within the jurisdiction of the city of St. Helens.

(2) Basis for Establishing the Areas of Special Flood Hazard. The areas of special flood
hazard identified by the Federal Insurance Administration Administrator in a scientific and
engineering report entitled “The Flood Insurance Study (FIS) for Columbia County, Oregon and
Incorporated Areas,” dated November 26, 2010, with accompanying flood insurance rate maps
(FIRMs) including panels 41009C0345D, 41009C0451D. 41009C0452D. 41009C0454D,
41009C0456D and 41009C0458D is are hereby adopted by reference and declared to be a part of
this chapter. The ﬂeed—msufaﬂe&smdy FIS and FIRMs are on file w1th the Plannlng Department
at City Hall. 3 azard-area a 8

(3) Coordination with State of Oregon Specialty Codes. Pursuant to the requirement

established in ORS 455 that the city of St. Helens administers and enforces the State of Oregon
Specialty Codes, the city of St. Helens 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 chapter is intended to be
administered and enforced in conjunction with the Oregon Specialty Codes.
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(4) Compliance. All development within special flood hazard areas is subject to the terms of
this chapter and required to comply with its provisions and all other applicable regulations.

) (5) Penalties for Noncompliance. No structure or land shall hereafter be constructed,
located, extended, converted, or altered without full compliance with the terms of this chapter
and other applicable regulations. Violations of the provisions of this chapter by failure to comply
with any of its requirements (including violations of conditions and safeguards established in
connection with conditions) shall constitute a misdemeanor. Any person who violates this
chapter or fails to comply with any of its requirements shall upon conviction thereof be fined
and/or imprisoned pursuant to SHMC 17.12.030, for each violation, and in addition shall pay all
costs and expenses involved in the case. Nothing herein contained shall prevent the City of St.
Helens from taking such other lawful action as is necessary to prevent or remedy any violation.

4 (6) Abrogation and Greater Restrictions.

(a) Abrogation. This chapter is not intended to repeal, abrogate, or impair any existing
easements, covenants, or deed restrictions. However, where this chapter and another chapter,
ordinance, state-building-ecode; easement, covenant, or deed restriction conflict or overlap,
whichever imposes the more restrictions shall prevail.

(b) Severability. This chapter and the various parts thereof are hereby declared to be
severable. If any section clause, sentence, or phrase of this chapter 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 chapter.

) (1) Interpretation. In the interpretation and application of this chapter, 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 ané

(6 (8) Warning and Disclaimer of Liability. The degree of flood protection required by this
chapter is considered reasonable for regulatory purposes and is based on scientific and
engineering considerations. Larger floods can and will occur. Flood heights may be increased by
manmade or natural causes. This chapter 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.
This chapter shall not create liability on the part of the city of St. Helens, an officer or employee
thereof, or the Federal Insurance Administration Administrator, for any flood damages that result
from reliance on this chapter or any administrative decision lawfully made hereunder.

17.46.040 Administration.
(1) Establishment of Development Permit.

(a) Development Permit Required. A development permit shall be obtained before
construction or development begins within any area horizontally within ef the special flood
hazard area established in SHMC 17.46.030(2). The development permit shall be required for all
structures including manufactured hemes dwellings, as set forth in the “Definitions” (SHMC
17.46.020), and for all development including fill and other activities, also as set forth in the
“Definitions” (SHMC 17.46.020).

(b) Application for Development Permit. Application for a development permit shall be

made on forms furnished by the eommunity-development-department Floodplain Administrator

and may include but not be limited to plans in duplicate drawn to scale showing the nature,
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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) Elevation (based on the North American Vertical Datum of 1988 (NAVD 88)) 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 (3)(b) of this
section;

(i1) Elevation (based on the North American Vertical Datum of 1988 (NAVD 88)) in
relation to mean sea level to which any non-residential structure has will beer floodproofed;

(iii) Certification by a registered professional engineer or architect licensed in the
State of Oregon that the floodproofing methods for any nonresidential structure meet the
floodproofing criteria in SHMC 17.46.050(23)(b):an€.

(iv) Description of the extent to which a watercourse will be altered or relocated as a
result of proposed development.

(v) Base Flood Elevation data for subdivision proposals or other development when
required per (3) of this section and SHMC 17.46.050(1)(g).

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

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

(2) Designation of the PlanningDirector Floodplain Administrator. The planning director is
hereby appointed to administer, and implement, and enforce this chapter by granting or denying
development permit applications in accordance with its provisions. The floodplain administrator
may delegate authority to implement these provisions.

(3) Duties and Responsibilities of the Planning Direetor Floodplain Administrator. Duties of
the planningdirector floodplain administrator, or their designee, shall include, but not be limited
to:

(a) Permit Review. Review all development permits to determine:

(1) Review-all-developmentpermitsto-determine tLhat the permit requirements and

conditions of this chapter have been satisfied.

(i) Review-all-development permits-to-determine tThat all necessary permits have

been obtained from those federal, state, or local governmental agencies from which prior
approval is required.

(1ii) Review-all-development permits-to-determine ilf the proposed development is
located in the a floodway. If located in the floodway, assure that the encroachment provisions of
SHMC 17.46.050(45)¢a) are met.

(iv) If the proposed development is located in an area where Base Flood Elevation
(BFE) data is available either through the Flood Insurance Study (FIS) or from another
authoritative source. If BFE data is not available then ensure compliance with the provisions of
SHMC 17.46.050(1)(h).

(v) That the Base Flood Elevation (BFE) including the minimum freeboard required
per this chapter has been provided to the Building Official for any building or structure requiring
a development permit.

(vi) If the proposed development qualifies as a substantial improvement as defined by

this chapter.
(vii) If the proposed development activity is a watercourse alteration. If a watercourse

alteration is proposed, ensure compliance with the provisions in SHMC 17.46.050(1)(a).
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(viii) If the proposed development activity includes the placement of fill or
excavation.

(1) Obtain, record. and maintain the actual elevation (in relation to mean sea level) of

the lowest floor (including basements) and all attendant utilities of all new or substantially
improved structures where Base Flood Elevation (BFE) data is provided through the Flood
Insurance Study (FIS), Flood Insurance Rate Map (FIRM), or obtained in accordance with
SHMC 17.46.050(1)(h).

(i1) Obtain and record the elevation (in relation to mean sea level) of the natural grade
of the building site for a structure prior to the start of construction and the placement of any fill
and ensure that the requirements of (3)(a)(ii) of this section and SHMC 17.46.050(5) are adhered
to.

(ii1) 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).

(iv) 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.

(v) Maintain all Elevation Certificates (EC) submitted to the City of St. Helens.

(vi) Obtain, record, and maintain the elevation (in relation to mean sea level) to which
the structure and all attendant utilities were floodproofed for all new or substantially improved
floodproofed structures where allowed under this chapter and where Base Flood Elevation (BFE)
data is provided through the FIS, FIRM., or obtained in accordance with SHMC 17.46.050(1)(h).

(vii) Maintain all floodproofing certificates required under this chapter.

(viii) Record and maintain all variance actions, including justification for their
issuance.
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(ix) Obtain and maintain all hydrologic and hydraulic analyses performed as required
under SHMC 17.46.050(5).

(x) Record and maintain all Substantial Improvement and Substantial Damage
calculations and determinations as required under (3)(f) of this section.

(xi) All elevation information (in relation to mean sea level) required by this
subsection shall be based on the North American Vertical Datum of 1988 (NAVD 88).

@i (xii) Maintain for public inspection all records pertaining to the provisions of this

chapter.

(c) Community Boundary Alterations. The Floodplain Administrator shall notify the
Federal Insurance 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 Insurance Rate Maps (FIRM)
accurately represent the community’s boundaries. Include within such notification a copy of a
map of the community suitable for reproduction, clearly delineating the new corporate limits or
new area for which the community has assumed or relinquished floodplain management
regulatory authority.

(d) Alteration of Watercourses.

(i) Notify adjacent communities, the State Department of Land Conservation and
Development (DLCD), and other appropriate state and federal agencies prior to any alteration or
relocation of a watercourse, and submit evidence of such notification to the Federal Insurance
Administration Administrator. This notification shall be provided by the applicant to the Federal
Insurance Administrator as a Letter of Map Revision (LOMR) along with either:

(A) A proposed maintenance plan to assure the flood carrying capacity within the
altered or relocated portion of the watercourse is maintained; or
(B) Certification by a registered professional engineer that the project has been

designed to retain 1ts flood carrvmg capac1tv w1th0ut perlodlc maintenance.

requlred to submlt a Cond1t10na1 Letter of Map Rev151on ( CLOMR) when required under (3)(e)
of this section. Ensure compliance with all applicable requirements in (3)(e) of this section and
SHMC 17.46.050(1)(a).
(e) Requirement To Submit New Technical Data.
(i) 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 (6)
months after the date such information becomes available, a community shall notify the Federal
Insurance 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.
(ii) The Floodplain Administrator shall require a Conditional Letter of Map Revision
(CLOMR) prior to the issuance of a floodplain development permit for:
(A) Proposed floodway encroachments that increase the base flood elevation; and
(B) Proposed development which increases the base flood elevation by more than
one foot in areas where FEMA has provided base flood elevations but no floodway.
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(iii) 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).

(iv) The applicant shall be responsible for preparing all technical data to support
CLOMR/LOMR applications and paying any processing or application fees associated with the
CLOMR/LOMR. The Floodplain Administrator shall be under no obligation to sign the
Community Acknowledgement Form, which is part of the CLOMR/LOMR application. until the
applicant demonstrates that the project will or has met the requirements of this code and all
applicable state and federal laws.

(f) Substantial Improvement and Substantial Damage Assessments and Determinations.
Conduct Substantial Improvement (SI), as set forth in the “Definitions” (SHMC 17.46.020),
reviews for all structural development proposal applications and maintain a record of SI
calculations within permit files in accordance with (3)(b) of this section. Conduct Substantial
Damage (SD), as set forth in the “Definitions” (SHMC 17.46.020). 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 SHMC 17.46.030(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.

e) (g) Interpretation of FIRM Boundaries. 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 as provided in SHMC 17.46.045.

17.46.045 Variances and FIRM Boundary Appeal.

(1) 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.

1 (2) The applicable approval authority shall hear and decide appeals and requests for
variances from the requirements of this chapter.

2) (3) The applicable appellate authority shall hear and decide appeals when it is alleged
there is an error in any requirement, decision, or determination made by the City of St. Helens in
the enforcement or administration of this chapter.

) (4) Those aggrieved by the decision of the applicable approval authority or any taxpayer,
may appeal such decision to the applicable appellate authority, in accordance with the St. Helens
Development Code.

5 (5) In passing upon such applications, the applicable approval authority shall consider all
technical evaluations, all relevant factors, standards specified in other sections of this chapter,
and:

(a) The danger that materials may be swept onto other lands to the injury of others;

(b) The danger to life and property due to flooding or erosion damage;

(c) The susceptibility of the proposed facility and its contents to flood damage and the
effect of such damage on the individual owner;

(d) The importance of the services provided by the proposed facility to the community;

(e) The necessity to the facility of a waterfront location, where applicable;
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(f) The availability of alternative locations for the proposed use which are not subject to
flooding or erosion damage;

(g) The compatibility of the proposed use with existing and anticipated development;

(h) The relationship of the proposed use to the comprehensive plan and flood plain
management program for that area;

(1) The safety of access to the property in times of flood for ordinary and emergency
vehicles;

() The expected heights, velocity, duration, rate of rise, and sediment transport of the
flood waters and the effects of wave action, if applicable, expected at the site; and

(k)The costs of providing governmental services during and after flood conditions,
including maintenance and repair of public utilities and facilities such as sewer, gas, electrical,
and water systems, and streets and bridges.

£5) (6) Upon consideration of the factors of SHMC 17.46.045(45) and the purposes of this
chapter, the approval authority may attach such conditions to the granting of variances as it
deems necessary to further the purposes of this chapter.

€6) (7) The Planning Director shall maintain the records of all appeal actions and report any
variances to the Federal Emergency Management Agency (FEMA) upon request.

A (8) Conditions for Variances:

(a) Generally, the only condition under which a variance from the elevation standard may
be issued is 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, providing items SHMC 17.46.045(45)(a)-(k) have been fully
considered. As the lot size increases beyond one-half acre the technical justification required for
issuing the variance increases.

(b) Variances may be issued for the reconstruction, rehabilitation, or restoration of
historic structures, as set forth in the “Definitions” (SHMC 17.46.020). without regard to the
procedures set forth in this section.

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

(d) Variances shall only be issued upon a determination that the variance is the minimum
necessary, considering the flood hazard, to afford relief.

(e) Variances shall only be issued upon:

(1) A showing of good and sufficient cause;

(ii) A determination that failure to grant the variance would result in exceptional
hardship to the applicant; and

(iii) 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 local laws or ordinances.

(f) Variances as interpreted in the National Flood Insurance Program are based on the
general zoning law principle that they pertain to a physical piece or property; they are not
personal in nature and do not pertain to the structure, its inhabitants, economic or financial
circumstances. They primarily address small lots in densely populated residential
neighborhoods. As such, variances from the flood elevations should be quite rare.

(g) Variances may be issued for nonresidential buildings in very limited circumstances to
allow a lesser degree of floodproofing than watertight or dry-floodproofing, where it can be
determined that such action will have low damage potential, complies with all other variance
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criteria except SHMC17-46-045(7) (8)(a) of this section, and otherwise complies with the
provisions of SHMC 17.46.050(1)¢a)-€¢).

(h) 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, as set forth in the “Definitions” (SHMC 17.46.020), provided that the criteria of this section
are met except (8)(a), 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.

) (i) Any applicant to whom a variance is granted shall be given written notice that the
1ssuance of a variance to construct a structure below the Base Flood Elevation will be—pemrtted
& result
in 1ncreased premium rates for ﬂood insurance wﬂl—beueeimaeﬂsuf&tewﬂﬁhe—mefeased—ﬂsk
resultingfrom-the reduced-towestloorelevation- 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 SHMC
17.46.040(3)(b).

17.46.050 Provisions for flood hazard reduction.
(1) General Standards. In all areas of special flood hazards, the following standards are
required:

(a) Alteration of Watercourses. Require that the flood carrying capacity within the altered
or relocated portion of said watercourse is maintained. Require that maintenance is provided
within the altered or relocated portion of said watercourse to ensure that the flood carrying
capacity is not diminished. Require compliance with SHMC 17.46.040(3)(d) and (e).

) (b) Anchoring.

(1) 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.

(11) All manufactured hemes dwelhng m&st—}ﬂeewrse shall be anchored te—pfeveﬂt

Gb} (_) Constructlon Materlals and Methods
(1) All new construction and substantial improvements shall be constructed with
materials and utility equipment resistant to flood damage.
(i1) All new construction and substantial improvements shall be constructed using
methods and practices that minimize flood damage.

e (d) Utl—l+t1es Water Supplv. Samtary Sewer a.nd On Slte Waste Dlsposal Svstems
(1) All new and replacement water supply systems shall be designed to minimize or
eliminate infiltration of floodwaters into the system;
(i1) New and replacement sanitary sewage systems shall be designed to minimize or
eliminate infiltration of floodwaters into the systems and discharge from the systems into
floodwaters; and
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(1i1) On-site waste disposal systems shall be located to avoid impairment to them or
contamination from them during flooding consistent with the Oregon Department of
Environmental Quality.

(e) Electric, Mechanical, Plumbing, and Other Equipment. Electrical, heating,
ventilating, air-conditioning, plumbing, duct systems, and other equipment and service facilities
shall be elevated at or above one (1) foot above the Base Flood Elevation (BFE) 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. In addition, if replaced as part of a substantial improvement,
electrical, heating, ventilating, air-conditioning, plumbing. duct systems. and other equipment
and service facilities shall meet all the requirements of this section.

(f) Tanks.

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

(i) Above-ground tanks shall be installed (elevated) at or above one (1) foot above
the Base Flood Elevation (BFE) or shall be anchored to prevent flotation, collapse, and lateral
movement under conditions of the base flood.

&) (g) Subdivision Proposals and Other Proposed Developments.

(1) All new subdivision proposals and other proposed new developments (including
proposals for manufactured home parks and subdivisions) greater than 50 lots or 5 acres,
whichever is the lesser, shall be-consistent-with-the-need-to-minimize flood-damage; include
within such proposals, Base Flood Elevation data.

(ii) All new subdivision proposals and other proposed new developments (including
proposals for manufactured home parks and subdivisions) shall:

(A) Be consistent with the need to minimize flood damage.

Gy (B) All-subdivisionprepesals-shall hkHave public utilities and facilities such as

sewer, gas, electrical, and water systems, located and constructed to minimize or eliminate flood

damage;
@) (C) All-subdivisionpropesalsshall hkHave adequate drainage provided to reduce
exposure to ﬂood damage—aﬂé hazards

(h) Use of Other Base Flood Data.

(A) When Base Flood Elevation data has not been provided in accordance with
SHMC 17.46.030(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 this section. All new subdivision proposals and other proposed new developments
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(including proposals for manufactured dwelling parks and subdivisions) must meet the
requirements of (1)(g) of this section.

(B) Base Flood Elevations shall be determined for development proposals that are 5
acres or more in size or are 50 lots or more, whichever is lesser 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 clear and objective information such as historical data, high water marks, FEMA provided
Base Level Engineering data, and photographs of past flooding, etc. where available. Failure to
elevate at least two feet above grade in these zones may result in higher insurance rates.

(i) Structures Located in Multiple or Partial Flood Zones. In coordination with the State
of Oregon Specialty Codes:

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

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

€5 (1) AH Zone Drainage. Adequate drainage paths are required around structures on
slopes to guide floodwaters around and away from proposed structures.
(2) Spec1ﬁc Standards for Riverine (Includmg all Non- Coastal) Flood Zones. ln-al-areasof

ﬂ}e—fe-l-}ewmg—ptew-s«}eﬂs—afe—reqwfeé— These spemﬁc standards shall applv to all new

construction and substantial improvements in addition to the General Standards contained in (1)
of this section.

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

(1) Be designed to automatically equalize hydrostatic flood forces on walls by
allowing for the entry and exit of floodwaters.

(i1) Be used solely for parking, storage, or building access.

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

(A) A minimum of two openings. The openings shall be installed on at least two
sides of each enclosed area to decrease the chances that all openings could be blocked with
floating debris and to allow for more even filling by floodwater and draining of the enclosed
area. In addition, openings shall be distributed around the entire perimeter of the enclosed area
unless there is clear justification for putting all openings on just one or two sides (such as in
attached dwellings as defined by Chapter 17.16 SHMC or buildings set into sloping sites).

(B) 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.

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

(D) 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.
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(E) All additional higher standards for flood openings in the State of Oregon
Residential Specialty Codes Section R322.2.2 (as revised) shall be complied with when

applicable.
(b) Garages.

(i) Attached garages may be constructed with the garage floor slab below the Base
Flood Elevation (BFE) if the following requirements are met:

(A) If located within a floodway the proposed garage must comply with the
requirements of (5) of this section.

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

(C) The garage is used solely for parking, building access. and/or storage:;

(D) The garage is constructed with flood openings in compliance with (2)(a) of
this section to equalize hydrostatic flood forces on exterior walls by allowing for the automatic
entry and exit of floodwater.

(E) The portions of the garage constructed below the BFE are constructed with
materials resistant to flood damage.

(F) The garage is constructed in compliance with the standards in (1) of this

section.

(G) 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.

(ii) Detached garages must be constructed in compliance with the standards for
appurtenant structures in (3)(e) of this section or non-residential structures in (3)(b) of this
section depending on the square footage of the garage.

(c) Below grade crawlspaces (i.e. crawlspaces below the lowest adjacent exterior grade)
as_set forth in the “Definitions” (SHMC 17.46.020) and described in FEMA Technical Bulletin
11-01 (as revised), are prohibited.

(3) Additional Specific Standards for Riverine (Non-Coastal) Special Flood Hazard Areas
with Base Flood Elevations (BFEs). In addition to the standards listed in (1) and (2) of this
section, the following additional standards shall apply in Riverine (non-coastal) special flood
hazard areas with Base Flood Elevations (BFE): Zones A1-A30, AH. and AE.

(a) Residential Construction.

(i) New construction and substantial improvement of any residential structure shall
have the lowest floor, including basement, elevated a-minimum-of-onefoot-ormeore at or above
one (1) foot above the bBase fFlood eElevation (BFE).

(1) Eally eEnclosed areas below the lowest floor that-are-subject-to-Hoodingare

with the flood opening requirements in (2)(a) of this section.

(b) Nonresidential Construction.
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(1) New construction and substantial improvement of any commercial, industrial or

other nonres1dent1al structure shall efther—havethelewest—ﬂeer——meludﬂ}g—basement—elevated-&t

(A) Have the lowest ﬂoor mcludmg basement elevated at or above one ( l) foot

above the Base Flood Elevation (BFE); or together with attendant utility and sanitary facilities
comply with (B). (C) and (D) as follows:

&) (B) Be floodproofed so that below one (1) foot above the base-floed-level Base
Flood Elevation (BFE) the structure is watertight with walls substantially impermeable to the
passage of water;

G1) (C) Have structural components capable of resisting hydrostatic and
hydrodynamic loads and effects of buoyancy;

Git) (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 subsection based on their development and/or review of the structural design,
specifications and plans. Such certifications shall be provided to the effieial Floodplain
Administrator as set forth in SHMC 17.46.040(3)(eb)G):. ’

G+ (i1) Nonresidential structures that are elevated, not floodproofed, sustreet shall
comply with the same standards for spaece enclosed areas below the lowest floor as-deseribed in
subseetion (2)(a)@) of this sections,

&4 (iii) Applicants floodproofing nonresidential buildings shall be notified that flood
insurance premiums will be based on rates that are one (1) foot below the floodproofed level
(e.g., a building floodproofed to one (1) foot above the base flood level will be rated as ene-foot
below at the base flood level).

(c) Manufactured Hemes Dwellings. New or substantially improved manufactured

dwellings shall comply with all the following:

dWCllanS supported on sol1d foundat1on walls shall be constructed w1th flood openings that
comply with (2)(a) of this section.
(i1) The bottom of the longltudlnal chassis frame beam A -zones shall be ammm&m

Ceode) at or above one ( 1) foot above the Base Flood Elevat1on ( BF E)

(111) The manufactured dwelling 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
Installation in Flood Hazard Areas” guidebook for additional techniques):-and.

(iv) Electrical crossover connections {see-Manufactured Dwelling Specialty-Code)
shall be a minimum of +2-inehes one (1) foot above the Base Flood Elevation (BFE).
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(d) Recreational Vehicles. Recreational vehicles placed on sites are required to either:

(1) Be on the site for fewer than 180 consecutive days;

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

(ii1) Meet the requirements of subseetion (23)(c) of this section and the elevation and
anchoring requirements for manufactured homes dwellings.

nts-provided-a wineperformance-standards-are-met: 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

requirements:
fo-Suetueshallaetbonsodtor hupan-hebintion:

(1) Appurtenant structures located partially or entirely within the floodway must

comply with requirements for development within a floodway found in (5) of this section.

(i) Appurtenant structures must only be used for parking, access. and/or storage and
shall not be used for human habitation;

(i11) In compliance with State of Oregon Specialty Codes. appurtenant structures on
properties that are zoned residential are limited to one-story structures less than 200 square feet,
or 400 square feet if the property is greater than two (2) acres in area and the proposed
appurtenant structure will be located a minimum of 20 feet from all property lines. Appurtenant
structures on properties that are zoned as non-residential are limited in size to 120 square feet.

(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.
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(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 (2)(a) of this section.

(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 Environmental
Quality unless confined in a tank installed incompliance with (1)(f) of this section.

(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.

) (4) Before Regulatory Floodway. In areas where a regulatory floodway has not been
designated, no new construction, substantial improvements, or other development (including fill)
shall be permitted within zones A1 — 30 and AE on the community’s Flood Insurance 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.

4 (5) Floodways. Located within areas of special flood hazard established in SHMC
17.46.030(2) are areas designated as floodways. Since the floodway is an extremely hazardous
area due to the velocity of floodwaters which carry debris, potential projectiles, and erosion
potential, the following provisions apply:

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

(1) eCertification by a registered professional civil engineer is provided demonstrating
through hydrologic and hydraulic analysis performed in accordance with standard engineering
practice that the proposed encroachments shall not result in any increase in flood levels within
the community and beyond during the occurrence of the base flood discharge-; or

By subseetion {4 )yofthisscettonissatistieds-albnevconstructon-and-substantial

(i) 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 Insurance Administrator,
and the requirements for such revision as established under Volume 44 of the Code of Federal
Regulations, section 65.12 (as revised) are fulfilled.
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(b) If the requirements of (5)(a) of this section are satisfied, all new construction,
substantial improvements, and other development shall comply with all other applicable flood
hazard reduction provisions of this section.

&) (c) New installation (including replacement) of manufactured dwellings and
recreational vehicles is prohibited.

£5) (6) Critical Facility. Construction of new critical facilities shall be, to the extent possible,
located outside the limits of the special flood hazard area (SFHA) (+00—rearfloodplain).
Construction of new critical facilities shall be permissible within the SFHA only if no feasible
alternative site is available. Critical facilities construction within the SFHA shall have the lowest
floor elevated at least three (3) feet above the Base Flood Elevation (BFE) or to the height of the

500-year flood, whichever is higher. Access to and from the critical facility sheuld shall also be
protected to the height utilized above. Floodproofing and sealing measures must be taken to
ensure that toxic substances will not be dlsplaced by or released into ﬂoodwaters AeeeSSfeates

Chapter 17.124
ACCESSORY STRUCTURES

[...]

17.124.030 Applicability of provision.
(1) Review of accessory structures by the director is required except for the following
situations:
(a) Buildings or structures within residential zoning districts which are-less-than do not
exceed 120 200 square feet in gross floor area and 15 feet or less in height, measured from base
to highest point of the structure;
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Department of Land Conservation and Development
635 Capitol Street NE, Suite 150

Salem, Oregon 97301-2540

Phone: (503) 373-0050

Fax: (503) 378-5518

www.oregon.gov/LCD

November 13, 2019

Jacob Graichen, City Planner also via email to: jacob@ci.st-helens.or.us zvgss:

City of St. Helens
265 Strand Street
St. Helens, OR 97051

,/‘j
ATE o g
%MMW’T/ $SI1ISTANCE
VESET (EAV)
Dear Jacob: '
| hope this letter finds you well. | would like to thank you for meeting with me on November 4, 2019.
Please allow this letter to serve as a summary of the relevant points covered during the visit, and the

follow-up actions that DLCD and the community will need to undertake to complete the Community
Assistance Visit process.

After careful review of the City of St. Helens’ floodplain management program, | would like to
acknowledge the efforts your community has undertaken to ensuring that any development that occurs
within the floodplain meets the required standards for the National Flood Insurance Program (NFIP).

During our meeting we discussed the process for permitting floodplain development in St. Helens during
which you described the application process for Sensitive Lands permits of which floodplain
development forms a part. The city uses the DFIRMs which form a part of the city’s GIS system in order
to determine location of the proposed work within the Special Flood Hazard Area (SFHA). You indicated
that the General Land Use application is the form used for such applications. Following the submission
of this information additional information may be requested including pre-construction Elevation
Certificates, site plans and construction documents. At the conclusion of structural floodplain
development that requires a building permit, the floodplain administrator reviews a final as-built
Elevation Certificate prior to the Certificate of Occupancy being issued by the Columbia County Building
Official. The city requires a Sensitive Lands permit for structural development that does not require a
building permit, however, pre-construction Elevation Certificates and final as-built Elevation Certificates
are not required for this type of development. Floodplain development permits are also required for
non-structural development. Substantial Improvement analysis is performed for work proposed to pre-
FIRM structures located in the floodplain. You conduct inspections on work permitted within the
floodplain. You have recently begun keeping both a paper and a digital copy of elevation certificates.
Overall the program appears to be well administered. —co /) = .

/ /<{- Following our meeting and my tour of the floodplain areas of the City of St. Helens, | have concluded
\‘\ that the city can improve the floodplain permitting process by addressing the issues below. The items |
have flagged for follow up with the community and associated timeframes for completion are:
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City of St. Helens
November 13, 2019

1. DLCD will provide an example of Standard Operating Procedures (SOPs) for a community to
process floodplain development permits (enclosed with this letter).

2. The City of St. Helens will please review the example (SOPs) and adopt SOPs tailored to the City
by 01/03/2020.

Apart from no requirements for Elevation Certificates for structural development that does not
require a building permit, your procedures appear sound. This requirement is geared toward
documenting the process for the benefit of your designee or for future floodplain
administrators.

3. DLCD will provide a copy of the Oregon model floodplain development permit including
Substantial Improvement/Substantial Damage analysis and a Non-conversion agreement
template (enclosed with this letter).

4. The City will please review the model floodplain development permit and adopt a floodplain
development permit tailored to the City by 01/03/2020.

During our conversation, you appeared to be interested in adopting a more thorough permit
application to allow you to capture required information to administer Chapter 17.46
Floodplains and Floodways.

5. Prior to our meeting | provided you with the 2019 Oregon Model Flood Hazard Ordinance and a
review checklist to identify specific revisions that need to be made to the City of St. Helens’
floodplain regulations based on this FEMA approved model ordinance. Completed, but attached

herein for convenience. ‘C (@ﬂéﬁ-

6. The City will please adopt revisions to their floodplain to reflect updated language shown in the

Flood Insurance Program and to reflect changes to the State of Oregon building code in 2014

model flood hazard ordinance currently required by FEMA for compliance with the National \

that amended sections of the specialty code which pertain to flood hazard areas by 5/5/2020. !\
¢

Please note that DLCD must review and approve any changes to your floodplain regulations pFiQr to
adoption. This requirement is for the community’s benefit to ensure that the updated regulatio}l\s meet
both state and federal requirements prior to adoption. During your community’s adoption process, | will
be available to work with you to assist with any questions and concerns. Your community will a/lSo need
to submit proposed revisions to DLCD through the online PAPA portal as part of the officialiﬂr,ev’iew
process. e

| encourage the City of St. Helens to continue to utilize our DLCI_?ﬂprodeai'n"'hﬁ'anagement staff, if they
have questions, as a community resource to assist with floodplain management activities. Please feel
free to contact me with any questjgas;—mv"fb’rltact information is provided below.

/;7/,,4/‘/%/;*7&@' Comin. -~ 2020
CETY Coll METF L U - 15- 202C
crRE i RPE. 56 2%

cRo 2k VNS 57202220
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City of St. Helens
November 13, 2019

Sincerely,
Ltk £ (l/ d 4
% Katherine Daniel, AICP, CFM
_{_* ~ Natural Hazards Planner | Planning Services Division

Oregon Department of Land Conservation and Development

N Direct: 503-934-0010 | Main: 503-373-0050
DLCD katherine.daniel@state.or.us | https://www.oregon.qov/LCD

Encl.:

cc:

Example of Standard Operating Procedures
Oregon model floodplain development permit
2019 Oregon Model Flood Hazard Ordinance
Checklist review of St. Helens’ floodplain ordinance

(via email only)

Mayor Rick Scholl (ricks@ci.st-helens.or.us)

Celinda Adair, Oregon NFIP Coordinator (cadair@state.or.us)

Roxanne Pilkenton, FEMA Region X (roxanne.reale-pilkenton@fema.dhs.gov)
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(O suburban Residential, R10

O Moderate Residential, R7

O General Residential, R5

© Apartment Residential, AR

. Mobile Home Residential, MHR
| © Mixed use, MU

O Highway Commercial, HC

. General Commercial, GC

. Houlton Business District, HBD
QO Riverfront District, RD

RD zone s divided into subdistricts. See map
insert and Ordinance No. 3215, Attachment C.

QO Public Lands, PL

[l Designated Landmark (historic resource) \“"‘\ Urban Growth Boundary, UGB

ed: December 26, 2019 By .G.

For general use only; accuracy not guaranteed. This map is a graphic ion and does not
the corporate land limits of the City are zoned (i.e., with color). Those not colored are outside City land limits. City limits over water not shown. If a right-of-way is vacated, the
zoning adjacent on either side will usually extend to the centerline of that right-of-way. Source: City of St. Helens and Columbia County.

7 ]

QO Light Industrial, LI

© Heavy Industrial, HI

Willamette Greenway (overlay), WG
O Planned Development (overlay), PD
@ Annexed "Established" (overlay)
@ Annexed "Developing" (overlay)

O Industrial Park (approved and vested)

State law or City ordinance. All properties within

RIVERFRONT DISTRICT
SUBDISTRICTS

FOUNDED 1550
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City of St. Belens
ORDINANCE NO. 3250

AN ORDINANCE ADDING A HISTORIC RESOURCE (BUILDING) TO THE
DESIGNATED LANDMARKS REGISTER AND AMENDING ST. HELENS MUNICIPAL
CODE SECTION 19.20.030

WHEREAS, pursuant to St. Helens Municipal Code 17.20.020(1)(d) Ruby Feather (hereinafter
Property Owner) initiated a legislative change to the St. Helens Comprehensive Plan (St. Helens
Municipal Code Title 19) to add the building addressed as 260 S. 2™ Street to the Designated
Landmarks Register as defined and described in Chapter 17.36 SHMC;

WHEREAS, the Property Owner consents to the building’s inclusion onto the Designated
Landmarks Register and this is not being imposed by the City of St. Helens;

WHEREAS, the Designated Landmarks Register is part of the Comprehensive Plan, SHMC
19.20.030 specifically, and this section needs to be amended accordingly;

WHEREAS, SHMC 19.20.030 needs to be additionally amended to update pertinent information
and fix errors;

WHEREAS, pursuant to the St. Helens Municipal Code and Oregon Revised Statutes, the City
has provided notice to: the Oregon Department of Land Conservation and Development on December
10, 2019, and the local newspaper of record on January 1, 2020; and

WHEREAS, the St. Helens Planning Commission in their role as the Historic Landmarks Commission
did hold a duly noticed public hearing on January 14, 2020 and, following deliberation, made a
recommendation of approval to the City Council; and

WHEREAS, the St. Helens City Council conducted a public hearing on February 5, 2020 and having
the responsibility to approve, approve with modifications, or deny an application for a legislative change,
has deliberated and found that based on the information in the record and the applicable criteria in the
SHMC that the proposed addition to the Designated Landmarks Register and related amendments be
approved.

NOW, THEREFORE, THE CITY OF ST. HELENS DOES ORDAIN AS FOLLOWS:
Section 1. The above recitations are true and correct and are incorporated herein by reference.
Section 2. Section 19.20.030 of the St. Helens Municipal Code (Comprehensive Plan) is hereby

amended with a new map, attached hereto as Attachment ™A” and made part of this reference, replacing
the current one.

Section 3. Section 19.20.030 of the St. Helens Municipal Code (Comprehensive Plan) is hereby

amended with a new list, attached hereto as Attachment “B” and made part of this reference, replacing
the current one.

Section 4. Section 19.20.030 of the St. Helens Municipal Code (Comprehensive Plan) is hereby
amended with a new aerial exhibit, attached hereto as Aerial Exhibit and made part of this reference.

Ordinance No. 3250 Page 1 of 2



N~
<

Section 5. In support of the amendments to the Designated Landmarks Register described herein,
the Council hereby adopts the Findings of Fact and Conclusions of Law, attached hereto as Attachment
"*C" and made part of this reference.

Section 6. Severability. If any section, provision, clause, sentence, or paragraph of this
Ordinance or the application thereof to any person or circumstances shall be held invalid, such invalidity
shall not affect the other sections, provisions, clauses or paragraphs of this Ordinance which can be given
effect without the invalid provision or application, and to this end the provisions of this Ordinance are
declared to be servable. This City Council hereby declares that it would have adopted this ordinance
irrespective of the invalidity of any particular portion thereof and intends that the invalid portions should be
severed and the balance of the ordinance be enforced.

Section 7. Provisions of this Ordinance shall be incorporated in the St. Helens Municipal Code and
the word “ordinance” may be changed to “code,” “article,” “section,” or another word, and the sections of

this Ordinance may be renumbered, or re-lettered, provided however that Whereas clauses and boilerplate
provisions need not be codified.

Section 8. The effective date of this Ordinance shall be 30 days after approval, in accordance with
the City Charter and other applicable laws.

Read the first time: March 4, 2020
Read the second time: March 18, 2020

APPROVED AND ADOPTED this 18" day of March, 2020 by the following vote:
Ayes:

Nays:

Rick Scholl, Mayor
ATTEST:

Kathy Payne, City Recorder
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SHMC 19.20.030

City of St. Helens
Designated Landmarks Regsiter Map

Ordinance No. 3250 Attachment "A"
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City of St. Helens Designated Landmarks Register

# Name Legal Address Year Built Notes

1 Courthouse 240 The Strand 1906

2 Courthouse Plaza Plaza, B. 11 Plaza Square 1807

3 Columbia CountyBank 1.18,B8.11 265 The Strand 1908 City Hall

4  Christ Episcopal Church L.5,8.11 260 S. 1st Street 1897 Also 61 Plaza Square

5 Richard Cox House L.3,B8.11 280 S. 1st Street 1890

6 Morgus Building L.13,B.10 313,315 & 317 1912

The Strand

7 Muckle-George House L. 10-13,B.19 105 Cowlitz Street 1910 Formerly addressed
as 305 S. 1st Street

8 Italianate Cottage L.5,B.18 260S. 2nd Street 1885

9  Laud Rutherford House L.21&22,B.26 295 S. 2nd Street 1911

10 John Gumm School L. 8-15,B.26 251 St. Helens Street 1919

11 Samuel Miles House L.3,4,19&20,8B.17 175S. 1st Street 1886

12 Cliff-Ross House L.16,B.17 145 S. 1st Street 1905

13 Orin Shepard House L. 13,8.17 115 8. 1st Street 1926

14 Gray House 1.12,8.17 105S. 1st Street 1905

15 Shinn House L.9,B.12 120 S. 1st Street 1914

16 Henry Knighton House L. 17,B. 43 155 S. 4th Street 1851 Moved to this
location in 1938

17 Methodist Church L.1&2,B.47 560 Columbia Blvd. 1924

18 Stone Wall Columbia Boulevard Between N.7% & 1933

ROW N. Sth Streets

19 Basalt House l.22,B.112 1320 St. Helens Street 1932

20 Basalt House L.17,8.123 255 North 14th Street 1936

21 Basalt House Tualatin Streetand 205 DuBois Lane 1930

DuBois Lane

22 Railroad Station Railroad ROW 2194 Columbia Blvd. 1923 Burlington-Northern
Railroad

23 White Way House L. 4, B. 1, White Sub. 116 White Way 1859/1906  Formerly addressed

ORD No. 3250 Attachment “B”

as 2364 Columbia
Boulevard;
Remodeled in 1906

SHMC 19.20.030

49



City of St. Helens
Designated Landmarks Regsiter Map

Ordinance No. 3250 Aerial Exhibi

SHMC 19.20.030
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