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CITY OF TROUTDALE 
     “Gateway to the Columbia River Gorge” 

AGENDA 
CITY COUNCIL – REGULAR MEETING 

Troutdale Police Community Center – Kellogg Room 
234 SW Kendall Court 

Troutdale, OR 97060-2078 

Tuesday, November 27, 2018 – 7:00PM 

1. PLEDGE OF ALLEGIANCE, ROLL CALL, AGENDA UPDATE.

2. PUBLIC COMMENT:  Public comment on non-agenda and consent
agenda items is welcome at this time. Public comment on agenda items will be
taken at the time the item is considered. Public comments should be directed to the
Presiding Officer, and limited to matters of community interest or related to matters which
may, or could, come before Council. Each speaker shall be limited to 5 minutes for each
agenda item unless a different amount of time is allowed by the Presiding Officer, with
consent of the Council.

3. CONSENT AGENDA:
3.1 MINUTES:  October 16, 2018 Joint City Council & SDIC Work

Session and October 23, 2018 City Council Regular Meeting
3.2 RESOLUTION: A resolution accepting the November 6, 2018

General Election results from the Director of Elections, Multnomah 
County, Oregon.

4. PUBLIC HEARING / ORDINANCE (Introduction):  An ordinance to
adopt Text Amendments to Chapters 1, 2, 4 and to establish Chapter 14 of
the Troutdale Development Code.

Chris Damgen, Community Development Director 

5. STAFF COMMUNICATIONS

6. COUNCIL COMMUNICATIONS

Mayor 
Casey Ryan 

City Council 
David Ripma 
Randy Lauer 

Larry Morgan 
Glenn White 
Rich Allen 

Zach Hudson 

City Manager 
Ray Young 

City Recorder 
Sarah Skroch 
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7. ADJOURNMENT

Casey Ryan, Mayor 
Dated: November 20, 2018 

City Council Regular Meetings will be replayed on Comcast Cable Channel 30 (HD Channel 330) and Frontier Communications 
Channel 38 on the weekend following the meeting - Friday at 4:00pm and Sunday at 9:00pm. 

Further information and copies of agenda packets are available at: Troutdale City Hall, 219 E. Historic Columbia River Hwy. Monday 
through Friday, 8:00 a.m. - 5:00 p.m.; on our Web Page www.troutdaleoregon.gov or call Sarah Skroch, City Recorder at 503-674-

7258.   

The meeting location is wheelchair accessible. A request for an interpreter for the hearing impaired or for other accommodations for 
persons with disabilities should be made at least 48 hours before the meeting to: Sarah Skroch, City Recorder 503-674-7258. 
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MINUTES 
CITY COUNCIL – WORK SESSION 

Troutdale Police Community Center – Kellogg Room 
234 SW Kendall Court 

Troutdale, OR  97060-2078 

Tuesday, October 16, 2018 – 6:00pm 

1. Roll Call
Council President Ripma called the meeting to order at 6:00pm. 

PRESENT: Council President Ripma, Councilor White, Councilor Allen and Councilor 
Hudson.  

ABSENT: Mayor Ryan, Councilor Lauer and Councilor Morgan (excused). 

STAFF:  Ray Young, City Manager and Kenda Schlaht, Deputy City Recorder. 

GUESTS:  Bruce Etling - Sandy Drainage Improvement Company, President; Tanney 
Staffenson – Sandy Drainage Improvement Company, Board Member; Tom 
Hansell - Sandy Drainage Improvement Company, Board Member; Kelly 
Sherbo – Multnomah County Drainage District, District Counsel; Emily 
Stumpf – Multnomah County Drainage District, Sr. Policy Director; Nolan 
Young – City of Fairview, City Administrator; Evyn Mitchell – Levee Ready 
Columbia, Public Affairs & Communications Manager; Colin Rowan – Levee 
Ready Columbia, Program Director; Stephanie Hallock – Oregon Solutions; 
Reed Wagner – Multnomah County Drainage District, Executive Director; 
and Paul Wilcox, Troutdale Resident. 

2. Discussion:  A discussion of the work of Levee Ready Columbia and the future of the
Sandy Drainage Improvement Company.

Ray Young stated all of us have a common interest in the levee system which protects 
an important part of Troutdale. All of our industrial land is there and the airport is there. 
About 90% of the levee is in the City of Troutdale and approximately 10% of it is in the 
City of Fairview which is why Nolan Young from the City of Fairview is here because they 
have an interest in what happens in the future with the levee system inside the Sandy 
Drainage Improvement Company (SDIC). Tonight’s about getting the 2 Boards together 
so that we can discuss the joint responsibility that we have for a critical area of 
infrastructure in this area and getting everybody up to the current issues because we’re 
at a critical juncture to talk about it. Ask questions and inquire. As we move forward, 
speaking for the City of Troutdale, I think there are 3 observations that make it important 
that staff felt to have this joint meeting. First of all, the current governance structure and 
financial model is basically 100 years old. It was originally designed to benefit farmers in 

Agenda Item #3.1
11/17/18 Council Meeting
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the area that is now protected by the levee. Second of all, a radical shift has occurred 
over those last 100 years. No longer are farmers down there but there’s hundreds of 
millions of dollars in value of industrial land and buildings and an airport that is now being 
protected by the levee. What was also all very permeable surface, because it was all farm 
land, now is huge amount of land that is covered with asphalt and cement and a large 
amount of permeable surfaces are out there now. Thirdly, what you’ll hear tonight and 
what you’ve received in the packets is that for the purposes of governance and financing 
there’s a crossroads right now for the whole levee system. Particularly what it focuses on 
is the Sandy Drainage Improvement Company, which Troutdale is a big part of. The issue 
is, do we continue the current governance structure and financing structure that has 
served the district well for over 100 years? Or with the help from the State legislature, do 
we pursue another option that does it a different way to finance and govern not only our 
portion of the levee but the other portions of the levee that go down to I-5? One of the 
biggest concerns the City is going to have is financial. Because the City does not have 
the financial resources. We have not planned to be a financial back stop for the SDIC. 
Whatever avenue is chosen, the staff is going to encourage it. The financial model should 
be very, very stable and very able to handle whatever is going to be coming from the 
SDIC and our levee in the next 50 to 100 years. Because the value of that infrastructure, 
I can guess, is a $100 million with the pump station, weirs and the structure of the levee 
itself and the City of Troutdale is not in a position to be able to be a significant help in 
terms of financing any acute needs that that’s going to have in the foreseeable future.   
 
Reed Wagner stated the last time I was here I was asking for money to fund the weir. The 
reason why that weir project was able to be executed really was two-fold. One was this 
Board was strategic and saw the needs of the district growing from a maintenance and 
operation standpoint and had to make some tough decisions about assessment. But as 
you all remember, you stepped in and helped fund the final $260,000.00 of that weir. We 
wouldn’t have been able to move forward without that. That’s the kind of legacy funding 
programs we have dealt with when it comes to capital. I’m going to talk a little bit more 
about the districts and how they exist, why they exist and how the system works. These 
districts were created in 1916 and 1917 to deal with drainage of the acreage of the farm 
land in the area. They remained in that way and helped with the development of some 
levees in the area. This is both levees along the Columbia River and across as well. 
These levees, after the 1948 Vanport floods, was completed by the Corps of Engineers. 
They came in, they invested a lot of money in the area and then they handed over local 
sponsorship in responsibility of maintenance and operations to what was then a 
seemingly right governance structure because the City didn’t have a lot of their 
jurisdictional boundaries in this area and drainage districts were really the only 
governance structure. That happened in the early 1950’s and the agreement was we will 
keep these levees up to your standards and you will continue to participate in flood fighting 
and rebuilding of the levees after events that would have impact on them. That’s the 
program that we participated in as local sponsors for the districts for over 60 years now. 
What that means is we’re under contract. We have to do what they say to do or they can 
actually come in and sue us for breach of contract. In 1996 the levees proved to do very 
well. We had one of the biggest storms we had had in 40 years and the levees performed 
really well. One of the things that we learned was that prioritizing and maintaining during 
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major events is very difficult to do if you have a fractured governance system. Back then 
Sandy (SDIC) had its own management structure, MCDD had its own management 
structure and Pen 1. So after 1996 it was decided that there should be one management 
structure in place and that was MCDD. The other 3 should contract out services. MCDD 
has all the staff, equipment and we have 4 separate boards that decide on the service 
level for those areas. That’s really how we got to this point in governance and decision 
making and also execution of service. There’s different service levels across the board 
because there’s different challenges when it comes to funding. SDIC is not subject to 
compression because it is a drainage improvement company. Pen 1, Pen 2 and MCDD 
are and they have limitations. In 2005 Katrina had a major impact on how everybody 
manages flood control and it’s because Congress set different expectations for both 
FEMA and Corps of Engineers as well as the local sponsors. The general approach was 
if you have a flood control system that was created by the federal government in a major 
urban area there are new standards that they’re going to apply because we’ve seen too 
much devastation in these areas. It wasn’t funded by the federal government. These new 
standards were something that the locals had to approach and fund by themselves. So 
we shifted and worked with our Corps partners to understand what those changes were. 
About 2 months after I took the job we got notice that the accreditation changes were 
going to take place. We have a local sponsorship agreement with the Corps but it’s the 
Cities that deal with FEMA because you have the land use authority, you care a lot about 
zoning and basically the levee protects your ability to develop in the area. If the levee’s 
not accredited and you don’t meet the standards it changes the way you can use the area, 
changes the way you can develop, changes the way you can fund and it changes the way 
you can get insurance for the area. We looked around at areas along the west coast 
where they had to meet the new accreditation standards. The average per mile cost was 
$11 million. We have 27 miles with nearly $300 million worth of possible upgrades to the 
system that we were going to be responsible for. So we put together a collective and 
Stephanie’s going to talk a little bit about that collaboration of all the Cities, Port, Metro, 
County and the Districts. It caused us to think about, who has the authority and 
responsibility to do this? Who has the capacity to deal with the financial costs of this? 
Who’s going to do it next time? This doesn’t go away. As they create new standards you 
have to go through a new accreditation process and you have to meet those new 
standards. What is it that’s going to allow us to be successful this time and next time from 
an authority perspective and a decision making perspective and a funding perspective? 
A little bit about the system, it was built as a single system. During the 1948 Vanport 
floods we had major inundation in Pen 1, a little less inundation in Pen 2 and some in 
MCDD and that’s because of how the system is set up. So inundation in the west side 
was greater but it’s those cross levees that allow to reduce the inundation going east. 
That was that flood. That flood was caused because where the land and Columbia River 
come together there was a pushback and it pushed against the levee and caused the 
breach at the railroad embankment which caused the major devastation of Vanport. But 
the risk is just as well up on the high side. So we have higher, broader levees as we go 
east. I think that was probably part of the design because more breaches usually happen 
up river. The system isn’t limited to the levees. It’s a combination of the levees and the 
internal drainage control. We have 11 pump stations across the 4 districts. Some that go 
directly to the river and some that pump water from one side to the other side. It allows 
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you to compartmentalize flooding as it happens. Sandy’s pump station was built in 1941 
and it has a total capacity of 36,000 gallons per minute. One of the pumps is an original 
pump that came with the pump station. Unfortunately when we recognized last season 
that there was problems, the board acted and we are in the process of replacing that 
pump. The other pump was replaced in 1997 and we actually just completed a rebuild of 
that pump. These newer pumps you get a couple rebuilds out of them. In 1996 that pump 
station during the ’96 flood lost power, which you do a lot when you’re in storm conditions, 
and the station ended up half way under water. Once you’re under water you can’t do 
back up generation. That was a big concern about the area. One of the changing issues 
is the amount of impervious areas that’s been built up in the last few years. To give you 
an idea of how much that impacts the pump capacity, Amazon during a 100 year flood 
event would create about 30,000 gallons per minute of water. That takes up almost the 
whole capacity of the pump station. So we’re in the process of working with Troutdale a 
drainage master plan that will help us understand how current storage behind the pump 
station can deal with some of that extra water during an evet like that versus, how much 
pumping capacity do we need to push it out? It will also deal with another piece of your 
system which ownership is up in the air which is a gate tower that sits at the cross levee. 
It was built and designed to help relieve both Sandy and MCDD in different conditions. 
The drainage master plan that we’re doing with the City of Troutdale is going to help us 
understand who really benefits from it and who’s responsible for it.  
 
Ray Young asked, that’s currently broken isn’t it? 
 
Reed Wagner replied it currently does not operate the way it should. To give you an idea 
of why we have to make the drainage master plan, we have to have data that reinforces 
it because it is a Corps project. The Corps would have to agree to either rebuild or 
dismantle the project. It’s not something we can do on our own. I have had the opportunity 
to deal with colleagues around the country, in New Orleans, Clark County up in 
Washington, Sacramento, Riverside and they’ve all had to deal with this issue. They’ve 
all had to change governance so they can deal with major capital projects. It’s not 
something that these old districts are equipped to do. And there’s always been some type 
of a balance when it comes to having a broader constituency pay for the capital projects 
and losing that local control because there are definitely political realities within these 
areas that when they join together they may be concerned about how that changes their 
assessment and the service level they’re going to receive. There are varying levels of 
how they’ve dealt with this. They’ve dealt with this by having the separate zones so you 
have different assessment levels but you have a base level that helps pay for the capital 
projects, you have maintenance and operations, and by having budget committees 
associated with the utility. We’re not alone. Everywhere I have gone they’ve had to adjust 
somehow because of these new regulatory factors and other environmental impacts to 
their system. We want to make sure that we’re not just making decisions about the small 
area but how the whole system is working and how we finance this.  
 
Stephanie Hallock, Oregon Solutions, stated Oregon Solutions is a community based 
problem, community government approach that really happened in the Kitzhaber 
administration. There’s been a lot of community based problem solving concepts through 
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various governors. Governor Kitzhaber really believed in this and he started community 
solutions within his own office and ultimately one of his staff people went to Portland State 
University and started Oregon Solutions to focus on community based problem solving. 
It’s now housed at Portland State University and it’s funded in the higher education 
budget. When Reed came to Oregon Solutions and a decision was made to have it be an 
Oregon Solutions project, that’s a formal decision that’s made by the governor and the 
governor actually designates the conveners. We have project team meetings and the 
legislators from this area attend and there are also representatives from neighborhood 
organizations, business owners, environmental groups, etc. There’s a very broad 
spectrum of people who care what happens along the levee system. The mechanism that 
Oregon Solutions and partners come together through is called a declaration of 
cooperation. It’s not a legal document but it is signed. There’s one in your packet and it 
starts on page 7. That’s the mechanism that got us started. You can see everybody who 
signed onto that declaration of cooperation. They did it to complete the technical analysis, 
the communication and outreach that was going to be needed and to work on governance 
which would ultimately lead to the federal certification and accreditation. That was a non-
binding document so there were a series of IGA’s that were also entered into to fund the 
work that was going to be done by Levee Ready Columbia as was outlined in the 
declaration and cooperation. There is a current IGA that runs through June 30th 2019 and 
that is on page 66 in your packet. There’s a draft of the new IGA which would begin July 
1st of next year and that is on page 52 of your packet. The partners have committed 
through the existing IGA and they have the funding of the projects through June of next 
year and then hopefully there will be a new IGA. The partners in the IGA are only the 
funding jurisdictions. There are 4 drainage districts, the Vities of Portland, Troutdale, 
Fairview and Gresham, Metro, Multnomah County, Port of Portland and the State, in the 
coming IGA are going to be an ex-officio member. When this project started the original 
funding formula was 25% from the State, 25% from the regional partners, 25% from the 
drainage districts and 25% from the Cities of Portland, Troutdale, Fairview and Gresham 
and Multnomah County.  
 
Ray Young stated just for Troutdale’s understanding, we contribute about $18,000.00 this 
budget year for the overriding organization that is doing Levee Ready Columbia. It will go 
up to $26,000 or $27,000 next year. 
 
Stephanie Hallock stated so that was how it all started from that contribution. On page 65 
of your packet shows what the proposed partner cash contributions would be from the 
first year under the new IGA. Under the current IGA the State had been a contributing 
partner through the Regional Solutions office. What we’re projecting ahead to the new 
IGA, we have projected costs without the State. They will not be a party to the IGA and 
we do not know whether or not they will be continuing to fund. We have put a request in 
to the governor for a million dollars for the coming biennium to support Levee Ready 
Columbia. We’ll find out whether or not she is able and willing to do that. It’s possible if 
she is that that might affect the other partners share as well. What have we done for this 
money? This is before I came on and as well since I’ve been here, first of all, because of 
the visibility in a lot of the activities performed by Levee Ready Columbia the issue the 
federal requirements apply statewide. The jurisdictions along the Columbia have been 



TROUTDALE CITY COUNCIL JOINT MEETING SANDY DRAINAGE IMPROVEMENT COMPANY 6 of 17 
October 16, 2018 
  

most active in trying to figure out how to address the accreditation issues and now pay 
for it. But there is a need statewide. Through the efforts of legislature and others, $50 
million for funding levee capital projects and keeping the levee system whole has been 
provided by the legislature through Oregon’s infrastructure finance authority. That’s a real 
accomplishment. The jurisdictions within Levee Ready Columbia have received about 
$5.5 million from that fund for projects. We have also completed the technical analysis of 
projects needed to achieve and maintain certification for the entire 27 mile system. I think 
the total dollar amount of the project is estimated to be about $43.5 million just for 
certifications and full modernization of the system is about $115 million. The other thing 
that’s been accomplished is public awareness of the importance of this system has grown. 
There’s been some very good media coverage by the Portland Tribune and other news 
stations. I think a lot of people know about flooding along the Columbia. We talked lightly 
about this new IGA but this is really the crux of part of what we’re going to talk about in 
more detail tonight in terms of why we’re here and what it really means for your bodies to 
sign a new IGA which would need to be signed by elected officials. The goal is to have it 
signed by the end of this year and it’s in circulation now for people to take a look at. The 
other thing that we are doing is we are going to the legislature in 2019 with 2 bills and 
they are summarized on pages 5 and 6 in your packet. One is to increase the $15 million 
that’s in the infrastructure finance authority fund by another $10 million and also to loosen 
up the requirements so that grants are more easily available particularly for smaller 
communities around the state who have needs and that fund is intended to give both 
grants and loans but it’s been a pretty high bar in order to get grants. Also legislation to 
create a new district which is going to be the subject of most interest to you tonight. That 
will be a boundary of Multnomah County within the UGB. Obviously for us to be successful 
at all in doing this, full partnership has to be on board when we go down to Salem. The 
governor continues to be very supportive of Levee Ready Columbia and we are hopeful 
that she will be receptive to our request of $4 million for the process to get to accreditation. 
Also most recently FEMA and the Corps have been very active partners in this process 
and really I think because of the progress we’ve made with them at the table Congress 
appropriated $3 million for this region of the Corps to do a feasibility analysis of their new 
start program that will build on all of the work that we’ve been able to produce in Levee 
Ready Columbia. They get their own look at what’s needed but what is really important 
about it is the fact that they have made this investment in us opens the door to the big 
bucks at their level for the work that’s needed to be done for the projects that have to get 
done ultimately. We need commitment to a new IGA and support for the legislation that 
is going forward.    
 
Councilor Allen asked, do we know what needs to be done to the levees and how much 
money is needed? 
 
Reed Wagner replied based on the expiration of the accreditation, we started on the west 
side and we worked east and we got through all of the investigation except for the 
encroachment evaluation. So we are now in the process of writing a report. We have the 
information but we have to actually make it consumable to somebody other than 
engineers.  
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Council President Ripma stated let’s move on to pros and cons of forming a new district.  
 
Reed Wagner stated there are true pros and cons that I think are perceived in different 
ways across my four districts. I can tell you from a staffing standpoint it’s the simplicity of 
one agency working with the Corps of Engineers on the system. The Corps hasn’t looked 
at us as 4 different jurisdictions. The Corps works with MCDD and if need be, paperwork 
is then distributed amongst the 4 boards for approval. But MCDD is the group they work 
with.   
 
Stephanie Hallock stated it might help to look at page 82 of your packet. There’s a memo 
regarding the pros and cons. 
 
Reed Wagner stated the other thing is when I talk about simplicity we manage these 4 
districts now separately. When it comes to managing boards and separate budgets 
across the 4 districts it’s very complex and very inefficient. The second thing is having 
sufficient revenue. We got to come to you, although it wasn’t even your responsibility to 
pull a weir funding project together because there was a lot of mutual benefit but I got to 
do that when the economy was high and new properties were coming online and new 
revenues were coming. That’s not always going to be the case when capital projects 
happen. How do we come up with that sufficient revenue to do a critical infrastructure that 
protects the area? I personally believe when we’re dealing with public safety and 
protecting jobs and properties we should be able to fund it through the organization as 
possible and strategically map out those costs that are necessary over a long period of 
time and not rely on piecing together funding for the projects as they come about. Having 
more than just one revenue source. We can’t float general obligation bonds going forward 
because we now know that we don’t have an electoral voting system. We have a fairly 
archaic system where you have to pull together an annual meeting, landowners have to 
come, a quorum of those landowners have to be represented 50% and then those 
landowners vote for their board members. Well that’s not a part of our electoral system 
and therefore general obligation bonds can’t be applied in our current governance. 
General obligation bonds are an incredibly important tool in public financing for projects. 
They have much lower rates and they can apply in public projects. Otherwise we rely on 
revenue bonds which are higher interest and cost taxpayers more money.    
 
Ray Young stated the general obligation bonds are important because when you can take 
those bonds you can use them to do large multi-million dollar infrastructure projects that 
the system might need. So having that source of funding helps pay for the big stuff that 
the system could need all the way from Pen 1 all the way to us. Under the current structure 
they’re not able to get general obligation bonds and that’s a handicap.  
 
Council President Ripma asked, the formation of this new structure, does that mean that 
these other districts disappear? 
 
Reed Wagner replied I think the short answer is yes. They would dissolve or consolidate 
into this new district.  
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Council President Ripma asked, what about the contract with the Army Corps of 
Engineers? 
 
Reed Wagner replied it would have to transfer over to the new district.  
 
Council President Ripma stated I always assumed it was going to be larger in area than 
all of the current districts combined. 
 
Ray Young stated there’s so many meetings, Councilor Ripma, there’s no way for us to 
explain to you all everything’s been gone through. The basic theory has changed and this 
is why this is coming up, in the past the only people involved in the drainage districts were 
the people who had land there and had farms there. The basic underlining theory was 
that we started realizing that because of the thousands and thousands of jobs and 
hundreds and billions of dollars of property here, the international airport, the whole metro 
area benefits from everything that goes on that’s protected by this levee and so that reality 
has been reflected in all discussions where we’ve suggested that these possible areas...  
 
Stephanie Hallock stated we just say that because we all have varying and somewhat 
limited skills in this process. We did contract with FCS Group to do the kind of analysis 
what the different boundary options and what the different financing options might be. 
They did a year’s worth of work and it was completed last April and then that was handed 
off to Tiberius who drilled down through the drainage districts for property by property 
evaluations. This is not my area of expertise but I will do the best I can. The bottom line 
of the analysis was expand the boundary so that more people are contributing. The water 
comes in from more than just those who live in the floodplain. Also expanding the funding 
base through the ability to do bonds to pay for the capital projects. The other component 
was that because of compression the current zone of property taxes was never going to 
be able to be equitable in terms of the ability to spread the costs fairly to pay for the 
system and that’s when the analysis turned to some kind of utility fee structure. There 
were probably as many as 12 scenarios initially of how you might slice and dice this. It 
has narrowed down some. There has been no final decision on the formula other than the 
fact that it’s pretty clear that we need something where the general obligation bonds can 
be used for the capital projects. In terms of the actual formula, what it would cost the 
household, what it will cost the business, the overall conclusion was in the long term the 
most equitable is this creation of a new district in terms of being able to spread costs most 
equitably. There will still be winners and losers in whatever scenario. Some people are 
going to pay more and some of them will pay less. Some people who haven’t been paying 
into the system at all will have to pay. So this is not a slam dunk by any stretch of the 
imagination but a lot of thoughtful analysis has gone into this and is continuing to go into 
it. The other thing that is important to know is that the legislation being proposed does not 
include the proposed funding structure. It sets up a preliminary board to get the thing 
going and then it will have a permanent board and it will be their responsibility to set the 
fee structure. It’s not mandated in the legislation.  
 
Nolan Young, Fairview City Administrator, stated the district area that we’re looking at for 
the new district right now is the Urban Growth Boundary for Multnomah County. We at 
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one time had looked at the entire metro area because of all the benefits that Ray talked 
about. Right now we’ve settled on just Multnomah County as being the area that would 
be responsible. Then we’re trying to determine how we charge different aspects in the 
County. We’ve got the drainage districts, potential looking at the storm water drainage 
area, the watershed area and those are things we’re still working on.  
 
Council President Ripma asked would the utility fee be paid by not just property owners 
but presumably everybody who gets water or sewer, or is it just the property owners?  
 
Nolan Young replied a current concept is that the utility fee would probably be in the area 
of where the drainage districts are right now. The others would participate in through 
general obligation bonds or assessments through the Cities in which they’re located. 
Those that are currently getting assessments would probably be those that got the utility 
bills. 
 
Council President Ripma asked, is there any idea how much a single family home would 
pay? 
 
Colin Rowan, Levee Ready Columbia Program Director, stated the utility fee is going to 
be associated with the ones that benefit the greatest inside the drainage basin. The 
broader area is for the capital work. On page 38 that has the map of the proposed 
boundaries. On page 42 that has the option 3 and if you’re asking about a single family 
home that is within the watershed that would be option 3, the second one down and that’s 
monthly. On page 39 of your packet it shows the overlap between the City of Troutdale 
and the Columbia Slough Watershed. It’s very different for the City of Fairview, Gresham 
and especially the City of Portland. As far as within the floodplain there aren’t many single 
family property owners within SDIC within the City of Troutdale.  
 
Councilor Allen stated so the levees are there to protect property for the most part. But 
the compression causes this quite a bit of a problem as far as you can divert funds but 
you’re not actually able to get more revenue out of a good sizable portion of the properties. 
That brings us to, how do we convert this into some kind of utility fee? I think this is going 
to end up getting challenged and we’re going to have to have some pretty darn good 
rationale for how we justify and I would think that’s going to end up in a courtroom and be 
under a microscope.  
 
Reed Wagner stated I think that’s a great point and I think there will be people who 
challenge it and frankly they should. We should be very careful about how we adjust our 
government structure and how we change the revenue structure within our system. 
Currently our storm water systems that protect property are usually under utility 
structures. I think the cost should be consistent with service level.  
 
Councilor White asked, how many of the capital improvement projects are in our district? 
 
Reed Wagner replied on the right side of the map you can see that the gate tower 
structure is part of it. But as I mention earlier, we have to figure out who benefits that the 
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most. Is it the properties to the east of the boundary or west of the boundary? The way it 
was developed and the way it’s been used in the last couple big storms was the gate 
tower structure created relief to the forebay of the Sandy pump station. We’ve got to figure 
out exactly what the benefit is to each side standing. The pump station very much could 
play into the cost of improvements with this accreditation project.  
 
Councilor White stated it’s kind of reminiscent of the push to get a parks district in 
Troutdale. Troutdale is an A student on parks. We have more parks than Gresham that 
has over 100,000 people, for example. We have a recreational program and we’re very 
resistant to join a bigger group because we felt like we’ve done a good job and we’re 
going to continue to do a good job. I kind of see the same situation here. We’re going to 
be exposed to compression on this and quite frankly we could probably get our levees 
accredited a lot quicker on our own than we could as being part of this larger, bigger 
government and less control for us as a City. It feels like the same type of scenario as the 
park district thing.  
 
Ray Young stated that’s a good point. It’s like, can we do it on our own? I think from the 
City’s point of view we need to ask, can they create a financing structure within the current 
SDIC that will meet any contingency that might happen in the next 50 to 100 years so 
they can pay for everything on their own without coming to the City and say they didn’t 
calculate, we didn’t charge enough to our property owners, we can’t do general obligation 
bonds. We’re going to need $10 million from the City of Troutdale or Amazon’s going 
away. We have to make sure that that doesn’t happen to us as a City because you guys 
and your neighbors are going to pay for it if they can’t pay for it on their own. Theoretically 
if the SDIC fails for some reason the Army Corps of Engineers could come in and say 
we’re not going to work with you guys anymore. We’re going to go to the mapping agency, 
which is the City of Troutdale, and say now the levee’s yours. Take care of it. And we 
want to make sure our interest and their interest are the same and we want to make sure 
that they will have enough income to pay for whatever happens.  
  
Tanney Staffenson, SDIC Board Member, stated we talked about the weir a little bit and 
I still have a few scars from those events. That was something from a time when SDIC 
was in a little different financial position than what it is today. Also to be clear, that was 
on the SDIC capital plan but needed to be facilitated to accommodate the development 
of Amazon. I still believe that was the right decision for everybody to make, get it built, get 
the development in here and move forward. I still feel that. But it was quite painful coming 
here and ask for money. The important thing here is the partnership that SDIC has with 
Troutdale. The weir is an example of that and we can go on and on and we can talk about 
how well things have worked. As far as these documents go the SDIC board got together 
on October 4th and discussed these in great detail. The bottom line for this is SDIC isn’t 
going to do anything that Troutdale’s not on board with because we’re in this together. 
You guys are the map holders and we’re responsible for getting it there and maintaining 
the system. We didn’t have some cash for a while but you look at even this last year we 
increased our assessments 53%. It might not sound like a lot but that’s a budget of $1.15 
million. And this year we’re doing over half a million in capital projects. One of them is 
replacing a pump. We are trying to keep ourselves in a good financial position and move 
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forward and it’s been a challenge but we know we have capital projects and we’re doing 
capital projects now and there’s going to be capital projects going forward just like there 
always are and we’re trying to put money aside for those. Going to a new district, to me, 
the general obligation bond would be huge. It would be great to be able to spread that out 
over a bigger base and get more money. I don’t know how the voters go for that. I look at 
how things are with the City and how things are with the district and how it’s going to 
impact the City and I wonder if we go out and work on a bond, does the City have to fund 
part of the campaign to do the bond? And I don’t know how much that would be. Would 
a bond potentially cause problems for another bond that the City might want? What we’re 
looking at is landowners costs are basically going to go double what they are today. That’s 
an interesting place because we need to raise our costs. The other thing I think of is we’re 
going to a bigger district which has its advantages but when we tie in with Portland it 
always makes me a little nervous because I don’t know how that will directly affect us 
here. Right now we do have a system where the money is collected here and the money 
is spent here. And you can see there’s been times when we haven’t collected enough 
money. I think we’ve really worked on that. Speaking for the City, you don’t want to see 
the money from these developments and from these systems going to fix a railroad 
embankment someplace else. Because I don’t know if they would fix something here if it 
was in the same situation. Costs have gone up a lot. The City has raised their costs and 
the drainage district has raised their costs. I look at Fed-Ex and in 2016 they were paying 
$31,000.00 for basically water they didn’t want. It went somewhere. Now they’re paying 
approximately $137,000.00 three years later. Travel America was paying $9,400.00 and 
now they’re paying $37,000.00. Were they paying too little 3 years ago? Probably. Are 
they paying too much now? I can’t answer that.  
 
Tom Hansel stated the rates are going to be adjusted based on the district’s needs. They 
know they exist in the drainage improvement company boundaries so the rates that are 
necessary for the properties that consist in the district are set to ensure flood protection. 
At the same time the Troutdale recovery project, the TRIP project, we have so many 
developable lots that will be coming online which will actually build our financial base even 
further. That’s the picture that we’re seeing in the financial forecast.  
 
Council President Ripma stated it sounds like our district, Sandy, there’s some skepticism 
about the pros of forming a new district. Am I reading it wrong or am I understanding it? 
 
Tom Hansel replied the IGA has a charge to establish financing strategies to fund this 
new organization. The current model is formed under the statutory authority of the 
drainage district and the drainage improvement company. That’s clear and set. But we’re 
moving to a new model of whatever that is. This group will establish that. That’s TBD. 
Once it’s enacted SDIC will just be responsible for all operation and maintenance. All 
planning and accreditation will move to the new 11 member board. These are just 
questions that we as boards need to understand to ensure eventually that accreditation 
is achieved.  
 
Reed Wagner stated that was how we formed this group initially.  
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Council President Ripma asked, can you confirm that the new IGA is not just to study 
possible formation structure and taxing strategies but actually shifts responsibility for 
meeting standards? It’s not just studying new structures but it actually does shift 
responsibilities away from our district even now if we join in. Is that correct? 
 
Reed Wagner replied the establishment of Levee Ready Columbia was first to do the 
inspection. What the partner said was we can’t stop now we have to make sure we stay 
accredited. We need to keep the areas developable and keep bank loans going and 
insurance going. Because FEMA and the Corps sees this as one system we have to apply 
as one system. This IGA allows enough time for there to do the project improvements, 
not necessarily shared in an equal way that it is now but more likely by geographical 
areas. If we assume that it will take about 5 years to get those projects done and to 
actually go through the application process for accreditation. I say that with one caveat. 
There have been questions about whether Sandy which has fewer projects could go 
through accreditation alone and it’s a great question and I think with all the right intentions. 
Could we set a good example for the area, show that we’re trying to be proactive? And 
the answer is they see it as one system. If we were to make the improvements, move 
forward with accreditation in the Sandy, it would trigger the evaluation of those other 
districts and they may remap before they’re ready to do so. I’d say the only caveat I would 
have is that could be considered but you probably want to do it in concert with your 
partners at Fairview and Gresham and others that could be triggered by that accreditation. 
We don’t have an answer from FEMA if you can just splice up the system.  
 
Colin Rowan stated it’s an interim IGA that really is being developed to continue the work, 
continue the process. It really is more of a change in how Levee Ready Columbia 
functions more so than the change in governance while keeping an eye on the certification 
projects and helping us move through the feasibility study and work with the Army Corps 
of Engineers.    
 
Council President Ripma asked, any thoughts on the State simply deciding to impose 
structure on us? I know there’s advantage in working together and trying to propose 
something but, let’s face it, this is going to be difficult if the State’s going to come in and 
override it anyway.  
 
Reed Wagner stated it’s interesting how State’s participate in a cost share perspective 
when it comes to capital projects and flood control. The State of California has its own 
department that handles flood control. The State of Washington has a department that 
handles flood control. It helps jurisdictions in understanding new regulatory standards, 
identifying costs associated with them, finding revenue both at the state and federal 
levels. I get the sense that our partners in other areas are asking the legislature to figure 
out how they can be similar in providing that support and funding projects at least on a 
cost share basis. I have yet to hear an interest in the State taking over the overall 
responsibility. We haven’t seen that anywhere else either.  
 
Evyn Mitchell, Levee Ready Columbia Public Affairs & Communications Manager, stated 
any new district would need to have the financing structure set up and so the State would 
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not be able to just come in and impose something on us. That can easily be referred 
statewide.  
 
Reed Wagner stated I think that the idea of adopting the highest common denominators 
service level in any area has been a problem in every jurisdiction I have visited across 
the country that deals with this. I don’t think we should shy away from recognizing that it’s 
a true difference of perspective in different parts of the corridor that we’re trying to 
manage. I think that we really should think about, what type of control do we have when 
it comes to a service level and costs in specific areas? That can be done through budget 
committees or zone councils or things like that. I think when you talk about the 
circumference of the levee system which all parts benefit from the entire part of that 
circumference and cross levees I think that’s something that really should be looked at in 
a more systematic way and how consistent levels of service. When it comes to the control 
of cost and operations and maintenance I really think you should look at the opportunity 
of local control through some type of committee system or zone system. That’s where I’ve 
seen it work the best.  
 
Councilor White stated I kind of wanted to hear from Tanney because he is our liaison 
with the SDIC. We have to give direction to staff so I want to know what you would do in 
this situation.  
 
Council President Ripma stated the issue is we have a responsibility to our citizens. It’s 
a concern about losing local control of good infrastructure and when the need for 
additional money has come up the City is willing to contribute. Committees are fine but 
we would lose actual control, potentially and with so much of the capital improvement 
being elsewhere that our people would end up funding it. There’s no easy answer. This 
is tough. 
 
Ray Young stated first of all, understand, I’m an advocate for the City of Troutdale. I work 
for these guys. My position is not going to be fair. It’s going to be what’s in the best interest 
of the citizens of Troutdale quite frankly. The weir, while for a one-time expense, you can 
justify getting the Amazon deal done. If that argument keeps coming back every time 
there’s a development in the TRIP property then as the City I’m going to say, out of those 
increased revenues we have to pay for sheriff, fire, streets, we have PERS expenses 
going up and we have needs for those tax revenues that come from those developments 
and theoretically the SDIC is supposed to pay for its own needs out of its own resources 
and we shouldn’t have to pay for that. The concern is I don’t know, do we have a prediction 
from SDIC for the next 20, 30, and 40 years what the SDIC income projects to be from 
development in its area and what its needs for O and M and capital are going to be? I 
think as a Council I would suggest that you need to be assured that if they’re going to go 
it alone they should show us how they’re going to pay for it without asking us for money 
to do so over the next period of time. I think the Council should at least ask that of the 
SDIC board. If we want to entertain that idea show us how it’s going to work so that you 
don’t come asking us for money every time something happens in the SDIC. That would 
be my suggestion because it will come out of you and your fellow neighbors pocket books. 
Maybe SDIC comes back and says, we’ll be supportive of joining the overall organization 
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as long as the rates for our current landowners over 50 years won’t be more than it would 
be anyway. If the new organization is not going to make that go higher, great, that’s a 
good start. If your property owners don’t have to pay for the capital improvement in Pen 
1 there’s not going to be an increase load to pay for that then maybe that’s the response 
from SDIC is that they’ll join but we have to get guarantees of these 2 things.  
 
Bruce Etling, SDIC Board President, stated I think we’ve been pretty responsible. It’s been 
about 50% increases over the last 3 years. We are a pretty young board. We’re getting 
better at holding MCDD accountable for their maintenance and repairs. As far as 
projecting the future, we know what the repairs are for the levee right now. We don’t have 
5 pump stations. We have one and we’re taking really good care of it. I think there’s a lot 
of questions but generally you’ve maintained and paid for a levee over the last 100 years. 
If you get a larger governance structure, are you going to be better served? You have 4 
people here all advocating for SDIC. 
 
Councilor White stated I never got my answer from Tanney. I do want to compliment the 
SDIC. You guys do have an excellent track record here in Troutdale. I think you’ve proven 
that.  
 
Tanney Staffenson stated we appreciate that. I would say for me any decision would have 
to be something that you could say, this has been for the best interest of the citizens of 
Troutdale and landowners within the district.  
 
Councilor White stated I saw in there it looked like they were trying to increase the 
standard above what the Army Corps of Engineers are asking. Did I misread that? 
 
Colin Rowan replied the standard which is actually a FEMA standard is insurance 
standards where they talk about a 100 year level of protection. That’s an insurance 
standard that must be met for accreditation. What’s being considered by the Army Corps 
of Engineers right now is based on what’s called a design water surface elevation. It’s 
basically a different standard than that 100 year flood.   
 
Stephanie Hallock stated I would like to offer a suggestion as part of the next steps. We 
certainly realize that although a lot of us have been working on this for quite some time 
this is very new and seeming to require some decision making in a very short period of 
time. I would like to put a little bit of perspective around that. There’s really 2 things before 
you. One is the new IGA. The partnership has agreed that beyond this Oregon Solutions 
sort of informal connection they want to hang together to figure out what to do through 
this new IGA. That’s the mechanism for doing that. The first question for you is, do you 
want to stay at the table, sign that IGA, commit to continuing to fund while this is worked 
through until June 30, 2024 in terms of the actual project planning that gets done, the 
whole next steps on the district if there is to be a district? That can be one decision. When 
we go to the legislative session in 2019 a decision was made that encouragement of the 
local legislators to go to this session with this request. We want to go to this session with 
all of our partners supporting the request. If we’re in a place now where you as our 
partners are not ready to go there yet and you don’t know whether you’re going to be 
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ready to go there yet we may be well coming back for the partners who might not be ready 
to go there yet to the 2020 session if we’re not able to get through 2019. That’s another 
thing for you to consider. Do you want to stay at the table through how this all plays out 
or not?  
 
Ray Young stated Stephanie did a great job of separating the 2 decisions that are going 
on. Committing to the IGA means we’re committed to the process of trying to get an 
overall governance structure. Theoretically at any point along this the Troutdale City 
Council could say they want to back out and they don’t want to go that direction. So by 
signing the IGA you’re not signing your life away that we have to go with a larger 
organization. Theoretically you could back out at some point. This continues the first 
process. Maybe a good question to ask is, why do they want to do the larger organization 
or do you want to do the larger organization?  It might be helpful for us to hear what 
another district’s landowner says.  
 
Mike Wells, MCDD Board President, stated I am personally in favor of joining the districts 
together in this new form that’s being drafted for the legislature. MCDD is probably in the 
best position of all 4 districts to go. We have our staff, we have a relatively in-tact system 
that requires probably the least amount of work for landowner or acre of the totality. I 
looked at this at the standpoint of risk and as a developer that’s my job is to manage risk. 
First you have to identify what the risks are then figure out how you litigate. The risks I 
point out are several. One is that if there was a failure at one of the districts it has a high 
probability of causing either chaos or damage to one of the other districts. The Corps 
looks at it as one system. FEMA looks at it as one system. It’s one big river that would 
flood us and so it seems to me there’s a lot of rationale to have a common front on 
managing that risk of fighting that flood that would occur. I think it’s worth saying that we 
have a feeling at MCDD that we want to consolidate. We want all the districts to 
consolidate or be independent. As the regulations have become more and more complex 
and more difficult to comply with and contractual structures have gotten to be this tangled 
ball of yarn with many things divvied up 4 times and 4 invoices and 4 checks over and 
over, we don’t want to go that road anymore. So our sense of it is that if one of the districts 
doesn’t want to join in to the rest that we don’t want to continue to provide service to that 
district. So we would ask it to transition to handling its own. If there are benefits for a 
certain district to go it alone there’s also some drawbacks. They would need to be more 
independent. I think that has to be evaluated in context. The final comment I’ll make about 
risk reduction is that if things go well, there aren’t big storms, the existing infrastructure 
holds up well, it would probably do better for an individual district to go alone. But if there 
are horrible storms and catastrophic things happen then there may be benefits of 
spreading that risk so that it’s more likely that the federal government will help in the form 
of the Corps and FEMA help. That help might be not just in getting the levees accredited 
but major repairs if there is a catastrophic situation as well as spreading the load on 
funding to a broader group than just the landowners within that particular district. This 
new boundary does that.     
 
Council President Ripma asked, has anyone signed this IGA at this point? 
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Stephanie Hallock replied no but the IGA is being circulated. This Wednesday the 24th is 
the next meeting of the IGA group with our attorney. Tanney and Ray will be there. There’s 
not much that’s going to change at this point and then we’ll need the budget to be 
approved. Then it will come to the elected officials for signatures hopefully by the end of 
the year. If we see that everybody is going that way we do have a meeting of all the 
elected officials associated with this project set for December 7th and if it’s possible to 
have a signing ceremony with all the parties at one time we would certainly arrange to do 
that. Our goal has always been trying to get this signed by the end of the year.  
 
Council President Ripma stated this has been very helpful. I wonder if it’s possible to just 
have the IGA directed toward studying the formation of the district and structure and not 
move forward with this requirement for joint certification with FEMA. I wonder if that was 
discussed. It’s way late in the game to bring something like that up but I can’t be the first 
to have thought of that. Somebody said we can always pull out.  
 
Colin Rowan stated the key parts of that IGA are definitely to continue moving towards a 
new governance structure and make sure that work continues. The reason why the 
certification pieces are in there is because in 2015 when the declaration of cooperation 
was signed by the project partners it was to complete the certification work and it was 
also to make sure that all 4 districts stay active in the rehabilitation inspection program. 
That’s the districts direct responsibility contractually with the Army Corps of Engineers. 
And as the Army Corps of Engineers has expanded what their interest in this levee system 
is they’ve actually been able to include in their scope this feasibility study and certification 
project. The scope is beyond certification projects. It also includes areas where we have 
issues with maintenance and operation or access and it includes some of the pumping 
systems. To remove those certification projects and basically effectively remove the 
feasibility study would mean that that’s sort of unfunded.  
 
Councilor Allen stated I can’t help but notice how this has changed from a few years ago. 
A few years ago we were talking about cooperation, working together, finding out what 
the deficiencies are and applying as a group for certification and I was assured that that’s 
the direction we were going to go. And now what I’m hearing is join us in a new regional 
government or you’re on your own. How different that is. I find it kind of shocking actually.  
 
Reed Wagner stated I recognize this is complex. I’m still going through the discovery 
process and I started this 5 years ago. I just want to thank everybody for their 
consideration and I know that with the intention of these 3 bodies and the others that are 
partners that we’re going to reach the right decision for our communities. Thank you.  
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3. Adjourn
MOTION: Councilor Ripma moved to adjourn.  Seconded by Councilor Hudson. 

Motion passed unanimously.  

Meeting adjourned at 8:05pm. 

Casey Ryan, Mayor 

Dated:  

ATTEST: 

Kenda Schlaht, Deputy City Recorder 
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MINUTES 
Troutdale City Council – Regular Meeting 

Troutdale Police Community Center – Kellogg Room 
234 SW Kendall Court 
Troutdale, OR  97060 

 
Tuesday, October 23, 2018 – 7:00PM 

 
 
1.  PLEDGE OF ALLEGIANCE, ROLL CALL, AGENDA UPDATE  
Mayor Ryan called the meeting to order at 7:00pm. 
 
PRESENT: Mayor Ryan, Councilor Ripma, Councilor Lauer, Councilor Morgan (via phone), 

Councilor White, Councilor Allen and Councilor Hudson. 
  
ABSENT:  None. 
 
STAFF:   Ray Young, City Manager; Kenda Schlaht, Deputy City Recorder; Ed Trompke, 

City Attorney and Chris Damgen, Community Development Director. 
 
GUESTS:   See Attached. 
 
Mayor Ryan asked, are there any agenda updates? 
 
Ray Young, City Manager, replied there are no updates. 
 
2.  PUBLIC COMMENT:  Public comment on non-agenda and consent agenda items is 

welcome at this time. 
No public comment. 
 
3.  CONSENT AGENDA: 
 3.1 MINUTES:  September 11, 2018 City Council Regular Meeting.  
MOTION: Councilor Allen moved to approve the consent agenda. Seconded by 

Councilor Ripma.  
 Motion Passed 7-0. 
 
4.  PROCLAMATION:  Community Planning Month.  
Mayor Ryan read the proclamation. 
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5.  PRESENTATION:  A presentation of the City of Troutdale logo made entirely from Legos.  
Mayor Ryan stated Troutdale resident, Brett Hooper, has a presentation of the City of Troutdale 
logo made entirely from Legos. 
 
Brett Hooper stated I’m a fan of Legos. For the past 9 years I’ve gotten back into it and I’m part 
of some clubs and some groups. I’m trying to do as many different categories that a lot of the 
competitions do and one of them was art. I wanted to come up with the best subject matter and 
so the coolest thing was this. It took me about 3 months and the other part was that I wanted 
to use all pieces that I had in my collection that weren’t sorted. This is all stuff I just grabbed 
and put together. Just a couple weeks ago there was a Lego show in Seattle and I took it up 
there because I had it finished in time and I won Best Mosaic. I plan to show it in March at a 
show here in Portland.  
 
6.  PRESENTATION: A presentation from MetroEast Community Media regarding 

Community Media Day. 
Marty Jones, MetroEast Community Media President, stated this is the third year for 
Community Media Day (a handout was distributed, a copy is included in the meeting packet). 
It’s a national day of thanks and a way for us to connect with our communities and with the 
people that support us. Without your help and you all being a part of the Mt. Hood Cable 
Regulatory Commission and your IGA with Fairview, Troutdale, Wood Village, Gresham and 
Multnomah County we wouldn’t exist. You’ll see in the handouts there is a media kit and there 
are 2 pamphlets that are highlighting what we’ve been doing at our Rockwood DIY and the 
work we’re doing in digital equity inclusion and also the work we’re doing in Gresham at our 
offices at our main studio which is in downtown Gresham. We’re bringing in people from as far 
away as Salem, Battle Ground, Hillsboro and points all in between. When we say community 
media center, MetroEast is really a community media center. We’re housed in your jurisdiction 
but just know that a lot of people are coming here to work with us and to share their talent. 
Local programming is disappearing as you may or may not know. There’s less and less of it 
and I thought I’d share a story with you. I think most of you probably heard of a little company 
called Netflix. They had a great earnings call the other day. They in 2017 at the cost of $8 billion 
created 1000 hours of original programming by and for Netflix because they know that their 
days are numbered. They’re the great disrupter and now they’re about to be disrupted because 
Disney is going to withdraw all of the Star Wars movies and Marvel movies now that they’ve 
bought 20th Century Fox. They’re going to hold all of that back and they’re not going to send it 
to Netflix when their contract ends. So they’re spending billions of dollars and they’re creating 
all of this original content and when I saw this report it happened to be the day after we finished 
our activity report that goes to the Regulatory Commission. They spent $8 billion on 1000 hours 
of original Netflix programming and right here in your jurisdiction MetroEast produced with our 
members 1,912 hours of original programming. That’s the power of what you’re supporting. We 
are creating twice as much content as Netflix did in 2017. They’ve got a much bigger budget 
and a lot more stars but just think about it. Not only your Council meetings but your sister City 
Council meetings, planning meetings, school board meetings and then original content that is 
created by your citizens. You might also like to know that our satellite feeds deliver over 15,000 
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hours of additional content over the course of the year on all of our 8 channels. Those are 
things coming in from NASA, school districts, and classic arts. A lot of content is going into your 
constituent’s households in addition to your Council meetings. I want to thank you for that. I 
want to tell you about a humongous threat that could make this all go away in a minute. When 
I took the job I knew that people cutting the cord was going to be a major issue. A lot of people 
don’t understand that that little $4 or $5 franchise fee is what gets turned into revenue for you 
all and gets turned into revenue for us. That fee is part of the public right-of-way. The thing that 
we all own as citizens whether we’re cable subscribers or not are these phone poles and 
infrastructure that goes with them. Now 3 of the 5 FCC commissioners are about to sell us all 
down river. They’re about to go into the hip pocket of industry and say that you can no longer 
levy for that public right-of-way. They want to take that away from you. And in the process of 
doing that, if you keep it they’re going to say there’s a perverted interpretation of the very 
successful 1984 Cable Act that was bipartisan and has worked for 30 years. They’re putting a 
very perverted twist on that and saying that if you keep community media then all of these in-
kind services, we want to charge for. These in-kind services are negotiated in the contract that 
you all have. We get to have so many channels, we get so many services, schools and hospitals 
get to have the internet, the library gets internet and these are pre-negotiated. So the twisted 
thinking that these are somehow costly is absurd. The fact that they want to then go into the 
5G space, come in and put 5G wireless on your poles that we all own and not pay you a regular 
fee but pay you a one-time flat fee and walk away and make billions of dollars as an industry 
is preposterous. The fact that 3 people sitting in Washington with a skewed, lobbyist influenced 
vision of the cable act can take all of this away is really much more threatening than people 
cutting the cord. The cutting of the cord is very threatening. We had a $200,000.00 reduction 
in our budget this year. And you know that we have a small budget. We’re not that big of an 
organization. We’re delivering a lot of bang for the buck. We’re interacting with your citizens, 
school children, teachers and we’re spreading your message out to the community and the fact 
that 3 people sitting in a room with a perverted annotation of the law could destroy all of this, 
it’s scary. There’s a lot more information to come. We’re going to probably be a part of several 
lawsuits and coalitions of lawsuits. I think that the cable commission is watching this very 
closely so they’ll be representing you all. But I just wanted to put this on your radar. The whole 
reason this exists is because there’s a public benefit that comes with that. It’s a real simple 
relationship and it’s a negotiated relationship and the fact that they’re trying to take it away is 
of great concern. We will be sending you some information and we will be keeping you posted 
and just for the record you can go to our website metroeast.org/fcc and get some more 
information.  
 
7.  REPORT:  A report for East Metro Economic Alliance. 
Jarvez Hall, East Metro Economic Alliance Executive Director, stated we want to thank each 
of one of you for giving us an opportunity. My name is Jarvez Hall and I’m the Executive Director 
at East Metro Economic Alliance (EMEA). Sitting next to me we have Dan Corcoran who is our 
current Treasurer and soon to be Vice President. And coming up before you a little bit later is 
our soon to be, even though we haven’t officially voted yet and we haven’t 100% told him yet, 
next President, Ken Anderton from the Port of Portland. A little bit about EMEA if you don’t 
know about us, we’re East Metro Economic Alliance which you are a part of (a handout was 
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distributed, a copy is included in the meeting packet). We are a non-profit organization 
comprised of businesses, chambers and public agencies working together to shape the future 
of the East Metro region.  
 
Jarvez Hall showed the Council a PowerPoint presentation (a copy is attached as Exhibit A to 
these minutes). 
 
Jarvez Hall stated some of the major events coming up, you have a handout in front of you for 
A Toast to EMEA event. We’re going to be celebrating 15 years of economic development. 
Some of you may have been around from the beginning but it has been 15 years and we’re 
going to celebrate that on Thursday, November 8th from 5 – 7pm at Bumpers. You can reserve 
your spot online and we’re also going to have a donation station there to help support the 
Rockwood Boys and Girls Club.  
 
Dan Corcoran stated as a business owner in the east metro area there’s lots of business 
groups, lots of government silos, school silos and all those things happen individually. EMEA 
is one place where those actually come together and those things can work for both short term 
immediate issues where the freeway’s closed and we work with Metro and waste haulers on 
the east side so that we can find ways to keep service going throughout the summer and get it 
diverted out to Wapato and can resolve that with members in the EMEA quickly and also toward 
long term goals with transportation where housing, schools, and hospitals are located. As a 
business owner and as a member it’s been incredibly helpful and we thank all of you for your 
partnership in the City here.  
 
Mayor Ryan stated I’ve been involved for not quite 15 years but maybe 12 of those.  
 
Jarvez Hall stated we’re inviting everybody out to come celebrate with us on November 8th.  
 
8. REPORT:  An annual report from the Port of Portland.  
Emerald Bogue, Port of Portland Regional Affairs Manager, stated thank you for having us here 
tonight (a handout was distributed, a copy is included in the meeting packet). The reason we’re 
here tonight is because in 2016 we wrapped up a Troutdale Airport Master Plan process and 
at the end of that process we agreed to continue working together on the success of the airport 
and also on the success of the adjacent industrial land. We’ve done that and we work together 
really closely. We also agreed to come back here once a year and talk about it and give a 
report to you all. I’m here tonight to give a report that is not super eventful and that’s a very 
good thing, that’s good news. I want to share what’s going on at the airport and at TRIP. With 
the airport the good news is everything that we anticipated happening with the airport master 
plan is coming to fruition. Operations are staying at a level that we expected. We’re almost 
done with the South Side Study. That will be a development plan for aviation uses on the south 
side of the airport. It verifies that the south side of the airport can meet existing and projected 
demand and that’s consistent with the master plan. As we move forward with runway 
reconstruction in the summer of 2021, we are engaged in conversations with tenants around 
how to ease the impact. There’s no way to prevent some impact but we’re in touch with the 
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FAA surrounding the potential of using the parallel taxi way as a limited runway during 
construction. The environmental assessment will kick off next year and that will involve further 
public input. As far as the adjacent industrial land, TRIP, they had a very big year. A lot of 
growth at TRIP with the movement of lots 3 with FedEx Ground expanding onto lot 3, lot 10 
with CRG and lots 11 and 12 for the Bonneville Power Association. Amazon as we know is 
operational and is set to hire likely 2000 employees. And I think we’re all familiar with some of 
the wage pressures that are going on at the park that aren’t a bad thing. FedEx and Amazon 
are having to compete for the same employees and it’s driving wages higher than we originally 
had anticipated. We like that. That’s a good thing and it’s something we want to see more of. 
With the 3 smaller remaining lots, lots 4, 5 and 9, we are looking for opportunities best suited 
for the smaller lots. The better way of putting that is all of our business parks have a pretty 
healthy mix of uses. There’s logistics and distribution at every park but there’s also some higher 
end manufacturing. It might be fewer jobs but better jobs. These are good opportunities for 
smaller lots and we’re going to be really looking for that. We’re looking for that pretty 
consistently throughout our industrial land program now. When it comes to developing large 
lots of industrial land our role has been to development the land and then see what the market 
brings. The market is very much bringing logistics and distribution. So we have to be pretty 
selective in trying to find some other employers that offer career ladder higher wages. That’s 
the type of thing that we were hoping for, for these smaller lots. The natural resources aspects 
of the park continues to evolve in a good way. There’s hearty planning for the 40-Mile Loop 
extension going on. The mitigation sites are completed and we have an operational weir which 
may sound very boring but that is actually a very big deal. Also we worked this year with the 
Confederated Tribes of the Grand Ronde to install some new signage for some culturally 
significant sites that were found there related to fruit drying that took place near the river. Your 
staff has done a dynamite job in every single way and especially around advocating for better 
transit to the park. There’s rapidly increasing employment at TRIP and people needing to 
access the jobs at all hours so we are pleased with the Line 81 extension. We will share in your 
advocacy to do more. We’re pleased that TriMet has added a new stop and even more pleased 
that they’ve secured some funding for the weekend shuttle to accommodate shifts that are not 
otherwise accommodated. Your staff is dynamite and very nimble and very responsive to a lot 
of the needs that come up in development.   
 
Mayor Ryan asked, what about lot 13? 
 
Emerald Bogue replied lot 13 is under Phase III. From what I understand, that lot has a lot of 
natural mitigation issues.  
 
Ken Anderton, Port of Portland Senior Manager Real Estate Development, stated that’s located 
in the City of Fairview as well. The Fairview utility extensions need to happen because it needs 
to improve access to the lot. And then it’s fairly upside down in terms of development cost to 
make development feasible. It has a bunch of high tension power lines that go across it.  
 
Ray Young asked, is there plans on the north side of the airport to at some point turn that into 
industrial land also? 
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Ken Anderton replied that’s one of the reasons we did the South Side Study to figure out how 
to integrate the current functions of the airport that’s happening on the north side to move them 
over to the south side and how we can do that in a cost effective way. I think we’ve been very 
successful with our plan. We’ve figured out that we don’t need to impact wetlands which are 
expensive to mitigate and then we can reuse some infrastructure that’s already there. 
Eventually the answer is yes. It’s not going to be tomorrow but it’s going to be in the 5 to 10 
year range that will happen. It’s an opportunity that will generate additional airport revenue but 
also it will generate additional tax space for the City of Troutdale.  
 
Mayor Ryan asked, should we expect anything soon on lots 4 and 5? 
 
Ken Anderton replied it’s graded and it looks fantastic to show. We’ve showed it to a lot of 
people but we’ve been very picky in terms of prospects. We feel like we have a pretty good 
distribution logistics mix with Amazon and FedEx. This is happening in all of east counties, 
Gresham Vista as well, we’re looking to be a little more selective in terms of the mix in the park. 
We’ve had some uses that wouldn’t move the deal on the wage front or investment front.  
 
Mayor Ryan asked, so you guys are really committed to that? 
 
Ken Anderton replied we are very committed. We’re in the midst of a little bit of a pivot in our 
industrial program in terms of we’re looking at probably a little smaller lots in the future but also 
more of a manufacturing base.  
 
Emerald Bogue stated it also just so happens that the region is just about out of large lot 
industrial land. What’s left is land that’s pretty hard to develop in smaller sites. So if our job is 
to promote economic growth and grow good jobs, there’s opportunities to do that on smaller 
sites. But it’s a lot easier said than done.  
 
9. PUBLIC HEARING / ORDER:  An order approving the site development review and 
variances for a proposed development on two parcels with an approximate total are of 8.82 
acres located at the intersection of NE 242nd Drive and SW Cherry Park Road. 
Chris Damgen, Community Development Director, stated this is the Eagle Ridge Apartment 
Home application 18-017. This is the latter half of the overall application proposal. The property 
we’re talking about is at the corner of 242nd and Cherry Park Road.  
 
Chris Damgen showed the Council a PowerPoint presentation (a copy is attached as Exhibit B 
to these minutes).  
 
Councilor Ripma asked, is the 22 ½ setback along the southern and eastern property line the 
minimum required? 
 
Chris Damgen replied that’s the setback standard.  
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Councilor Ripma stated if the variance along the west and north was not granted for whatever 
reason. They would still have to have 22 ½ setbacks along the east and south side. 
 
Chris Damgen stated yes. That would lead to one of two things. Either they would have to 
recalibrate the layout that they’re proposing or they would have to seek setback requests from 
the south and the east property. And that would not be something that staff would be in support 
of. We would much rather see an impact on the north and west side.  
 
Councilor Allen asked, can you clarify the relationship with the roadway improvements that we 
had been talking about earlier for a dedicated turning lane and a merge lane? 
 
Chris Damgen replied to the 242nd issue, the way it’s currently described, it would a right-in and 
right-out turn. As far as the actual construction of turn lanes I do not believe that was covered 
in that approval from the County. What was approved was on the north side on Cherry Park 
Road, it was the auxiliary lane which would allow for that right turn movement in there and that 
acceleration lane once you’re past the complex once it tapers down to one lane. That type of 
improvement would be accomplished within the right-of-way dedication. And then there’s an 
addition to that of a 6 foot utility easement where there would be some overlap of where the 
sidewalk would have to go and the utilities along the frontage. So in addition to the 10 foot right-
of-way once that’s been dedicated there’s an additional 6 feet that the applicant has to convey 
in easement to Multnomah County for the purpose of utilities. All in all, staff recommends and 
Planning Commission has recommended to approve this by Order as outlined by the findings 
of fact that were contained in your report. Again, the only amendment that we would propose 
is to include the newly amended conditions from Multnomah County based on the memo from 
October 18th which speak to the decisions that were made in August from the re-zoning 
application.  
 
Councilor Lauer stated we went from a field, a pervious surface, to an impervious surface. Do 
we not have any requirements for how to mitigate the water that now is going to run off of that 
surface? Do we have any bio-swale requirements on impervious surfaces this large? 
 
Chris Damgen replied with site development review we do, the Public Works review looks at 
storm water retention and there’s a manual that our staff utilizes that determines the appropriate 
discharge retention. I’ll let the applicant speak a little bit more to the specific design solution 
they have. There are some Public Works conditions of approval that speak to the standards 
that the applicants have to do either in their plans or installation or ongoing maintenance that 
they have to do in order to make sure that works. That’s also another reason why we have a 
relatively high landscape requirement for these types of developments because there is a lot 
of impervious area and it’s got to go somewhere.  
 
Ed Trompke, City Attorney, stated when the applicant comes up, if you look after page 55 on 
the back of the first page of drawings there’s a schematic and it says in the area that’s along 
southwest Cherry Park at the intersection of 242nd it says proposed storm planter/infiltration 
pond. So there is a pond on there.  
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Councilor Morgan asked, do you feel that all the necessary requirements have been made to 
make this project move forward smoothly to make sure this is the best thing for our community?  
 
Chris Damgen replied yes. We believe that’s the case. A lot of times we will get applications 
for just a re-zoning request and we wonder what’s going to happen. The applicant has been 
very upfront for the better part of a year for the intention. They produced the site plan early on 
and they combined it with a consolidated application for map amendments. That’s a huge risk. 
We don’t see that too often in the development community but it leads to greater comfort from 
a staff level to make recommendations on policy and on mapping changes to this body. The 
applicant has also gone to certain other extents to seek additional approval from you in the 
form of the variance requests in the spirit to be as minimally impactful to the surrounding areas 
and thus creating potential impact or variance impact along rights-of-way and not against the 
neighborhood. 
 
Andrew Tull, 3J Consulting, stated we do believe we have a great project here before you 
tonight. I have a couple of slides to show you to give you some idea of what these buildings 
are going to look like  
 
Andrew Tull showed the Council a PowerPoint presentation (a copy is attached as Exhibit C to 
these minutes).  
 
Andrew Tull stated there were full elevations and renderings in some of the plans but as we’ve 
gone through this process the pages before you have gotten a little smaller. We are requesting 
a couple variances. The first being for the front yard setbacks. The standard for 3 story buildings 
within this particular A-2 zone is normally 20 feet but because we have 3 story buildings we’re 
pushed a little farther based upon our building height. We don’t mind having a 10 foot setback 
along the frontage roads. This is a very urban corner and placing buildings a little closer to the 
street we actually think is kind of nice. We have a unique constraint here in that this site is not 
rectangular and easy to lay out. We’ve got this strange bit of geometry along the front. 10 feet 
at a couple locations along 242nd really allows us to utilize the site that’s left for us to design to 
include a nice building configuration, a pathway system and then we have good cross 
connections across the site as well. It’s an amenity laden plan. When you’ve got this many 
units you can really put in some nice amenities. We have a children’s play area, pool, 
clubhouse, garages and covered parking areas. As Chris mentioned during his presentation, 
Section 8 of your code details all the standards that you have to meet for multi-family buildings. 
These touch on things like the amount of outdoor living space provided, the amount of 
articulation in the building, the amount of glazing or the amount of windows that you provide on 
buildings and we have no problem meeting any of those standards. It’s actually kind of a high 
bar to meet but the intent of those standards in including them in the code is to make really 
comfortable living spaces. Chris had sort of touched on what happens if either of these 
variances is not approved. I should mention with that landscape variance, as we tighten up the 
site plan and go into construction and review, if that variance is approved we may not end up 
actually exercising it in any way. It is just a very minute amount of land, only a couple of parking 
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spaces, but as we tighten things up a bit we may hit the 25% anyway. It’s really the yard 
setbacks that we’re interested in. If we don’t get the variance approved we have options. We 
could reconfigure the site, shrink the buildings a little bit, take away some of the surplus in 
parking, look at how we’re configuring amenities and maybe reduce some of that to keep the 
building footprint. It would require a fairly significant overhaul of the site plan. We like this 
building plan. It provides a significant amount of larger units. Housing developments of this type 
attract a wide variety of different kinds of tenants. This particular complex is going to have 78 
one bedroom units, 120 two bedroom units and then 18 three bedroom units. Two bedrooms 
are easily the most in demand type of unit based upon the market research that went into this 
building design and we’re trying to accommodate what we think is going to be the highest 
demand unit while also providing opportunities for 3 bedroom units. As staff has pointed out, 
the proposed applications meet all of the city’s approval criteria and the applicant has willingly 
accepted all of the proposed conditions of approval including the Multnomah County revisions 
that came through earlier this week. There was a question that came into the record that I 
thought I would mention. It was a neighbor who asked questions about the pump station. Where 
it’s going to be located, is it big, is it noisy? Because it’s a private pump station it’s going to be 
very small. You won’t even notice it when you drive in and it’s going to have a backup system. 
We can’t allow that system to fail. With regard to the corner that I showed you before, we really 
want to make this a functional, usable and nicely landscaped area that looks attractive to folks 
driving by, to potential renters and users of the property, and presents well. If you have thoughts 
or feedback about the 2 designs we’re happy to take any feedback you have. There were a 
couple of questions that were asked of staff which I’ll try to answer. The first item is storm water. 
Because we’re in this particular part of the world we get a lot of sandy soils here and your City 
does have a very robust storm water management manual. We simply can’t just allow runoff to 
run off of roof tops and impervious areas and affect other properties. We’re able to propose a 
large infiltration basin so all water will be collected and routed into that infiltration basin. It will 
be treated to meet DEQ standards and then it will infiltrate on site. I wanted to mention as well 
that Multnomah County has reviewed and approved our proposed road configuration, lane 
configuration and the project in general and they have recommended approval with the 
modified conditions. With that, we do accept staff’s recommendations and all the proposed 
conditions of approval. We would kindly request an approval from this body tonight with the 
amended conditions of approval from Multnomah County.    
 
Mayor Ryan stated I think the arch would be well done. I would personally like to see 
somewhere on there that lets people know that they’re in Troutdale. I think that’s one thing 
that’s been important to me. I want them to feel like they’re part of our City if you could put on 
the arch Troutdale. I was thinking something with Troutdale, Oregon with the fish. We’ve heard 
some public comment that people who live in apartments aren’t really citizens of your City 
which I think is a horrible statement to say and I would be embarrassed if I said that on record. 
The point is that I think it would be nice for them to feel like they are part of a community and 
that they’re welcome to live here.   
 
Andrew Tull stated we will definitely take this feedback back with us.  
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Ed Trompke stated the City Manager just mentioned the possibility of a community 
enhancement grant from the waste stream funds that could be used if you were to apply for a 
monument or maybe Rip Caswell could make a small statue for an entrance way to the City.  
 
Councilor Ripma stated I still have some questions about the setbacks. I don’t have a clear 
answer on, what extra setback is being offered or being planned into this along the south and 
east?  
 
Andrew Tull replied it’s not necessarily that we’re proposing an extra setback along the south 
and the east. What we’re proposing is what we think are larger livable units. We also think 
we’re providing a great amount of on-site amenities because we’re able to spread out a little 
bit more and we’re able to deal with the unique geometry that the northern side of the site 
presents to us. It’s not necessarily required in code that if you’re going to reduce one setback 
you increase the other. But the overall net effect has to be better for the site and we feel like 
we’ve achieved that through the quality of the units that are being proposed, size of units and 
also through additional parking and the provision of well-considered open spaces in areas 
where we have the opportunity to really make a statement about this being an entry to 
Troutdale.   
 
Mayor Ryan stated my understanding is 3 story buildings in a property zoned like that needs 
to have a 20 foot setback. It has to have minimum 20 feet. 
 
Andrew Tull stated Chris mentioned that that’s a different standard than we’re used to seeing 
in a lot of other jurisdictions. But yes, 20 foot would be the standard.  
 
Mike Robinson, Applicant’s Attorney, stated my mailing address is: 1211 SW 5th Avenue, Ste. 
1900, Portland, OR 97204. The answer to Councilor Ripma’s question is found on page 10 of 
the application narrative. There’s a minimum of 20 feet on the south and east property line. 
When you calculate the required setback based on your code because these 3 story units, the 
setback is 22.5 feet. That’s what the application says and that’s what your code requires and 
that’s what’s shown on the site plan.  
 
Councilor Lauer stated so 22.5 is the minimum setback. 
 
Mike Robinson stated because it’s a 3 story building.  
 
Councilor Ripma stated it’s nothing extra but it does meet the requirements.  
 
Councilor Ripma asked, do you agree with the numbers that were just stated, Chris? 
 
Chris Damgen replied yes. That is the staff recollection and we took a look at the application 
and the code. 
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Councilor Ripma stated I was interested in knowing whether the granting of the variance on the 
north and west side resulted in some additional setback on the south and east side. The answer 
really is no in this case. I’m not saying that’s bad or good. It meets the requirements but the 
answer is no, there is nothing extra. One of the concerns of neighbors was the 3 story buildings 
right near their properties. That’s why I’m asking and you’ve explained about Hogan cedars 
being put in and I understand the quality of the apartments. This all has to be taken into 
consideration. I appreciate the answers.  
 
Mayor Ryan opened the public hearing at 8:47pm. 
 
Marilyn Pierce, Troutdale resident, stated I live at 2260 SW 18th Way. We sit next to the east 
of this new property. I’m looking at how many car spaces are they bordering from the front of 
our acreage past our house.  
 
Mayor Ryan stated 25 spaces and 50 feet from the property.  
 
Andrew Tull stated it is about 45-50 feet between the nearest car parking stall and Marilyn’s 
house. There’s a setback requirement for parking as well. You can’t just place parking right up 
against a property line. There’s a 12 foot landscape buffer requirement which we intend to fill 
with evergreen shrubs. We certainly are sensitive to the fact that we don’t want headlights from 
the parking lot shining into our first floor units and we’ll be landscaping those areas as well. Nor 
do we want headlights from parking lots shining into our neighbors homes. We’re very sensitive 
to that. It’s not a 5 foot setback. It’s a 12 foot setback. We can fit a lot of plantings in there.  
 
Marilyn Pierce asked, is there not going to be a fence? 
 
Andrew Tull replied I don’t know but often times we do put fences around projects.   
 
Marilyn Pierce stated I’m talking about all the way back from the front of our property to the 
back of our property. We’re going to be in a fish bowl. We have an acre in the front of our house 
and an acre in the back. People look at that as it’s to be used. My husband keeps it mowed. I 
look at they will use our front for walking their dogs and I know that’s what they’ll do. The back, 
the kids will come play and they won’t see it as anything other than. And I don’t care if you put 
signs up or whatever, we’re still responsible.  
 
Councilor Lauer asked, what’s the footage from the north end to the south end of that straight 
away? 
 
Andrew Tull replied 639 feet.  
 
Councilor Lauer stated and I’m not suggesting we wrap the entire east and south but I 
understand where you’re coming from. Your property is my favorite property in all of Troutdale. 
It’s beautiful. You do a fantastic job. It’s immaculate. But I see your concern and I can see 
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where that would be a huge impact on their livability. Not only having headlights shine into their 
house and then two, having the people see that big….  
 
Andrew Tull stated that’s why I’m fully prepared to say the applicant will either propose to put 
a 6 foot cedar fence along the entire shared property line with Mrs. Pierce’s property or the 
Council is welcome to impose a condition of approval on us to do so.  
 
Mayor Ryan stated I would personally be very comfortable with that because I think Marilyn 
makes a very good point.  
 
Andrew Tull stated we do too. 
 
Mayor Ryan stated I’m comfortable with that but I’m not comfortable with the cedar fence. I 
would be much more comfortable with a plastic fence, something that’s going to stand up. 
Cedar fences don’t last forever and with the winds we have out here. Something that’s not 
going to need to be treated and waterproofed and stuff like that.  
 
Ray Young stated even a 3 or 4 foot cyclone fence imbedded in the bushes along there. Really 
you don’t even see it and it lasts forever and might be easier to do. This is probably something 
they need to propose to staff.  
 
Mayor Ryan stated I think there would be 3 criteria. Something that’s going to protect people 
from coming in there and also lights and the noise. 
 
Andrew Tull stated I would amend any condition of approval to that effect to also say that it 
need to be mutually agreeable between the neighbors. We’re happy to work with you. 
 
Mayor Ryan closed the public hearing at 8:54pm.  
 
Mike Robinson stated it’s clear that we’ll accept a conditional approval. I gave Chris just a very 
simple sentence and I think the Mayor enhanced what the condition would say so we’re 
comfortable with that. The only thing I would add is if you have questions you haven’t asked, 
please ask us. This is our last opportunity to answer them.  
 
Mayor Ryan stated I would like to say too, the comments about making it have a real Troutdale 
feel to it and last meeting we were here I talked to Barry and I told him this is a big project for 
us. It’s a very important corner for our City and to make us proud. I want to say that all the 
public testimony that’s happened since the first time this happened 2 years ago did not go for 
nothing. Because of all that public testimony this is a lot better project than I’m assuming it 
would have been if it was approved the first time. I firmly believe that it’s way better than it 
would have been. I hope that public understands too that it may not have had the end result 
that they wanted but the project is way better than what it was going to be.  
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Councilor Ripma stated you put up a document that had these additional conditions of approval 
and I’m still not clear. Does this Order include the change to the conditions of approval having 
to do with the County commitment?  
 
Chris Damgen replied I’ll also defer it to the City Attorney in case I get it wrong. Staff’s 
understanding is that you have adopted proposed findings from Planning Commission and they 
contain the conditions of approval that were passed forth from May. And if you need to 
incorporate the recent suggestion about the fence as well as these new conditions from the 
County you basically make a motion to adopt the findings and conditions as written with the 
following insertions: the additional planning condition of approval for the fence and then the 
second would be the replacement of Multnomah County conditions 1-10 with the conditions 
within this memo.   
 
Councilor Ripma asked, can you show me the whole memo? 
 
Chris Damgen replied yes (the memo is included in Exhibit B, attached). Effectively, these 
conditions are very similar to what you have.  
 
Councilor Ripma stated that was the list of 10 things. 
 
Chris Damgen replied right.  
 
Councilor Ripma stated go down to number 9. 
 
Chris Damgen stated that effectively speaks to the fact that the applicant is intending to 
construct the improvements, not wait for a proportionate shar type situation as had previously 
been called for.  
 
Councilor Lauer asked, the roadway improvement, it still needs to be completed before 
occupancy is taken in any units, correct? 
 
Andrew Tull replied yes. They need to be completed prior to occupancy. 
 
Councilor Allen asked, Mayor, can we have staff write up the motion with the changes that were 
suggested? 
 
Chris Damgen replied sure. The proposed motion that would be entertained by Council to 
approve the action along with the amendments would be to move to approve the recommended 
draft findings and proposed conditions of approval from Planning Commission with the 
following amendments: the first would be a new planning condition, number 11, applicant shall 
install a 6 foot high fence of a mutually agreed material between applicant and homeowner to 
the east on the entire east property line. And the second condition would be to strike through 
Multnomah County conditions of approval 1-10 from May 29th to be replaced with Multnomah 
County conditions 1-10 from the memo dated October 18th. 
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Councilor Ripma stated on Cherry Park the description of the additional lane and bike lane and 
sidewalk and so on all sounded like way more than 10 feet of dedicated right-of-way and I’m 
still not clear in my mind where the 10 foot right-of-way fits in with the lane and the bike lane 
and all that.   
 
Ed Trompke stated there’s existing right-of-way and part of the lane will be in the existing right-
of-way and part will be in the newly dedicated right-of-way. Then there will be a 6 foot bike path 
and then a sidewalk of width I don’t recall. 
 
Mayor Ryan stated you said some of that goes onto the property, right?  
 
Andrew Tull replied yes it’s difficult to tell sometimes where an existing right-of-way line sits. 
There’s no clear demarcation for it but in this case the geometry works with a 10 foot dedication 
and with a 6 foot easement.  
 
Councilor Ripma stated thank you.  
 
MOTION: Councilor Hudson moved adoption of the order as previously stated by staff. 

Seconded by Councilor Lauer. 
 
VOTE:   Council Allen – Yes; Councilor Hudson – Yes; Councilor Ripma – Yes; Councilor 

Lauer – Yes; Councilor Morgan; Mayor Ryan – Yes and Councilor White – Yes.  
 
Motion passed 7-0. 
 
10. STAFF COMMUNICATIONS 
Ray Young stated I’m excited to announce that Imagination Station this week is actually getting 
the rubberized surface poured. As long as the weather isn’t a torrential downpour they should 
finish it in the next week. We still are missing a couple playground parts. As soon as that’s done 
we’ll have a grand opening sometime probably in the middle of November so we can have a 
community party. Along with that I have been in consultation with the Grand Ronde Tribe and 
they have a cultural affairs person who just loves to come to places like this and work with you 
to figure out what they can do to enhance it and if we want to have them create art for us they 
will sell us art to put there that will enhance and honor Native American presence in this area. 
I’m having parks work with them to come up with some solution to add to that. Second, on 
December 5th the Citizens Advisory Committee is going to have the rate burdened public 
meeting, the one that the State requires. It’s December 5th at 7:00pm and there will be more 
information in the Champion paper for that event. Next Tuesday night the Sheriff’s Office at 
5:30pm in this room is having their community meeting to get feedback from the community of 
Troutdale. On Thursday, November 8th the Planning Commission is having a work session at 
7:00pm to discuss the upcoming flood management regulations that are going into the 
development code. On November 27th the Council meeting will probably be a one issue 
meeting to have the first hearing on that ordinance but if you want to get involved in the ground 
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floor with the Planning Commission of what those rules are going to be that is going to be 
November 8th at 7:00pm. Finally, November 6th is our election and the County tells us that if 
you get it into the mail by November 1st you increase your chances of making sure you really 
get counted.  
 
11. COUNCIL COMMUNICATIONS 
Councilor Hudson stated Reynolds High School theatre has their fall musical starting Thursday, 
Friday and Saturday and then also the following week Thursday, Friday and Saturday. There 
is a matinee as well. The play this fall is Cinderella Live. 
 
Mayor Ryan stated Reynolds High School football beat Gresham 47-0. They’re 6 and 2 and it’s 
a fun year and fun team. I also talked about my work with the high school on getting Cherry 
Park cleaned up. The principal, Wade Bakely, and an officer met with the homeowners 
association and made some really good progress there. I have noticed the road has been a lot 
cleaner. Please feel free if you guys drive down there and don’t like what you’re seeing to email 
the principal. He’s very responsive and he wants to hear. I did principal for a day last Tuesday 
at Troutdale Elementary. If you guys haven’t toured it I think you should call Principal Ed and 
see the building. I’ll be working with the Leadership Team there to do a day where we can pick 
up trash at Cherry Park. I got commitments from all the 5th graders that they will not go into 
high school and learn how to throw trash on the ground. They pinky promised me.    
 
Councilor White stated I had the pleasure of attending the Troutdale Historical Society’s 50th 
Anniversary. Congratulations to them. It was nice event.   
 
12. ADJOURNMENT 
MOTION: Councilor White moved to adjourn. Seconded by Councilor Ripma.  Motion 

passed unanimously. 
 
Meeting adjourned at 9:08pm.     
 
 
 
 
 
 Casey Ryan, Mayor           
 Dated:  
 
ATTEST: 
 
 
Kenda Schlaht, Deputy City Recorder 
 





















































































































































Reviewed and Approved by City Manager: 

CITY OF TROUTDALE 
STAFF REPORT 

SUBJECT / ISSUE:    A resolution accepting the November 6, 2018 General Election results 
from the Director of Elections, Multnomah County, Oregon. 

MEETING TYPE: 
City Council Regular Mtg. 
MEETING DATE:  
November 27, 2018 

STAFF MEMBER: 
Sarah Skroch 

DEPARTMENT: 
Executive 

ACTION REQUIRED: 
Consent Agenda - Resolution 
PUBLIC HEARING: 
No 

ADVISORY COMMITTEE/COMMISSION 
RECOMMENDATION: 
N/A 
Comments: 

STAFF RECOMMENDATION:  Adoption. 

EXHIBITS: 
None. 

SUBJECT / ISSUE RELATES TO: 
☐ Council Goals ☐ Legislative ☒ Other (describe)
Required by ORS 254.565

BACKGROUND: 

On November 6, 2018 electors of Troutdale were asked to cast their vote for candidates running 
for City Council Positions 1, 3 and 5. 

The results of the November 6, 2018 General Election have been certified by Tim Scott, Director 
of Elections, Multnomah County, Oregon (Attachment A to the Resolution). 

Current Year Budget Impacts:     ☐ Yes (describe)     ☒ N/A 

Future Fiscal Impacts:   ☐ Yes (describe)    ☒ N/A 

City Attorney Approved:    ☐ Yes    ☒ N/A 

Community Involvement Process:   ☐ Yes (describe)   ☒ N/A 

AGENDA ITEM #3.2 



Resolution # Page 1 of 1 

RESOLUTION NO. 

A RESOLUTION ACCEPTING THE NOVEMBER 6, 2018 
GENERAL ELECTION RESULTS FROM THE DIRECTOR OF 
ELECTIONS, MULTNOMAH COUNTY, OREGON.

THE TROUTDALE CITY COUNCIL FINDS AS FOLLOWS:  

1. The results of the election were certified by Tim Scott, Director of Elections, Multnomah
County, Oregon; and

2. The certified election results were received by Sarah Skroch, City Recorder of Troutdale
(Attachment “A”).

NOW THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF 
TROUTDALE: 

Section 1.  The City Council accepts the certified results of the November 6, 2018 General 
Election (Attachment “A”). 

Section 2.  This resolution shall take effect immediately upon adoption. 

YEAS: 
NAYS: 

ABSTAINED: 

Casey Ryan, Mayor 

Date 

Sarah Skroch, City Recorder 

Adopted:  



The Certified Election Results will not be 
available until November 27, 2018.   

Attachment “A” to 
Resolution #  



Reviewed and Approved by City Manager: 

CITY OF TROUTDALE 
STAFF REPORT 

SUBJECT / ISSUE:    An Ordinance to Adopt Text Amendments to Chapters 1, 2, 4, and to 
Establish Chapter 14 of the Troutdale Development Code 

MEETING TYPE: 
City Council Regular Mtg. 
MEETING DATE:  
November 27, 2018 

STAFF MEMBERS:  
Chris Damgen & Ryan Krueger, CFM 

DEPARTMENT: 
Planning 

ACTION REQUIRED: 
Ordinance - Introduction 
PUBLIC HEARING: 
Yes 

ADVISORY COMMITTEE/COMMISSION 
RECOMMENDATION: 
Approval 
Comments:  Planning Commission (6-0) 

STAFF RECOMMENDATION:  Approval 

EXHIBITS: 
A. Planning Commission Staff Report
B. TDC Section 1.040 (Definitions) “Clean” Draft
C. TDC Section 2.220 (Expiration of a Decision) “Clean” Draft
D. TDC Section 4.500 (Flood Management Area) “Clean” Draft
E. TDC Chapter 14 “Clean” Draft (formerly Section 4.500)
F. TDC Section 1.040 (Definitions) “Red-Line” Draft
 G. TDC Section 4.500 (Flood Management Area) “Red-Line” Draft (to become Ch. 14)
H. Common Floodplain Management Terms
 I. Measure 56 Notice & Map

SUBJECT / ISSUE RELATES TO: 
☐ Council Goals ☒ Legislative ☐ Other (describe)

ISSUE / COUNCIL DECISION & DISCUSSION POINTS: 

 Updates to the City’s Flood Insurance Rate Map (FIRM) and Flood Insurance Studies (FIS)

requires flood management standards to be consistent with federal and state requirements.

 Review the approval criteria, and revisions presented and receive any testimony provided.

 Approve amendment as presented (see pros/cons)

AGENDA ITEM #4 



Page 2 of 2 

BACKGROUND: 

Please review the Planning Commission Staff Report (Exhibit A) for details. 

PROS & CONS: 
Pros: 

• Brings City flood management standards to full compliance with federal, state, and
Metro requirements

• More clearly spells out review procedures for permits and procedures for applicants
and decision criteria for Staff and/or Planning Commission

• Provides certain breaks on submittal requirements on smaller applications that were
previously not in existence with the code

• Development standards as proposed could lead to further discounts of flood
insurance policies; not only for residents within special flood hazard areas but also for
residents and business in all other areas of the City.

Cons: 
• Any amendments to the draft as presented would require re-review by FEMA to

ensure compliance
• Previous exceptions from permit requirements have largely been removed at FEMA’s

insistence, including but not limited to activities for the Sandy Drainage Improvement
Company and the Multnomah County Drainage District

• The City is required to approve new standards in a quick fashion and have them be
in effect by February 1, 2019 or risk suspension from the National Flood Insurance
Program, jeopardizing insurance coverage for citizens and businesses.

Current Year Budget Impacts:     ☐ Yes (describe)     ☒ N/A 

Future Fiscal Impacts:   ☐ Yes (describe)    ☒ N/A 

City Attorney Approved:    ☐ Yes    ☐ N/A 

Community Involvement Process:   ☒ Yes (describe)   ☐ N/A 
Public Hearing 



CITY OF TROUTDALE 
Community Development Department 

2200 SW 18th Way Tel: (503) 665-5175 
Troutdale, OR 97060 www.troutdale.info 

NOTICE OF APPLICATION & PUBLIC HEARING 
PROPOSED TEXT AMENDMENTS TO THE TROUTDALE DEVELOPMENT CODE 

Date of Notice: October 9, 2018   |   Date of Initial Public Hearing: November 14, 2018 
Case File: 75-03   |   Applicant: City of Troutdale 

The City of Troutdale is hereby notifying all interested parties of a proposed text amendment to the Troutdale 
Development Code (TDC). The text amendments proposed would update floodplain management standards in order 
to comply with state/federal regulations and guidance. In addition, this action would also formally adopt an updated 
version of the Flood Insurance Rate Map (FIRM) and Flood Insurance Study (FIS) used in determining where those 
standards apply. The following chapters and sections of the TDC are proposed to amended: 

• Section 1.040 (Definitions) • Section 4.500 (Flood Management Area)
• Section 2.220 (Expiration of a Decision) • Chapter 6 (Applications)

Text amendment applications are required to have public hearings and undergo a Type IV legislative procedure, in 
which the Troutdale Planning Commission may recommend to the Troutdale City Council, which is the decision-
making entity. [TDC 2.065] Properties that are partially or fully located in Special Flood Hazard Areas (SFHA) in the 
current or proposed FIRM have been identified by the City as requiring formal notice in compliance with Oregon 
Revised Statute (ORS) 227.186 (Measure 56 notification requirements). This is a separate, general purpose notice. 

An initial public hearing will be held at 7:00 p.m. on Wednesday, November 14, 2018 in the Kellogg Room of the 
Troutdale Police Community Center, located at 234 SW Kendall Court. The public hearing will be conducted by the 
Troutdale Planning Commission. The Troutdale City Council is tentatively scheduled to hold hearings on this matter at 
7 p.m. on Tuesday, November 27 and 7 p.m. on Tuesday, December 11, 2018 in the same location described above.  

The location of the hearing is accessible to citizens with disabilities. If you require any other accommodation, please 
contact the Planning Division at planning@troutdaleoregon.gov or call 503-665-5175 at least one (1) week prior to 
the hearing. 

Please contact Ryan Krueger CFM at planning@troutdaleoregon.gov for any questions or concerns about this matter. 

mailto:planning@troutdaleoregon.gov
mailto:planning@troutdaleoregon.gov
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STAFF REPORT 

TO: Troutdale Planning Commission 

STAFF REPORT DATE: Wednesday, October 24, 2018 

STAFF / APPLICANT: Ryan Krueger, CFM; Senior Planner & Floodplain Manager 
Chris Damgen, Community Development Director 

CASE FILE: 75-03 Text Amendments: Flood Management

SUBJECT: Proposed Text Amendments to the Troutdale Development Code 

APPLICABLE CRITERIA: TDC Sections 2.065 and 6.1100 

HEARING DATE:  Wednesday, November 14, 2018 

RECOMMENDATION: Planning Commission to review proposal, open the public hearing, 
consider proposed testimony and amendments from all parties, 
and recommend approval of the proposed text amendments with 
any additional amendments proposed to the City Council. 

1. BACKGROUND

The City of Troutdale is required to undergo a comprehensive update to its flood management 
standards. These standards are in need of update due to the following circumstances: 

 The release of new Flood Insurance Rate Maps (FIRM) and Flood Insurance Studies (FIS)
for Troutdale by the Federal Emergency Management Agency (FEMA), to go into effect
on February 1, 2019. Communities that have updated FIRM and FIS must have flood
management regulations that are in compliance with standards in the National Flood
Insurance Program (NFIP) at the time of map and study adoption. A FEMA audit of the
City’s current regulations found areas where code amendments were necessary.

 The State of Oregon’s Department of Land Conservation & Development (DLCD) performs
“Community Assistance Visits” (CAV) which involve a review of a city’s flood management
regulations in coordination with both federal and state standards. In 2014, the results of
a CAV compelled the City of Troutdale to update its regulations. The City and DLCD agreed
to defer the update within six (6) months of an effective date for the adoption of new
FIRM and FIS. This direction from DLCD was reaffirmed during the CAV in 2018.

 The City’s voluntary participation in the NFIP Community Rating System (CRS).

EXHIBIT A
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2. REVIEW TIMELINE

The City was notified of the need to update flood management regulations in 2014 during the 
CAV performed by DLCD as described above. On August 1, 2018, FEMA and its contractor 
informed communities in the Sandy River basin that revised FIRM and FIS would be going into 
effect on February 1, 2019. This effectively started the clock for communities to update their 
regulations based on federal and state requirements in order to maintain compliance. Consistent 
with State law, properties directly affected received “Measure 56” notices (Attachment I). 

3. IMPORTANT TERMINOLOGY

Floodplain management often uses terms or abbreviations that appear interchangeable, but 
carry distinct differences. Listed below are important terms that are used throughout the Code. 
Please consult with the definitions in Section 1.040 for the precise definition. Attachment H also 
provides a reference for typical abbreviated terms in floodplain management. 

Special Flood Hazard Area (SFHA) 
Also known as the “100-year floodplain”, these are areas that have an annual one percent (1%) 
chance of flooded conditions. In Troutdale, these areas are included in what is historically called 
the “Flood Management Area”. Properties and structures that are fully or partially affected by 
the SFHA are subject to the floodplain standards that are being reviewed. 

Flood Zone 
This is a term that is often misunderstood and misused. FEMA considers all properties to have 
flood zones. When most people think of flood zones, they are actually thinking of special flood 
hazard areas. Staff discourages the use of this term in a broad sense and utilizes it in conjunction 
with the actual flood zone assigned to a particular location (Flood Zone AE, Flood Zone X, etc.). 

Floodway 
This is a specific area within the Special Flood Hazard Area that has the greatest risk of regular 
flooding (see exhibit below). Floodways have more restrictive standards for development due to 
higher risk. See specifically Section 1.040.42 for the actual regulatory definition. See Sections 
14.030, 14.045, and 14.050 for floodway-specific standards. 
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4. PROPOSED TEXT AMENDMENTS

The proposed text amendments would cover four (4) chapters in the Troutdale Development 
Code (TDC). This includes the transfer of flood management regulations from Section 4.500 to a 
new Chapter 14. Chapters 1, 2, and 4 are also amended.  

Any required changes to the table of contents or sectional references in other chapters within 
the TDC would be made upon adoption and are deemed non-substantive. The following is a 
summary of the proposed amendments: 

CHAPTER 1 – INTRODUCTORY PROVISIONS 

There is one (1) section amendment proposed for this chapter: 

1.040 Vegetation Corridor, Slope District, Water Quality and Flood Management Definitions 
The definition section is updated with several new definitions and re-wordings, consistent with 
requirements and guidance from FEMA and DLCD. Please see Attachment B for the “clean” draft 
version and Attachment F for the “red-line” version. 

CHAPTER 2 – PROCEDURES FOR DECISION-MAKING 

There is one (1) section amendment proposed for this chapter. 

2.220 Expiration of a Decision 
The primary amendment is the inclusion of “flood development” permit land use decisions, which 
are to have a 180 day expiration period if no construction is occurring. 

The additional amendments are the alphabetizing of the decisions currently listed so they are not 
listed without a specific sub-section reference. These amendments are non-substantive. Please 
see Attachment C for the “clean” draft version. 

CHAPTER 4 – ZONING DISTRICT OVERLAYS 

There is one (1) section amendment proposed for this chapter. 

4.500 Flood Management Area 
This section is proposed to be stricken in its entirety, with all flood management area regulations 
to be relocated to a new chapter in the TDC (Chapter 14).  Section 4.500 would be reserved for a 
future zoning overlay district if needed. Please see Attachment D for the “clean” draft version. 
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CHAPTER 14 – FLOOD MANAGEMENT 

This is a proposed new chapter that currently contains standards within Section 4.500. Because 
of the size of the section, coupled with the issue that the regulations contain not only overlay 
standards but also permitting and procedural standards, it was determined that a stand-alone 
chapter would be a more proper location within the Code. 

Listed below is a summary of each section within the Chapter, along with a description of any 
major changes. Please also see Attachment E for the “clean” draft version (showing changes in a 
new Chapter 14) and Attachment G for the “red-line” version (showing changes in Section 4.500, 
the current location of standards). 

14.005 Purpose (currently 4.510) 
This section expands upon the provisions from the current TDC that flood management standards 
seek to govern. The purpose statement is generally the same. 

14.010 Applicability (currently 4.512) 
This section relocates the enumerated items needed for a flood development permit (shown in 
sub-section B) to another portion of the chapter where it is more logically located. 

14.015 Severability (new) 
This section is new and refers to the general severability standards in Chapter 17. This was 
requested by FEMA and DLCD. 

14.020 Administration and Interpretation of FIRM Boundaries and Flood Management Area 
Standards (currently 4.513, […] and Edge of Bankfull Stage or Two-Year Storm Level) 
This section’s title was amended. Sub-section A has minor changes but now specifically calls out 
powers of determination and permit issuance. Sub-section B is new and effectively outlines the 
roles of the floodplain manager with enumerated responsibilities. The proposed Sub-section C is 
currently Sub-section B. The proposed Sub-section D is currently Sub-section C. Sub-section E is 
new and refers to inspections that can be made. 

14.025 Uses within the Floodplain but Outside the Floodway and Outside Wetlands  
(currently 4.514) 
Sub-section A (Prohibited Uses) remains largely the same, with more specificity given to the 
prohibition of uncontained, outside storage areas of hazardous materials.  

Sub-section B (Permitted Uses) is generally the same with a couple of notes. 

 In Item 4, it refers to the City of Portland Plant List as a reference material. The City of
Troutdale has no independent reference document for native plantings. In the current
standards, a reference to a Metro Native Plant list is shown, but that document is not in
existence. The Portland Plant List is the reference most often used in the area in lieu of
other reference material and is the preferred standard for the draft.
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 Item 13 is new, in that wildfire mitigation projects are now listed. This was a specific 
recommendation of the City’s Hazard Mitigation Plan. 

 
14.030 Uses within the Floodway or within Wetlands (currently 4.515) 
Sub-section A (Prohibited Uses) remains largely the same, except greater clarity was given on 
vegetation removal, fill, or excavation with regards to wildfire mitigation projects and the 
addition of prohibiting uncontained outside storage areas of hazardous materials. 
 
Sub-section B (Permitted Uses) remains largely the same, expect it removes stream habitat 
restoration and vegetative removal/restoration projects that were currently permitted. 
Dead/dying trees may be removed. 
 
14.035 Floodplain Development Permit (currently 4.516) 
This section has been heavily modified, due mostly to FEMA, DLCD, and Metro requirements but 
also to eliminate ambiguity. The most basic change is the new title, which now refers to permits 
as Flood Development Permits (currently Flood Hazard Permits). In addition, the section better 
outlines submittal requirements and permit type differentiations based on the desired activity. 
 
Sub-sections A and B are new and contain background and applicability information, respectively.  
 
Sub-section C (currently A) list exemptions from permitting requirements. Several currently 
exempted activities were removed due to FEMA requirements. However, exemptions were 
maintained for the following activities:  
 

 removal of refuse;  

 vegetative removal/restoration work;  

 emergency tree removal; placement of fill in residential zones (for certain circumstances);  

 installation of certain fencing;  

 certain landscape activities;  

 preservation of wetlands; and  

 certain activities performed by the Sandy Drainage Improvement Company (SDIC). 
 
Sub-section D lists submission requirements for a Floodplain Development Permit. The list of 
items appears long, however much of the information in most circumstances can be readily 
obtained with assistance from the City. Ensuring these items are submitted also helps to keep 
record-keeping in order—an important task in Community Rating System scoring.  Flood 
development permit applications would require the following: 
 

 site plan 

 topographic survey 

 elevations of lowest floor (for structures) 

 hydrology and soils report (for ground disturbance/vegetation removal that exposes soil) 

 grading plan (if grading is occurring) 
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 vegetation report (if vegetation removal or similar impacts occur)

 “no-rise” certification and letter of map change (certain activities in floodway)

 building and structure elevations (if applicable)

 infrastructure exhibit

 floodplain or watercourse alterations (if applicable)

 any other permits issued (or applied for) related to project

Sub-section E is expanded from the current version and better outlines the need for Flood 
Development Permits, based on the typical decision-making system used elsewhere in the TDC. 

A Type I permit (Staff decision) is required for construction, repair, and alteration of single-family 
residential dwellings and manufactured dwellings; emergency bank stabilizations; and wildfire 
mitigation projects.  A Type II permit (Staff decision with notification) is required for any Type II 
site development reviews; new/expanded streets, bridges, railroads, or trestles; permanent bank 
stabilization or fill; balanced cut-and-fill; fill of wetlands; and similar activities. A Type III permit 
(Planning Commission decision with notification) is required for any uses requiring a Type III 
review, variances requested within Chapter 14, and proposed alterations of a watercourse. 

Sub-section F attaches review criteria for decision-making to Flood Development Permits, similar 
to that of other procedures in the TDC.  

Sub-section G includes mandatory conditions of approval that would be included in every 
approved Floodplain Development Permit. Item 3 is a mandatory addition from Metro Title 3 of 
the Functional Plan. 

14.040 Development Standards (currently 4.517) 
This section remains generally the same, with a few notable provisions that have been altered or 
added in this proposal. Some of the proposed changes are for Community Rating System bonus 
credits, which could allow the City to achieve a better score to further reduce flood insurance 
rates for those who carry flood insurance. 

Sub-section G is more specific in maintaining flood storage capacity through the “balanced cut 
and fill” approach that is typical for developing in special flood hazard areas. Specifically, the 
following provisions are new: 

 Development may not result in any increase in flood levels throughout the special flood
hazard area (currently undefined on the extent that no increase situation could occur)

 Item 5: New buildings built on fill must have fill that is certified by a professional engineer,
and offers protection from erosion and scour.

 Part of Item 6: Provides relief for some applications from requirements to submit Letters
of Map Change

 Item 7: Allows for the City to outsource engineering analysis of flood storage capacity to
consultants who have technical aptitude to review plans and advise on action.
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Sub-section H (Residential Development) has proposed changes as described below.. 
 

 Item 1: Elevation Certificates to be required for all residential development (CRS bonus) 

 Item 2.d: When possible, have two opposing side openings for enclosed areas for flood 
waters to pass through. 

 Item 3.f: Flood vent opening placement standards now in place (avoids standing water). 

 Item 4: Require elevation of non-elevated structures to two (2) feet above base flood 
elevation (currently one (1) foot above base flood elevation; CRS bonus) 

 
Sub-section I (Manufactured Dwellings) and Sub-section J (Recreational Vehicles) have updated 
standards as required by FEMA. 
 
Sub-section K (Nonresidential Construction) remains largely the same, though new standards are 
in place for those structures who utilize floodproofing techniques. Those standards include 
submitting a maintenance plan (Item 6) and an emergency action plan (Item 7) if required. 
 
Sub-section R (Utilities and Roads) would require roads built in the floodplain to be built at or 
above base flood elevation for emergency access purposes. (CRS bonus) 
 
Sub-section S requires additional state agency notification for applications with alterations or 
relocations of watercourses. 
 
Sub-section U (Critical Facilities) contains the following changes of interest: 
 

 The “definition” of critical facilities can be found in Section 1.040. The current version re-
articulates the definition, so it is proposed to be removed. 

 Critical facilities constructed in special flood hazard areas should have their lowest floor 
elevated to one foot above the 500-year flood level. (CRS bonus) 

 
Sub-section V (Small Accessory Structures) is a new sub-section designed to provide relief for 
certain types of accessory structures under certain circumstances. 
 
14.045 Floodways (new) 
This section is new and provides clear guidance on approving development activity in the 
floodway, which is generally discouraged due to the hazards associated with these areas. 
 
14.050 Before Regulatory Floodway (new) 
This section is new and prohibits most development activities to occur in areas where a 
regulatory floodway has not been designated. This situation is likely not to occur in Troutdale but 
is required to be in the floodplain regulations for the City. 
14.055 Flood Management Area Variance Procedures (currently 4.518) 
This section has been expanded, primarily at the direction of FEMA and DLCD. 
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Sub-section A is new and provides guidance on requests to vary from elevation standards based 
on 11 considerations outlined therein. 
 
Sub-section B allows for relief to be sought for historic structures, with three (3) approval criteria 
items to be considered. 
 
Sub-section C prohibits variances from being issued within a designated floodway if increased 
flood levels during the base flood discharge would result. 
 
Sub-section D is the “minimum necessary” clause for most variance applications. 
 
Sub-section E (currently sub-section A) remains the same, with a process for determination now 
established elsewhere in the Chapter. 
 
Sub-section F (currently sub-section B) remains the same. 
 
Sub-section G (currently sub-section C) allows for conditions to be attached by the decision-
making entity. 
 
Sub-section H (currently sub-section D) remains the same but is also xpanded to allow for 
nonresidential buildings in very limited circumstances to seek variances from floodproofing 
standands. 
 
Sub-section I (currently sub-section E) is mostly the same, with a reference changes. 
 
Sub-section J (currently sub-section F) is mostly the same with an additional code reference in 
decision criteria 3 and two new decision criteria: 
 

 Item 5: Determination that project cannot be located outside SFHA and that any impacts 
have been minimized to the extent practicable. 

 Item 6: Consistency with other laws and ordinances. 
 
14.060 Prescribed Conditions for the Rehabilitation or Replacement of Pre-Existing Structures 
(currently 4.519) 
This section remains mostly the same, with certain updates to references within the Code. 
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4. FACTS AND FINDINGS

TDC Section 2.065 specifies that the City Council is the decision-making body for text amendment 
applications after the Planning Commission forwards a recommendation for their consideration. 
Planning Commission is charged with making a finding for each applicable criterion point as listed 
in TDC Section 6.1120. Listed below are draft findings prepared by Staff for Planning Commission 
to review and amend as needed, upon the conclusion of the public hearing portion of the meeting 
and prior to a vote for a recommendation. 

A. The proposed change to the Development Code does not conflict with applicable
Comprehensive Land Use Plan goals or policies.

The Comprehensive Plan policies are in line with the proposed amendment. Goal 5, Policy 9 states 
that the City should “Notify and coordinate development proposals within natural resource areas 
with other local, state, and federal agencies”.  Goal 7, Policy 1 speaks to “ensure that 
development in highly hazardous areas will be restricted or prohibited. Development may be 
allowed in areas of potential hazard if appropriate safeguards are taken in the deisgn and 
construction to protect affected persons and property. Goal 7, Policy 3 seeks to restrict 
development within flood hazard areas to those uses which can be adequately floodproofed. The 
Code amendments are in line with these policies.  The criterion is met. 

B. The proposed change is consistent with the applicable Statewide Planning Goals.

The text amendments proposed are due in part to a State review of the existing regulations and 
required amendments to be made to come into compliance with Statewide Planning Goals in 
addition to federal standards. The state has performed a cursory review of the amendments as 
presented and have no additional comments. The criterion is met. 

C. The proposed change is consistent with the applicable provisions of Metro Code.

The proposed text amendments are consistent with several Metro Code provisions and would be 
in conformance with Title 3 (Water Quality and Flood Management) of the Metro Growth 
Management Functional Plan. Of particular interest, the City was required to more specifically 
spell out required conditions of approval for flood development permits to ensure conformance 
with Title 3. The criterion is met. 

D. Public need is best satisfied by this particular change.

Flood management is an exercise in protecting property and life from hazardous conditions. A 
primary responsibility of a local government is ensuring the safety of the community at large. The 
standards provide guidelines for responsible development in areas that are deemed to have flood 
risk, in order to minimize loss in case of a flood event. Furthermore, some of the regulations 
financially benefit the city residents, as they count toward a higher score on the Community 
Rating System, thus reducing insurance costs for all property owners.  The criterion is met. 
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E. The change will not adversely affect the health, safety, and welfare of the community.

The existing flood management standards, along with the text amendments proposed are 
precisely in the spirit of protecting the health, safety, and general welfare of the community. do 
not weaken already existing standards that would suggest development activities would be more 
suitable in the flood management areas. The proposed amendments offer certain activities relief 
mechanisms in the forms of variances or in required submittal items, but in those situations, the 
applicants must demonstrate no negative impacts that would adversely affect public health, 
safety, or welfare. The criterion is met. 

5. STAFF RECOMMENDATIONS

Staff offers the following recommendations for the conduct of the November 14, 2018 public 
hearing for the proposed amendments to the Troutdale Development Code. 

A. Conduct a public hearing and receive all public testimony relating to the proposal.
Consider the public testimony and the facts and findings presented in the staff report and
deliberate on policy issues, proposed amendments, and other issues identified by the
Commission, Staff, other public entities, or the public.

B. Recommend approval of the proposed text amendment application to the City Council
for its consideration for its meeting and subsequent public hearings.

ATTACHMENTS 

A. This Staff Report

B. TDC Section 1.040 (Definitions) – “Clean” Draft

C. TDC Section 2.220 (Expiration of Decision) – “Clean” Draft

D. TDC Section 4.500 (Flood Management Area) – “Clean” Draft

E. TDC Chapter 14 – “Clean” Draft (formerly Section 4.500)

F. TDC Section 1.040 (Definitions) – “Red-Line” Draft

G. TDC Section 4.500 (Flood Management Area) – “Red-Line” Draft (to become Chapter 14)

H. Common Floodplain Management Terms

I. Measure 56 Notice & Map
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1.040 Vegetation Corridor and Slope District, Water Quality, and Flood Management Definitions. 

.01 100-Year Flood. The flood that is equaled or exceeded once in one hundred (100) years 
on the average; equivalent to the one percent annual chance flood. Also called the Special 
Flood Hazard Area, Base Flood, and 100-year floodplain. 

.02    Area of Shallow Flooding. Means a designated AO, AH, AR/AO, AR/AH, or  
VO zone on a community's Flood Insurance Rate Map (FIRM) with a one percent (1%) 
or greater annual chance of flooding to an average depth of one to three (1 - 3) feet where 
a clearly defined channel does not exist, where the path of flooding is unpredictable, and 
where velocity flow may be evident. Such flooding is characterized by ponding or sheet 
flow. 

.03 Area of Special Flood Hazard. Means the land in the floodplain within a community 
subject to a one percent (1%) or greater chance of flooding in any given year. The area 
may be designated as Zone A on the Flood Hazard Boundary Map (FHBM). After 
detailed ratemaking has been completed in preparation for publication of  the flood 
insurance rate map, Zone A usually is refined into Zones A, AO, AH, A1-30, AE, A99, 
AR, AR/A1-30, AR/AE, AR/AO, AR/AH, AR/A, VO, or V1-30, VE, or V. For purposes 
of these regulations, the term ``special flood hazard area'' is synonymous in meaning with 
the phrase ``area of special flood hazard''. 

.04 Bankfull Stage. As defined in the Oregon Administrative Rules pertaining to removal/fill 
permits, the stage or elevation at which water overflows the natural banks of a stream or 
other waters of the state and begins to inundate upland areas. In the absence of physical 
evidence, the two-year recurrent flood elevation (storm level) may be used to 
approximate the bankfull stage. The bankfull stage is the starting point for measuring the 
width of a vegetation corridor from a protected water feature. In the absence of any data 
to establish the bankfull stage or two-year storm event, the starting point for measuring 
the vegetation corridor is determined by the following indicators: 

a. Water marks on fixed objects (vegetation, rocks, buildings, etc.);

b. Drift lines (deposited waterborne twigs, litter, etc.); or

c. Waterborne sediment deposits on the soil surface or fixed objects (vegetation,
rocks, buildings, etc.)

.05 Base Flood. A flood having a one percent (1%) chance of being equaled or exceeded in 
any given year. 

.06 Base Flood Elevation. The water surface elevation during the Base Flood in relation to a 
specified datum. The Base Flood Elevation (BFE) is depicted on the Flood Insurance 
Rate Map to the nearest foot and in the Flood Insurance Study to the nearest one-tenth 
(0.1) foot. Not every potential Special Flood Hazard Area within the Urban Growth 
Boundary has been mapped by the Federal Emergency Management Agency through the 

EXHIBIT B
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Flood Insurance Study, Flood Insurance Rate Maps, and Digital Flood Insurance Rate 
Maps. The Floodplain Manager or designee is authorized through Section 14.020 to 
obtain the information necessary to determine the presence and extent of unmapped 
Special Flood Hazard Areas and the associated Base Flood Elevation as part of reviewing 
development proposals that affect the 100-year Floodplain. Such information shall be 
used by the City of Troutdale to supplement the Flood Insurance Study, Flood Insurance 
Rate Maps, and Digital Flood Insurance Rate Maps. 

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

.08 Below-Grade Crawl Space. Means an enclosed area below the base flood elevation in 
which the interior grade is not more than two feet below the lowest adjacent exterior 
grade and the height, measured from the interior grade of the crawlspace to the top of the 
crawlspace foundation, does not exceed four (4) feet at any point. 

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

.10 Conservation Easement. An easement applied to environmentally sensitive lands 
including, but not limited to, lands identified as hillsides, wetlands, floodplains, and 
floodways. The field verification shall be done by a licensed surveyor, engineer, 
hydrologist, or any other licensed specialist in the fields of engineering, hydrology, or 
botany. A conservation easement prohibits most forms of development and assures that 
native vegetation will be maintained or enhanced. Conservation easements usually affect 
privately owned land and are enforceable by the City. Trails and limited public facilities 
may be permitted under carefully controlled conditions within conservation easements. 

.11 Construction, Start of. (For other than new construction or substantial improvements 
under the Coastal Barrier Resources Act (Pub. L. 97-348)), includes substantial 
improvement, and means the date the building permit was issued, provided the actual 
start of construction, repair, reconstruction, rehabilitation, addition placement, or other 
improvement was within one hundred eighty (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 
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building. 
 
.12 Critical Facility. A facility that is critical for the health and welfare of the population and 

is especially important to be located above the Base Flood Elevation following hazard 
events. The following is the list of Critical Facilities for the purposes of Chapter 14: 

 
a. Hospitals and other medical facilities having surgery and emergency treatment 

areas; 
 
b. Fire and police stations; 
 
c. Tanks or other structures containing, housing or supporting water or fire-

suppression materials or equipment required for the protection of essential or 
hazardous facilities or special occupancy structures. These tanks or other 
structures do not include City water distribution facilities; 

 
d. Emergency vehicle shelters and garages; 
 
e. Structures and equipment in emergency-preparedness centers;  
 
f. Standby power generating equipment for essential facilities; 
 
g. Structures and equipment in government communication centers and other 

facilities required for emergency response; and 
 
h. Other facilities as determined by the Floodplain Manager or designee. 

 
Some types of facilities may be critical to a community, but require location within or 
partially within Special Flood Hazard Areas because of the nature of the facilities.  

 
.13 Debris. Debris includes discarded manmade objects and may include tires, vehicles, litter, 

scrap metal, construction waste, lumber, plastic, or styrofoam. Debris does not include 
objects necessary to a use allowed by this Code, or ornamental and recreational 
structures. Debris does not include existing natural plant materials or natural plant 
materials which are left after flooding, downed or standing dead trees, or trees which 
have fallen into protected water features. 

 
.14 Department of Environmental Quality (DEQ) Water Quality Standards. State of Oregon 

DEQ water quality standards are the numerical criteria or narrative condition needed in 
order to protect an identified beneficial use. 

 
.15 Design Flood Elevation. The elevation of the 100-year storm as defined in the Federal 

Emergency Management Agency Flood Insurance Studies or, in areas without Federal 
Emergency Management Agency floodplains, the elevation of the 25-year storm or the 
edge of mapped flood-prone soils or similar methodologies. 
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.16 Developer. The owners of property, their agents or contractors, or their successors and 
assigns, who have undertaken or are proposing development which is regulated by 
Sections 4.300, 5.600, 5.700, and Chapter 14 of this Code. 

.17 Development. Any man-made change to improved or unimproved real estate, including 
but not limited to buildings or other structures, mining, dredging, filling, grading, paving, 
excavation or drilling operations or storage of equipment or materials. 

.18 Digital Flood Insurance Rate Map. Depicts flood risk and federal flood zones and flood 
risk information. The Digital Flood Insurance Rate Map (DFIRM) presents the flood risk 
information in a format suitable for electronic mapping applications. 

.19 Disturb. Any manmade changes to the existing physical status of the land which are made 
in connection with development.  

.20 Elevated Building. Means for insurance purposes, a non-basement building which has its 
lowest elevated floor raised above ground level by foundation walls, shear walls, post, 
piers, pilings, or columns. 

.21 Elevation Certificate. A form supplied by the Federal Emergency Management Agency 
(FEMA) and used to document the lowest floor elevation of a building. 

.22 Emergency. Any manmade or natural event or circumstance causing or threatening loss 
of life, injury to person or property, and includes, but is not limited to, fire, explosion, 
flood, severe weather, drought, earthquake, volcanic activity, spills or releases of oil or 
hazardous material, contamination, utility or transportation disruptions, and disease. 

.23 Engineer. A registered professional engineer licensed by the State of Oregon. 

.24 Enhancement. The process of improving upon the natural functions and/or values of an 
area or feature which has been degraded by human activity. Enhancement activities may 
or may not return the site to a pre-disturbance condition, but create/recreate processes and 
features that occur naturally. 

.25 Erosion. Erosion is the detachment and movement of soil particles, rock fragments, or 
other material, organic or inorganic, resulting from actions of water, wind, human, or 
animal activity. 

.26 Erosion Hazard Zone. The area adjacent to a stream or river that is at risk of bank erosion 
from stream flow or mass wasting, as designated on the communities FIRM. 

.27 Erosion Prevention and Sediment Control Plans. Plan requirements are specified in the 
City of Troutdale’s Construction Standards for Public Works Facilities. 

.28 Erosion, Visible or Measurable. Visible or measurable erosion includes, but is not limited 
to: 

Ryan Krueger
Consistent with CAV NFIP Compliance letter #1 from DLCD dated 2/13/18.

Ryan Krueger
Consistent with BiOp.
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a. Deposits of mud, dirt sediment, or similar material exceeding one-half cubic foot
in volume on public or private streets, adjacent property, or onto the storm and
surface water system, either by direct deposit, dropping discharge, or as a result of
the action of erosion.

b. Evidence of concentrated flows of water over bare soils, turbid or sediment laden
flows, or evidence of onsite erosion such as rivulets on bare soil slopes where the
flow of water is not filtered or captured on the site.

c. Earth slides, mudflows, earth sloughing, or other earth movement that leaves the
property.

.29 Excavation. Any act by which soil or rock is cut into, dug, quarried, uncovered, removed, 
displaced, or relocated. 

.30 Existing Building or Structure. A structure for which the Start of Construction 
commenced before February 1, 2019. 

.31 Federal Emergency Management Agency (FEMA). The agency with the overall 
responsibility for administering the National Flood Insurance Program. 

.32 Fill. Any material such as, but not limited to, sand, soil, rock, gravel, clay, or mud that is 
placed on a site for the purposes of development or redevelopment. 

.33 FIRM. See Flood Insurance Rate Map. 

.34 Flood or Flooding. Means: 

a. A general and temporary condition of partial or complete inundation of normally
dry land areas from:

1. The overflow of inland or tidal waters.

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

3. Mudslides (i.e., mudflows) which are proximately caused by flooding as
defined in paragraph (a)(2) of this definition and are akin to a river of
liquid and flowing mud on the surfaces of normally dry land areas, as
when earth is carried by a current of water and deposited along the path of
the current.

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
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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)(1) of this definition. 

 
.35 Flood Insurance Rate Map (FIRM). An official map of a community, on which the 

Federal Insurance Administrator has delineated both the special hazard areas and the risk 
premium zones applicable to the community. 

 
.36 Flood Insurance Study (FIS).  Or 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. 

 
.37 Flood Management Area (FLMA). All lands contained within the 100-year floodplain 

and floodway as shown on the Flood Insurance Rate Map, and the area of inundation for 
the February 1996 flood. In addition, all lands which have documented evidence of 
flooding. 

 
.38 Floodplain. As shown below in Figure 1 - Floodplain Cross Section, the area adjacent to 

a stream or river channel that is covered by water when the river or stream overflows its 
banks. 

 
.39 Floodplain Development Permit. Federally required permit required prior to construction 

and other development in any Special Flood Hazard Area (100-yr. Floodplain). See 
Section 14.035 of this Code. 

 
.40 Floodplain Functions. Hydrological and ecological functions including conveyance and 

temporary storage of floodwater, depositions of sediments outside of the channel, ground 
water recharge, filtering of pollutants, and reduction of floodwater velocity and erosive 
forces. Also included, but to a lesser extent in previously urbanized areas, are such 
functions as nutrient exchange, refuges, and feeding areas for fish. 

 
.41 Floodplain, 100-Year. As shown below in Figure 1 - Floodplain Cross Section, land area 

adjacent to a river, stream, or other water body that is subject to a one percent or greater 
chance of flooding in any given year. It consists of land ranging from that which is 
subject to annual flooding to that which has a one percent (1%) or greater chance of 
flooding in any given year. The 100-year Floodplain consists of the Floodway and the 
Floodway Fringe. The 100-year Floodplain is mapped by the Federal Emergency 
Management Agency (FEMA) on Flood Insurance Rate Maps (FIRMs) and is the area 
subject to Base Flood regulations. Not every potential Special Flood Hazard Area within 
the Urban Growth Boundary has been mapped by the Federal Emergency Management 
Agency through the Flood Insurance Study, Flood Insurance Rate Maps, and Digital 
Flood Insurance Rate Maps. The Floodplain Manager or designee is authorized through 
Section 14.020 to obtain the information necessary to determine the presence and extent 
of unmapped Special Flood Hazard Areas as part of reviewing development proposals 



Troutdale Development Code  Chapter 1 – Introductory Provisions 

75-03 Text Amendment TDC 1-27 CC Hearing Draft: 27-Nov-18 

that affect the 100-year Floodplain. Such information shall be used by the City of 
Troutdale to supplement the Flood Insurance Study, Flood Insurance Rate Maps, and 
Digital Flood Insurance Rate Maps and these areas are also subject to Base Flood 
regulations. See Base Flood. 

 

  
  

Figure 1 – Floodplain Cross Section 
 
.42 Floodway (Regulatory Floodway). Means the channel of a river or other watercourse and 

the adjacent land areas that must be reserved in order to discharge the base flood without 
cumulatively increasing the water surface elevation more than a designated height.. 

 
.43 Flow-through Design. Typically a structure that does not displace surface floodwater or 

hinder or obstruct the movement of surface floodwater. 
 
.44 High Hazard Zone. Lands within the furthest landward extent of the floodway and 

erosion hazard zone, as designated on the communities FIRM. 
 
.45 Highest Adjacent Grade (HAG). The highest natural elevation of the ground surface prior 

to construction, adjacent to the proposed walls of a structure. Refer to the Elevation 
Certificate, FEMA Form 81-31, for more information. 

 
.46 Hydrodynamic Load. Force of water in motion. 
 
.47 Hydrostatic Load. Force of water at rest. 
 
.48 Invasive Non-native or Noxious Vegetation. Plant species that are listed as nuisance 

plants or prohibited plants on the most recent Portland Plant List as adopted by the City 
of Portland by ordinance because they are plant species that have been introduced and, 
due to aggressive growth patterns and lack of natural enemies in the area where 
introduced, spread rapidly into native plant communities. 

 
.49 Joint Fill Permit/404 Removal/Fill Permit. A permit issued jointly by the Oregon 

Department of State Lands and U.S. Army Corps of Engineers to allow, with conditions 
and mitigation, the removal or fill of wetlands determined to be of either local or state 
significance by the Oregon Department of State Lands. 
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.50 Letter of Map Change (LOMC). An official FEMA determination, by letter, to amend or 
revise effective Flood Insurance Rate Maps and Flood Insurance Studies. LOMCs are 
issued in the following categories: 

a. Letter of Map Amendment (LOMA) - A revision based on technical data showing
that a property was incorrectly included in a designated Special Flood Hazard
Area. A LOMA amends the current effective Flood Insurance Rate Map and
establishes that a specific property is not located in a Special Flood Hazard Area.

b. Letter of Map Revision (LOMR) - A revision based on technical data showing,
usually due to manmade changes, alterations to Federal Flood Zones, flood
elevations floodplain and floodway delineations, and planimetric features. One
common type of LOMR, a LOMR-F, is a determination that a structure has been
elevated through the placement of fill above the Base Flood Elevation and is
excluded from the Special Flood Hazard Area.

c. Conditional Letter of Map Revision (CLOMR) - A formal review and comment
by FEMA as to whether a proposed project complies with the minimum National
Flood Insurance Program floodplain management criteria. A CLOMR does NOT
amend or revise effective Flood Insurance Rate Maps, Flood Boundary and
Floodway Maps, or Flood Insurance Studies.

.51 Lowest Floor. Means the lowest floor of the lowest enclosed area (including basement). 
An unfinished or flood resistant enclosure, usable solely for parking of vehicles, building 
access or storage in an area other than a basement area is not considered a building's 
lowest floor. Provided that such enclosure is not built so as to render the structure in 
violation of the applicable non-elevation design requirements of CFR Sec. 60.3. 

.52 Manufactured Dwelling. Means a structure, transportable in one or more sections, which 
is built on a permanent chassis and is designed for use with or without a permanent 
foundation when attached to the required utilities. The term “manufactured dwelling” 
does not include a “recreational vehicle.” 

.53 Manufactured Dwelling Park or Subdivision. Means a parcel (or contiguous parcels) of 
land divided into two or more manufactured home lots for rent or sale 

.54 Mean Sea Level. For purposes of the National Flood Insurance Program, the North 
American Vertical Datum of 1988 or other Datum, to which Base Flood Elevations 
shown on a community's FIRM are referenced. 

.55 Mitigation. The reduction of adverse effects of a proposed project by considering, in this 
order: 

a. Avoiding the impact altogether by not taking a certain action or parts of an action;
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b. Minimizing impacts by limiting the degree or magnitude of the action and its 
implementation; 

 
c. Rectifying the impact by repairing, rehabilitating, or restoring the effected 

environment; 
 
d. Reducing or eliminating the impact over time by preservation and maintenance 

operations during the life of the action by monitoring and taking appropriate 
measures; and 

 
e. Compensating for the impact by replacing or providing comparable substitute 

water quality resource areas. 
 

.56 Mulch. Application of plant residue, netting, or other suitable materials to the land 
surface to conserve moisture, hold soil in place, and aid in establishing plant cover. 

 
.57 NAVD 88. The North American Vertical Datum of 1988 (NAVD 88) is the vertical 

control datum established in 1991 by the minimum-constraint adjustment of the 
Canadian-Mexican-U.S. leveling observations. This is the data used on FIRMs and in 
flood insurance studies adopted in 2009. 

 
.58 NGVD 29. “The National Geodetic Vertical Datum of 1929: The name, after May 10, 

1973, of (the) Sea Level Datum of 1929.” (Vertical control datum established for vertical 
control in the United States by the general adjustment of 1929.) This is the datum used on 
FIRMs and in flood insurance studies prior to 2009. 

 
.59 National Flood Insurance Program (NFIP). A federal program enabling property owners 

in participating communities to purchase insurance as a protection against flood losses in 
exchange for state and community floodplain management regulations that reduce future 
flood damages. 

 
.60 Native Vegetation or Native Plant. Vegetation listed as a native plant on the most recent 

Portland Plant List as adopted by the City of Portland by ordinance and any other 
vegetation native to the Portland metropolitan area provided that it is not listed as a 
nuisance plant or a prohibited plant on the Portland Plant List. 

 
.61 National Wetland Inventory (NWI) Map. The City is mapped on the Camas and 

Washougal, Washington-Oregon wetland maps prepared by the U.S. Department of the 
Interior, Fish and Wildlife Service. 

 
.62 New Construction. A structure for which the Start of Construction commenced after 

February 1, 2019, and includes subsequent Substantial Improvements to the structure 
 
.63 NPDES Permit. The National Pollutant Discharge Elimination System 1200-C Permit is a 

State of Oregon Department of Environmental Quality permit that covers federal 
stormwater regulations as they pertain to construction activities in Oregon. The permit is 

Ryan Krueger
Consistent with CAV NFIP Compliance letter #3 from DLCD dated 2/13/18.



Troutdale Development Code  Chapter 1 – Introductory Provisions 

75-03 Text Amendment TDC 1-30 CC Hearing Draft: 27-Nov-18 

administered by the City. 
 
.64 ODFW Construction Standards. The Oregon Department of Fish and Wildlife 

construction guidelines for building roads, bridges, and culverts, or any transportation 
structure within a waterway. 

 
.65 One Percent Annual Chance Flood. The flood that has a one percent (1%) chance of 

being equaled or exceeded on the average in any given year; equivalent to the 100-year 
flood. 

 
.66 Open Space. Land that is undeveloped and that is planned to remain so indefinitely. The 

term encompasses parks, forests, and farmland. It may also refer only to land zoned as 
being available to the public, including playgrounds, watershed preserves, and parks. 

 
.67 Perennial Streams. All primary and secondary perennial waterways mapped by the U.S. 

Geological Survey, having year-round flow. 
 
.68 Practicable. Available and capable of being done after taking into consideration cost, 

existing technology, and logistics in light of overall project purpose. 
 
.69 Pre-FIRM Structures. Buildings that were built before the flood risk was known and 

identified on the community’s FIRM. 
 

.70 Protected Water Features, Primary. Includes: 
 

a. Title 3 wetlands. 
 
b. Rivers, streams (creeks or brooks) and drainages downstream from the point at 

which one hundred (100) acres or more are drained to that water feature 
(regardless of whether it carries year-round flow). 

 
c. Streams carrying year-round flow. 
 
d. Springs which feed streams and wetlands and have perennial (year-round) flow. 
 
e. Natural lakes. 

 
.71 Protected Water Features, Secondary. Includes intermittent streams and seeps 

downstream of the point at which fifty (50) acres are drained and upstream of the point at 
which one hundred (100) acres are drained to that water feature. 

 
.72 Restoration. The process of returning a disturbed or altered area or feature to a previously 

existing natural condition. Restoration activities reestablish the structure, function, and/or 
diversity to that which occurred prior to impacts caused by human activity. 

 
.73 Recreational Vehicle (RV).  A vehicle which is: 



Troutdale Development Code  Chapter 1 – Introductory Provisions 

75-03 Text Amendment TDC 1-31 CC Hearing Draft: 27-Nov-18 

 
a. Built on a single chassis; 
 
b. Four hundred (400) 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. 
 
.74 Resource. A functioning natural system such as a wetland or stream. 
 
.75 Riparian. Those areas associated with streams, lakes, and wetlands where vegetation 

communities are predominately influenced by their association with water. 
 
.76 Routine Repair and Maintenance. Activities directed at preserving an existing allowed 

use or facility, or nonconforming use, without expanding the development footprint or 
site use. 

 
.77 Sediment. Any material that is in suspension, is being transported, or has been moved 

from its site of origin by water, wind, or gravity as a result of erosion. 
 
.78 Site. The lot, or contiguous lots, under the same ownership that are subject to a 

development permit or erosion control plan. 
 
.79 Slope District. Slopes of twenty-five percent (25%) or greater throughout the City that 

have a minimum horizontal distance of fifty (50) feet. Engineered slopes associated with 
public streets or roads are not included. 

 
.80 Special Flood Hazard Area (SFHA). The land in the floodplain within a community 

subject to a one percent (1%) or greater chance of flooding in any given year. The area 
may be designated as Zone A on the FHBM (Flood Hazard Boundary Map). After 
detailed ratemaking has been completed in preparation for publication of  the flood 
insurance rate map, Zone A usually is refined into Zones A, AO, AH, A1-30, AE, A99, 
AR, AR/A1-30, AR/AE, AR/AO, AR/AH, AR/A, VO, or V1-30, VE, or V. For purposes 
of these regulations, the term “special flood hazard area'' is synonymous in meaning with 
the phrase “area of special flood hazard''.  

 
.81 Statewide Planning Goal 5. Oregon’s statewide planning goal that addresses open space, 

scenic and historic areas, and natural resources. The purpose of the goal is to conserve 
open space and protect natural and scenic resources. 

 
.82 Statewide Planning Goal 6. Oregon’s statewide planning goal that addresses air, water, 

and land resources quality to “maintain and improve the quality of the air, water, and land 
resources of the state” as implemented by the Land Conservation and Development 
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Commission (LCDC). 
 

.83 Statewide Planning Goal 7. Oregon’s statewide planning goal that addresses areas subject 
to natural disasters and hazards to “protect life and property from natural disasters and 
hazards” as implemented by the Land Conservation and Development Commission. 

 
.84 Stockpile. Onsite storage of any soil, sand, gravel, clay, mud, debris, vegetation, refuse, 

or any other material, organic or inorganic, in a concentrated state. 
 
.85 Stream. A body of running water moving over the earth’s surface in a channel or bed, 

such as a creek, rivulet, or river, that flows at least part of the year, including perennial 
and intermittent streams. Streams are dynamic in nature and their structure is maintained 
through build-up and loss of sediment. 

 
.86 Stream Bank, Top of. See Bankfull Stage. 
 
.87 Structure. Means, for floodplain management purposes, a walled and roofed building, 

including a gas or liquid storage tank, hat is principally above ground, as well as a 
manufactured home. Structure, for insurance purposes, means:  
 
a.  A building with two or more outside rigid walls and a fully secured roof that is 

affixed to a permanent site; 
 
b. A manufactured dwelling; or 
 
c.  A travel trailer without wheels, built on a chassis and affixed to a permanent 

foundation, that is regulated under the community's floodplain management and 
building ordinances or laws.  
 
For the latter purpose, structure does not mean a recreational vehicle or a park 
trailer or other similar vehicle, except as described in Section 1.040.87(c), or a gas 
or liquid storage tank. 

 
.88 Substantial Damage. Damage of any origin sustained by a structure located within the 

100-year Floodplain, whereby the cost of restoring the structure to its prior condition 
would equal or exceed fifty percent (50%) of the structure's market value before the 
damage occurred. 

 
.89 Substantial Improvement. Means any reconstruction, rehabilitation, addition, or other 

improvement of a structure, the cost of which equals or exceeds forty-nine percent (49%) 
of the market value of the structure before the start of construction of the improvement. 
This term includes structures which have incurred substantial damage, regardless of the 
actual repair work performed. The term does not, however, include either:  

 
a. Any project for improvement of a structure to correct existing violations of state 

or local health, sanitary, or safety code specifications which have been identified 
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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. 
 
.90 Surface Water Management System. All natural and constructed facilities used to 

regulate the quantity and quality of surface water, including drainage easements, culverts, 
storm drains, catch basins, drainage ditches, natural drainageways, stream corridors, 
rivers, ponds, wetlands, and impoundments. 

 
.91 Title 3. Title 3 is part of the Metro Urban Growth Management Functional Plan 

pertaining to water quality, flood management, and fish and wildlife conservation, and 
directly pertains to Statewide Planning Goals 5, Open Spaces, Scenic and Historic Areas, 
and Natural Resources; 6, Air, Water, and Land Resources Quality; and 7, Areas Subject 
to Natural Disasters and Hazards. 

 
.92 Variance. Means a grant of relief by a community from the terms of a floodplain 

management regulation. 
 
.93 Vegetation, Approved. Vegetation which typically does not require irrigation or 

fertilization because it is adapted to natural soil, water, and climatic conditions. The list 
of approved vegetation species is based on the most recent Portland Plant List as adopted 
by the City of Portland by ordinance, and is on file in the Community Development 
Department.  

 
.94 Vegetation Corridor. The undisturbed area between a development and a protected water 

feature as designated in Sections 4.316, Width of Vegetation Corridor, and 4.317, 
Method for Determining Vegetation Corridors Next to Primary Protected Water Features, 
of this Code, or slopes of twenty-five percent (25%)  or greater throughout the City, 
except engineered slopes associated with public streets or roads. 

 
.95 Vegetation, Invasive, Non-Native, or Noxious. Plant species that have been introduced 

and due to aggressive growth patterns and lack of natural enemies in the area where 
introduced, spread rapidly into native plant communities, or which are not listed on the 
most recent Portland Plant List as adopted by the City of Portland by ordinance. 

 
.96 Vegetation, Native. Any vegetation native to the Portland Metropolitan Area or listed on 

the Portland Plant List as adopted by the City of Portland by ordinance. 
 
.97 Water-dependent. 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. 
 
.98 Water Features. See Protected Water Features, primary and secondary. 
 
.99 Water Quality Facility. A created or constructed structure or drainageway that is 
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designed, constructed, and maintained to collect, filter, retain, or detain surface water 
runoff during and after a storm event for the purpose of stormwater management and 
water quality improvement. The facility may take on characteristics of a wetland, but it 
does not become a resource.  

 
.100 Watershed. A geographic unit defined by the flows of rainwater or snowmelt. All land in 

a watershed drains to a common outlet, such as a stream, lake, or wetland. 
 
.101 Water Surface Elevation. The height, in relation to a specific datum, of floods of various 

magnitudes and frequencies in the floodplains of coastal or riverine areas. 
 
.102 Wetlands. Areas inundated or saturated by surface or ground water at a frequency and 

duration sufficient to support, and under normal circumstances do support, a prevalence 
of vegetation typically adapted for life in saturated soil conditions. Wetlands generally 
include swamps, marshes, bogs, and similar areas. Wetlands are those areas identified 
and delineated by qualified wetland specialists as set forth in the 1987 Corps of Engineers 
Wetland Delineation Manual. 

 
a. Wetland determinations. The identification of an area as either wetland or non-

wetland. 
 
b. Wetlands, constructed. Wetlands developed as a water quality or quantity facility, 

subject to change and maintenance as such. These areas must be clearly defined 
and/or separated from naturally occurring or created wetlands. 

 
c. Wetlands, created. Those wetlands developed in an area previously identified as a 

non-wetland to replace or mitigate wetland destruction or displacement. A created 
wetland shall be regulated and managed the same as an existing wetland. 

 
d. Wetlands, Title 3. Wetlands of metropolitan concern as shown on the Metro 

Water Quality and Flood Management Overlay District Map and other wetlands 
not mapped but determined significant by the Oregon Department of State Lands, 
consistent with the criteria in Title 3, Section 7.C. of the Metro Urban Growth 
Management Functional Plan. Title 3 wetlands include created wetlands approved 
and monitored by the Oregon Department of State Lands and U.S. Army Corps of 
Engineers. Title 3 wetlands do not include artificially constructed and managed 
stormwater and water quality treatment facilities. 

 



Troutdale Development Code Chapter 2 – Procedures for Decision-Making 

75-03 Text Amendment TDC 2-15 CC Hearing Draft: 27-Nov-18 

2.220 Expiration of a Decision. 

A. Except as otherwise specifically provided in a specific decision or in this Code, a final
decision on a Type I, II or III application made pursuant to this Code shall expire
automatically on the following schedule unless the approval is enacted either through
construction, establishment of use, or recordation of plat or survey within the specified
time period.

1. No expiration date:

a. Comprehensive Plan Text Amendment (6.100)
b. Comprehensive Plan Map Amendment (6.200)
c. Director's Interpretation (Section 6.400)
d. Text Amendment (Section 6.1100)
e. Vacation (Section 6.1200)
f. Zoning Map Amendment (Section 6.1400)

2. Five (5) years from the effective date of decision where phasing of the
development is proposed.

a. Planned Unit Development (Section 6.700)
b. Preliminary Subdivision (Section 7.030.B)

3. Two (2) years from the effective date of decision:

a. Alteration to a Historic Landmark (Section 6.515.C.)
b. Conditional Use (Section 6.300)
c. Demolition or Relocation of a Historic Landmark (Section 6.515.D.)
d. Expansion of a Non-Conforming Structure or Development (Section

6.615.C.)
e. Expansion of a Non-Conforming Use - Major (Section 6.615.B.)
f. Expansion of a Non-Conforming Use - Minor (Section 6.615.A.)
g. Historic Landmark Designation (Section 6.515.A.)
h. Planned Unit Development (Section 6.700), when there is no phasing to

the development.
i. Preliminary Partition (Section 7.030.A)
j. Property Line Adjustment (Section 7.180)
k. Removal of a Historic Landmark Designation (Section 6.515.B.)
l. Site Development Review (Section 6.900)
m. Variance (Section 6.1300)

4. One (1) year from the effective date of the decision:

a. Temporary Structure (Section 6.1000)

EXHIBIT C
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5. One hundred eighty (180) days from the effective date of the decision: 
 

a. Floodplain Development (Section 14.035), if construction has not started. 
 
6. Any final decision that is not listed herein shall expire within two (2) years from 

the effective date of the decision. 
 

B. The effective date of the decision for Type I, Type II, or Type III applications shall be the 
date that the signed land use order is dated and mailed, unless appealed.  If a Type I, 
Type II, or Type III application is appealed, the effective date of the decision shall be the 
date of the appellate decision making authority’s signed land use order is dated and 
mailed.  The effective date of decision for a Type IV application is thirty (30) days after 
the Mayor signs the ordinance, unless an emergency is declared in which case the 
ordinance is effective immediately upon signature of the Mayor. 

  
C. A decision shall expire according to Section 2.220.A. unless one of the following occurs 

prior to the date of expiration: 
 

1. An application for an extension is filed pursuant to Section 2.225; or 
 
2. The development authorized by the decision has commenced as defined herein. 

 
a. The use of the subject property has changed as allowed by the approval; or 
 
b. In the case of development requiring construction, a construction permit has 

been issued and substantial construction pursuant thereto has taken place. 
 
c. The approval time begins from the effective date of a decision.  Appeal of a 

decision to LUBA does not extend the time. 
 

2.225 Extension of a Decision. 
 

A. An application to extend the expiration date of a decision made pursuant to this Code 
may be filed only before the decision expires as provided in Section 2.220. 

 
B. A land use decision may be extended no more than two (2) times. 
 
C. Requests for extension of a decision shall be as follows: 
 

1. The first request for extension shall follow the Type II process. 
 
2. The second request for extension shall follow the Type III process. 

 
D. Extension requests shall provide mailed public notice to those parties identified in 

Section 2.085.  In addition, the notice shall be mailed to the parties of record contained in 
the initial land use decision and any prior extension of time decision. 
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4.500 FLOOD MANAGEMENT AREA FLMA 

4.500 Repeal.  Ordinance 851 repealed this Section in its entirety and relocated the Flood 
Management Area standards previously contained in this Section to Chapter 14 of this Code. 

EXHIBIT D
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Chapter 14 – Flood Management 

14.005 Purpose.  Without establishing any priority, the purpose of this Chapter is to promote the 
public health, safety, and general welfare, and to minimize public and private losses due to 
flood conditions or degradation of water quality in specific areas by provisions designed to: 

A. Protect human life, health, and property in areas subject to periodic flooding;

B. Implement the Floodplain requirements of Statewide Planning Goal 7 - which relates to
areas subject to natural disasters and hazards;

C. Through floodplain regulation, contribute to the properly functioning condition of
streams and rivers and address, in part, the water quality aspects of Statewide Planning
Goal 6;

D. Implement requirements for the City's participation in the National Flood Insurance
Program, and voluntary participation in the Community Rating System;

E. Implement the actions derived from the Multnomah County Hazard Mitigation Plan to
minimize the risk of natural hazards, such as flooding, to people and property;

F Ensure continuity of City services, access to City facilities, and minimal prolonged
business interruptions during times of flood;

G. Manage stormwater drainage in a manner that:

1. Maintains the properly functioning conditions of waterways;

2. Provides for the conveyance and temporary storage of floodwater;

3. Reduces floodwater velocity;

4. Facilitates sediment deposition in the floodplain;

5. Provides an opportunity for groundwater recharge; and

6. Promotes other stormwater and floodplain functions.

These provisions are also intended to minimize maintenance costs, eliminate potential 
hazards before they occur, and protect properties and persons adjacent to drainageways 
and to other natural hazard areas; 

H. Minimize damage to public facilities and utilities, such as water purification and sewage
treatment plants, water and gas mains, electric, telephone and sewer lines, streets, and
bridges located in floodplains;

EXHIBIT E
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I. Help maintain a stable tax base by providing for sound use and development;

J. Ensure that potential buyers are notified that property is in an area of special flood
hazard;

K. Compel those who occupy the areas of special flood hazard assume responsibility for
their actions;

L. Maintain and improve water quality;

M. Minimize erosion and loss of native vegetation;

N. Maintain wetlands, including swamps, marshes, bogs, and similar areas within the City,
because wetlands help to maintain water quality and flood storage capacities;

O. Avoid any increase in base flood elevations as a result of development;

P. Minimize expenditure of public money for costly flood control projects;

Q. Minimize the need for rescue and relief efforts associated with flooding and generally
undertaken at the expense of the general public;

R. Reduce flood losses and maintain water quality.  In order to accomplish its purpose, this
Chapter includes methods and provisions to:

1. Require that development that is vulnerable to floods, including buildings,
structures, and facilities necessary for the general health, safety and welfare of
citizens, be protected against flood damage at the time of initial construction;

2. Restrict or prohibit uses which are dangerous to health, safety and property due to
water or erosion hazards, or which increase flood heights, velocities, or erosion;

3. Control filling, grading, dredging and other development which may increase
flood damage or erosion;

4. Prevent or regulate the construction of flood barriers that will unnaturally divert
flood waters or that may increase flood hazards on other lands;

5. Preserve and restore natural floodplains, stream channels, and natural protective
barriers which carry and store flood waters, and;

6. Coordinate with and supplement provisions of Oregon Building Codes.

S. To advance these purposes, where not required, creation of open space tracts is
encouraged within areas designated as natural hazards on the Comprehensive Plan and
official zoning maps.
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14.010 Applicability. 

 
A. These provisions shall apply to public and private properties in the one percent (1%) 

annual chance of flood floodplain (100-year floodplain or Special Flood Hazard Area) as 
mapped by the Federal Insurance Administrator of rivers and local streams within the 
planning jurisdiction of the City of Troutdale, which includes land in unincorporated 
Multnomah County within the City’s Urban Planning Area. 

 
B. The areas of special flood hazard identified by the Federal Insurance Administrator in a 

scientific and engineering report entitled “The Flood Insurance Study for Multnomah 
County, Oregon and Incorporated Areas of Multnomah County”, with accompanying 
Flood Insurance Rate Maps, are hereby adopted by reference and declared to be a part of 
this ordinance. The Flood Insurance Study is on file at the Community Development 
Department located at 2200 SW 18th Way, Troutdale, OR 97060 (storage location subject 
to change, consult the Floodplain Manager for current file storage location). Metro, a 
regional metropolitan planning agency representing portions of Clackamas, Multnomah, 
and Washington Counties, mapped the flood hazard areas from areas inundated by 
flooding in 1996 on the Title 3 map. The Title 3 maps are adopted for reference only. Not 
every Special Flood Hazard Area has been mapped by the Federal Insurance Agency 
through the Flood Insurance Study and Flood Insurance Rate Maps cited above. The 
Floodplain Administrator or designee is authorized through Sections 14.020 to obtain 
from applicants the information necessary to determine the presence and extent of 
unmapped Special Flood Hazard Areas as part of reviewing development proposals that 
affect the floodplain. Once approved by the Floodplain Administrator or designee, such 
information shall be incorporated into the Natural Hazards Map and used by the City of 
Troutdale to supplement the Flood Insurance Study, Flood Insurance Rate Maps, and 
Digital Flood Insurance Rate Maps cited above to ensure consistency with the floodplain 
regulations contained in this Chapter. Contested base flood elevations are to be reviewed 
under the provisions of Subsection 14.020.D of this Chapter. The City will keep a record 
of all surveys, delineations, and any Letter of Map Change (LOMC) approved by the 
Federal Emergency Management Agency, as revisions to the local copy of the Title 3 
map. The City will submit this information to Metro for future updates of the Title 3 map.  

 
C. 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 on rare occasions. Flood 
heights may be increased by manmade or natural causes. This Code does not imply that 
land or uses will be free from flooding or flood damage. This Code shall not create 
liability on the part of the City, any officer or employee thereof, or the Federal Insurance 
Administrator, for any damages that result from reliance on this Code or any 
administrative decision lawfully made hereunder. 

 
14.015 Severability. The standards of this Chapter are subject to the severability standards as 

described in Section 17.100 of this Code. 
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14.020 Administration and Interpretation of Flood Insurance Rate Map Boundaries and Flood 
Management Area Standards. 

 
A. The Community Development Director shall designate a Floodplain Manager to be the 

Local Administrator of this Chapter. The Floodplain Manager shall implement the 
provisions and standards of the National Flood Insurance Program, the standards of this 
Chapter, and make interpretations, where needed, including determinations regarding the 
exact location of the boundaries of the Special Flood Hazard Area (for example, where 
there appears to be a conflict between a mapped boundary and actual field conditions) by 
granting or denying Floodplain Development Permit applications in accordance with its 
provisions.  In the interpretation and application of this Chapter, all provisions shall be: 

 
1. Considered as minimum requirements; 
 
2. Liberally construed in favor of the governing body; 
 
3. Judged by established historical facts of flooding as known by, or made known to, 

the governing body; 
 
4. Deemed neither to limit nor repeal any other powers granted under State statutes; 

and 
 
5. Defined in Section 1.040 of this Code. 

 
B. Duties and Responsibilities of the Floodplain Manager. Duties of the Floodplain Manager 

shall include, but not be limited to: 
 

1.  Review all Floodplain Development Permits to determine that the permit 
requirements of this ordinance have been satisfied. 

 
2. Review all Floodplain Development Permits to determine that all necessary 

permits have been obtained from those Federal, State, or local governmental 
agencies from which prior approval is required. 

 
3. Review all Floodplain Development Permits to determine if the proposed 

development is located in the floodway. If located in the floodway, assure that the 
encroachment provisions of this Chapter are met. 

 
4. When base flood elevation data has not been provided (A Zones) in accordance 

with Section 14.010 of this Chapter, the Floodplain Manager shall obtain, review, 
and reasonably utilize any base flood elevation and floodway data available from 
a Federal, State or other source, in order to administer Section 14.040 of this 
Chapter. 

 
5. Where base flood elevation data is provided through the Flood Insurance Study, 

FIRM, or required as in Section 14.020.C, obtain and record the actual elevation 
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(in relation to mean sea level) of the lowest floor (including basements and 
below-grade crawlspaces) of all new or substantially improved structures, and 
whether or not the structure contains a basement. 

 
6. For all new or substantially improved floodproofed structures where base flood 

elevation data is provided through the Flood Insurance Study, FIRM, or as 
required in Section 14.020.C, the administrator shall: 

 
a. Verify and record the actual elevation (in relation to mean sea 

level), and 
 
b. Maintain the floodproofing certifications required in Section 

14.040 of this Chapter. 
 

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

 
8. Notify adjacent communities, the Oregon Department of Land Conservation and 

Development, and other appropriate state and federal agencies, prior to any 
alteration or relocation of a watercourse, and submit evidence of such notification 
to the Federal Insurance Administrator. 

 
9. Require that maintenance is provided within the altered or relocated portion of 

said watercourse so that the flood carrying capacity is not diminished. 
 

10. Notify FEMA within six (6) months of project completion when an applicant had 
obtained a Conditional Letter of Map Change from FEMA, or when development 
altered a watercourse, modified floodplain boundaries, or modified Base Flood 
Elevations. This notification shall be provided as a Letter of Map Change. The 
property owner shall be responsible for preparing technical data to support the 
Letter of Map Change application and paying any processing or application fees 
to FEMA. The Floodplain Manager shall be under no obligation to sign the 
Community Acknowledgement Form, which is part of the Conditional Letter of 
Map Change and Letter of Map Change application, until the applicant 
demonstrates that the project will or has met the requirements of this Code and all 
applicable State and Federal laws. 

  
11. Report to FEMA on each development permit issued in the SFHA, including: 
 

a.  Amount of fill or structural displacement of flood storage, and the amount 
(in volume and area) of compensatory storage provided; 

 
b.  Amount of new impervious surface and types and amounts of 

compensatory mitigation provided; 
 
c.  The number of trees equal to or greater than six (6) inches in diameter at 
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breast height removed, and the types and amounts of compensatory 
mitigation provided; 

 
d.  The area in which clearing and/or grading occurred;  
 
e.  For any project that disconnects or reconnects land to the floodplain, the 

type of project and amount of land disconnected or reconnected; and 
 
f.  Location of the project and of the corresponding mitigation. 

 
14. 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 Section 14.055 of this Chapter. 

 
C. Use of Other Base Flood Data for Permit Review. When base flood elevation data is not 

available through the Flood Insurance Study, FIRM, or has not been provided in 
accordance with Section 14.010 of this Chapter, the City may obtain, review, and utilize 
any reasonable base flood elevation and floodway data available from a federal, state, or 
other source, in order to assure that proposed development will be reasonably safe from 
flooding. The test of reasonableness is a local judgment and includes use of historical 
data, high water marks, photographs of past flooding, etc., where available. Failure to 
elevate at least two (2) feet above grade in these zones may result in higher insurance 
rates. 

 
D. Contested Boundaries. A person contesting the location of the boundary has the 

opportunity to submit a Letter of Map Change (LOMC) directly to the Federal 
Emergency Management Agency to change the Flood Insurance Rate Map mapping of 
their property. If a land use application is submitted before a LOMC is approved by the 
Federal Emergency Management Agency, the application will be processed under the 
standards of this Chapter. 

 
E. Inspections. The Floodplain Manager shall inspect development that is subject to the 

permit requirements of this Chapter, including buildings and structures exempt from the 
Building Code. The floodplain administrator shall inspect Special Flood Hazard Areas to 
determine if development is being undertaken without the issuance of a permit. Annual 
inspection logs shall be maintained by the Floodplain Manager. 

 
14.025 Uses within the Floodplain but Outside the Floodway and Outside Wetlands. 
 

A. Prohibited Uses. 
 

1. Any prohibited use in the underlying zoning district. 
 
2. Excavation, fill, or vegetation removal without an approved land use permit. 

Ryan Krueger
Consistent with BiOp
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3. Expansion of legal nonconforming uses. 
 
4. Uncontained, outside storage areas of hazardous materials for hazardous materials 

as defined by the State of Oregon Department of Environmental Quality. 
 
5. No new land divisions will be approved for properties exclusively within the 

floodplain or that propose to create a buildable lot that is exclusively within the 
floodplain. 

 
B. Permitted Uses. 

 
1. Any use permitted in the underlying zoning district, subject to the standards for 

development outlined in Section 14.040 of this Chapter, including stormwater 
management facilities developed in accordance with the standards of Section 
5.700 of this Code. 

 
2. Open space, trails, walkways, and bike paths as designated by the Troutdale Parks 

Plan, or as approved with a land use application and constructed in compliance 
with Section 4.315.D. 

 
3. Removal of unauthorized fill. 
 
4. Removal of nuisance or invasive plant species, and/or the restoration of approved 

plant species on the City of Portland Plant List as defined in Section 1.040 of this 
Code. 

 
5. Removal of dead or dying trees that are an imminent danger to public safety as 

determined by a certified arborist or the equivalent. 
 
6. Construction of new roadways and utilities necessary to support permitted 

development within and outside the Flood Management Area, subject to the 
standards of Section 14.040 of this Chapter and the Construction Standards on file 
in the Public Works Department or the applicable jurisdiction of the roadway. 

 
7. New culverts, stream crossings, and transportation projects may be permitted if 

designed as balanced cut and fill projects, and in compliance with the standards of 
Section 14.040 of this Chapter. Such projects shall be designed to minimize the 
area of fill in Flood Management Areas and to minimize erosive velocities. 
Stream crossings shall be as close to perpendicular to the stream as practicable. 
Bridges shall be used instead of culverts wherever practicable. 

 
8. Excavation and fill required for the construction of detention facilities or 

structures, and other facilities such as levees specifically designed to reduce or 
mitigate flood impacts. Levees shall not be used to create vacant buildable land. 
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9. Temporary bank stabilization or tree and vegetation removal necessitating 
immediate action during a flood emergency or other emergency to prevent the 
loss of an existing structure, or to repair a bank damaged during a flood. 
Following the flood emergency or other emergency, the owner shall submit a 
Floodplain Development Permit according to Section 14.035.E(1)(b).. 

 
10. Routine repair and maintenance of existing structures (conforming and 

nonconforming uses), streets, driveways, utilities, culverts, drainageways and 
levees constructed for flood control, accessory uses, and other existing 
development on the site (including landscaped yards, decks, patios, boat ramps, 
etc.). 

 
11. Rehabilitation or replacement of a structure that is damaged or destroyed to any 

extent, whether it is partially or fully within the Flood Management Area, and in 
compliance with Section 4.521 of this Chapter. Any structure or use deliberately 
removed or demolished may not be restored, replaced, or rebuilt, except in 
compliance with all applicable provisions of this Code, federal, state, and county 
regulations. 

 
12. Any development that must implement a Federal Aviation Administration (FAA) 

compliant wildlife hazard management plan on property owned by the Port of 
Portland or within ten thousand (10,000) feet of an Aircraft Operating Area, as 
defined by the FAA, and removal of trees that interfere with the landing or takeoff 
flight path of aircraft at the Troutdale Airport or otherwise interferes with the safe 
operation of the airport as determined by the Port of Portland. The removal of 
trees that interfere with the operation of the Troutdale Airport are permitted 
outright. 

 
13. Wildfire mitigation projects, such as fuels reduction or the creation of defensible 

space. 
 
14. Removal of refuse as defined in the Troutdale Municipal Code. 

 
14.030 Uses within the Floodway or within Wetlands. 
 

A. Prohibited Uses within the Floodway or within Wetlands. Unless specifically permitted 
under this Section, the following uses are prohibited within floodways and wetlands: 
 
1. Manmade structures. 
 
2. Vegetation removal, fill, or excavation. Vegetation removal in the floodway in 

concert with an approved wildfire mitigation project may be permitted subject to 
review under the standards for development of Section 14.040 of this Chapter. 

 
3. Private road construction. 
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4. Alterations and relocations of the watercourses of Arata, Salmon, or Beaver 
Creeks, the Sandy and Columbia Rivers, or the watercourse of any unnamed 
perennial or intermittent stream except as provided for in Subsection B(11) of this 
Section and Section 14.040.O of this Chapter. 

 
5. Fill of wetlands without both an approved land use application and an approved 

Joint Fill Permit issued by the Oregon Department of State Lands and the U.S. 
Army Corps of Engineers. 

 
6. Uncontained, outside storage areas of hazardous materials for hazardous materials 

as defined by the State of Oregon Department of Environmental Quality. 
 
7. Expansion of nonconforming uses. 
 
8. New installation of manufactured dwellings. 
 

B. Permitted Uses within the Floodway or within Wetlands. The following uses are 
permitted subject to review under the standards for development of Section 14.040 of this 
Chapter: 

 
1. Open space, trails, walkways, and bike paths, as designated by the Troutdale 

Parks Plan, or as approved with a land use application. 
 
2. Removal of unauthorized fill. 
 
3. Removal of dead or dying trees that are an imminent danger to public safety as 

determined by a certified arborist or the equivalent. 
 
4. Routine repair and maintenance of existing structures (conforming and 

nonconforming uses), streets, driveways, utilities, culverts, drainageways and 
levees constructed for flood control by the Sandy Drainage Improvement 
Company or its successor, accessory uses, and other existing development on the 
site (including landscaped yards, decks, patios, boat ramps, and the operation, 
maintenance, and repair of manmade water control facilities such as irrigation and 
drainage ditches, constructed ponds or lakes, wastewater facilities, and 
stormwater quality facilities, and similar development. 

 
5. Construction, expansion, and/or maintenance of public roadways and public 

utility facilities necessary to support permitted development. A “No-Rise” 
Certification for construction or expansion of public roadways and public utilities 
shall be required consistent with Section 14.040.G(4) for all approved projects. 

 
6. Balanced excavation and fill required for the construction of detention facilities or 

structures and other facilities such as levees specifically designed to reduce or 
mitigate flood impacts. Levees shall not be used to create vacant buildable lands. 
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7. New culverts, stream crossings, and transportation projects necessary to 
implement the City, County, or State Transportation System Plans or other 
development permitted under this Chapter, and as applicable, meets the 
specifications of the Oregon Department of State Lands, Oregon Department of 
Fish and Wildlife, and federal regulations. 

 
8. Permanent bank stabilization necessary to preserve an existing structure provided 

the balanced cut and fill standard is met if the work is in the floodplain or a “No-
Rise” certification if the work is within the floodway. Exception: Bank 
stabilization is not permitted for development on a vacant lot of record. 

 
9. Temporary bank stabilization or tree and vegetation removal necessitating 

immediate action during a flood emergency or other emergency to prevent the 
loss of an existing structure, or to repair a bank damaged during a flood. 
Following the flood emergency or other emergency, the owner shall submit a 
Floodplain Development Permit according to Section 14.035.E(1)(b). 

 
10. Fill of wetlands when there is no other practicable way to build on the site as 

established through Section 14.040 of this Chapter, and provided fill of wetlands 
within the floodplain is balanced with cut elsewhere within the floodplain, and a 
Fill/Removal Permit is issued from the Oregon Department of State Lands (DSL) 
and U.S. Army Corps of Engineers (Corps), as applicable. The application to DSL 
and the Corps may be processed concurrently with a land use application for site 
and design review, land division, a planned development application, or a 
conditional use. A joint fill permit may be applied for prior to application for a 
land use permit. However, if a joint fill permit is approved by the Oregon 
Department of State Lands and the U.S. Army Corps of Engineers prior to 
applying for the land use application, fill may not proceed until the final decision 
for the land use application has been made by the City.  Mitigation for fill of 
wetlands and the location of the mitigation shall be as prescribed by the 
DSL/Corps permit. 

 
11. New drainageways, levees, or alteration of watercourses to accommodate public 

projects administered by the Sandy Drainage Improvement Company or its 
successor, the City, Multnomah County, the state, or a federal agency, provided it 
is in compliance with Sections 14.035(C), and 14.040(R) and (S) of this Chapter. 

 
12. Any development that must implement a Federal Aviation Administration (FAA) 

compliant wildlife hazard management plan on property owned by the Port of 
Portland or within ten thousand (10,000) feet of an Aircraft Operating Area, as 
defined by the FAA, and removal of trees that interfere with the landing or takeoff 
flight path of aircraft at the Troutdale Airport or otherwise interferes with the safe 
operation of the airport as determined by the Port of Portland.  The removal of 
trees that interfere with the operation of the Troutdale Airport are permitted 
outright. 
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13. Removal of refuse as defined in the City of Troutdale Municipal Code. 
 
14.035 Floodplain Development Permit 

 
A. Background. To participate in the National Flood Insurance Program (NFIP), a 

community must adopt and enforce a floodplain management ordinance that regulates 
development in the floodplain. This floodplain management ordinance is housed 
primarily in Chapter 14 of this Code, but is in part addressed in other Chapters of this 
Code. One of the basic Federal requirements for regulating Development in the 
Floodplain is a requirement for a Floodplain Development Permit (locally, a Floodplain 
Development Permit) before construction or other development begins within any Special 
Flood Hazard Area. In this context, the term "development" is defined in Section 1.040. 
This chapter contains provisions for the federally required Floodplain Development 
Permit and is consistent with the National Flood Insurance Program (NFIP) regulations. 
A Floodplain Development Permit is required for development within the Flood 
Management Area except as noted in Section 14.035.C of this Chapter. 

 
B. Applicability. Unless exempt per Section 14.035.C, below, approval of a Floodplain 

Development Permit shall be obtained before construction or development begins within 
any area of special flood hazard established in Section 14.010.B of this Chapter. The 
permit shall be for all structures including manufactured dwellings, as set forth in the 
Section 1.040 and for all development including fill and other activities, also as set forth 
in the Section 1.040.  

 
C. Exemptions. The following activities do not require a Floodplain Development Permit: 

 
 

1. Removal of invasive, nuisance, or prohibited plant species that exposes the 
ground, provided a revegetation plan approved or prepared by the City, state, a 
federal agency, Metro, SOLV, the East Multnomah Soil & Water Conservation 
District, or other similar organizations as determined by the Floodplain Manager, 
is carried out to provide shade and habitat, prevent erosion of steep slopes and/or 
sedimentation into the protected water feature. A copy of the plan shall be 
provided to the Community Development Department prior to beginning the 
work. 

 
 
 
2.  Placement of fill in residential zones, provided it is consistent with other 

applicable provisions of this Code, and provided the fill is used solely for the 
purpose of constructing a sandbox, a raised gardening bed, or other similar 
landscape feature. 

 
 3.  Installation of three strand, on bendable pole, wire farm type fencing that is 

constructed consistent with the provisions in Section 14.040 of this Chapter. 
 

Ryan Krueger
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4. Landscape maintenance activities consistent with the standards identified in this
Section.

5. Wetlands not subject to flooding as described Section 14.010.B of this Chapter, nor
identified as designated habitat covered under the Endangered Species Act, and are
not exempt for review under Section 4.300 of this Code.

D. Submission Requirements.  An application for a Floodplain Development Permit within
the Flood Management Area shall include the following, and these requirements apply to
all applicants for development approval unless otherwise noted below:

1. A site plan showing the proposed development on the site, drawn to a standard
scale, and including an illustrated scale for use in reductions. A site plan shall also
consist of the following:

a. SFHA boundaries, and the base flood elevations based upon the North
American Vertical Datum of 1988 (NAVD 88);

b. The 1996 flood boundaries established by Metro;

c. Floodway boundaries as determined by datum available from the FIRM and
Flood Insurance Study;

d. The name, location, and dimensions of affected streams or rivers, and the
bankfull stage or the two-year storm level.

e. The area comprising the vegetation corridor as established by Sections
4.316 and 4.317 of this Code;

f. Wetlands that are determined significant by the Oregon Department of State
Lands or have the following characteristics. All wetland determinations
made prior to development must be reviewed and acknowledged by the
Oregon Department of State Lands prior to issuance of City permits. The
characteristics shall be determined by a qualified scientist.

i. The wetland is fed by surface flows, sheet flows, or precipitation;
has evidence of flooding during the growing season; at least sixty
percent (60%) of the area is vegetation; and is over one-half acre in
size; or, the wetland qualifies as having “intact water quality
function” under the 1996 Oregon Freshwater Wetland Assessment
Methodology; or

ii. The wetland is in the Flood Management Area; has evidence of
flooding during the growing season; is five (5) acres or more in size;
and has a restricted outlet or no outlet; or, the wetland qualifies as
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having “intact hydrologic control function” under the 1996 Oregon 
Freshwater Wetland Assessment Methodology; or 

 
iii.  The wetland, or a portion of the wetland, is within a horizontal 

distance of less than one-fourth (1/4) mile from a water body which 
meets the State of Oregon Department of Environmental Quality 
definition of “water quality limited water body” in OAR Chapter 
340, Division 41 (1996). 

 
2. Topographic survey. The survey shall show the floodway and floodplain. The 

survey shall also show the location of existing and proposed improvements on the 
site, trees or tree clusters (including those to be removed), existing roads, utilities, 
and structures, buildings, structures, fencing, walls, landscaping, storage of 
materials or equipment, drainage facilities, parking areas, and other impervious 
surface areas. The survey shall be drawn to scale, with two (2) foot contours, and 
shall note the distance from Top-of-bank to the improvements on the site; 

 
3. Where base flood elevation data is provided through the City’s Flood Insurance 

Study, or by other means as permitted in this Chapter, the developer shall obtain 
and record the actual elevation of the lowest floor (including basement) of all new 
or substantially improved structures, including the placement of a manufactured 
dwelling, and whether or not the structure contains a basement. This information 
shall be based upon NAVD 88 and provided on a City Floodplain Development 
Permit form, and should include the following, as applicable:  

 
a.  For all new or substantially improved, elevated, or floodproofed 

structures, verify and record the actual elevation.  
 
b.  Where development occurs within Zone A of the Flood Management Area 

and the Base Flood Elevation (BFE) data is not available either through 
the Flood Insurance Study or from another authoritative source as 
authorized in Subsection 14.020(C) of this Chapter, the Floodplain 
Development Permit shall be reviewed for compliance with FEMA 
Publication 265 issued July 1995 “Managing Floodplain Development in 
Approximate Zone A Areas”, adopted herein for reference, and applicable 
State of Oregon Building Codes. 

 
 4. Hydrology and soils report. Where ground disturbance or vegetation removal is 

proposed that exposes the soil, this report shall be required. This report shall 
include information on the hydrological activities of the site, the effect of 
hydrologic conditions on the proposed development, and any hydrological or 
erosion hazards. This report shall also include characteristics of the soils on the 
site, suitability for development, its carrying capacity, and erosion or slumping 
characteristics that might present a hazard to life and property, or adversely affect 
the function or stability of a public use or facility. This report shall also include 
information on the nature, distribution, and strength of existing soils; the 
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adequacy of the site for development purposes; and an assessment of grading 
procedures required to impose the minimum disturbance to the natural state. The 
report shall be prepared by a professional engineer registered in Oregon. In 
Oregon Department of Geology and Mineral Industries (DOGAMI) inventory of 
landslide hazard areas, on hillsides where grading will lessen stability, or in areas 
where historic or prehistoric mudflows have occurred, a soils engineer and/or 
engineering geologist registered in Oregon shall certify the development will not 
negatively impact public safety, adjacent properties, or water quality. 

 
5. Grading plan. If grading is to occur, a grading plan shall be required that shows 

existing and finished contours (two-foot contour intervals), drainage, all cut and 
fill slopes and proposed drainage channels, direction of drainage flow, location of 
proposed structures and existing structures which may be affected by the 
proposed grading operations, and water quality facilities .  

 
6. Vegetation report. Where vegetation is to be removed or other impacts to the 

onsite vegetation is to be expected as a result of development, this report shall be 
required. This report shall consist of a survey of existing vegetation, whether it is 
native or introduced, and how it will be altered by the proposed development. 
Measures for enhancement of the site, including revegetation with approved plant 
species, will be clearly stated, as well as methods for immediate and long-term 
stabilization of slopes and control of soil erosion. The vegetation report shall be 
prepared by a landscape architect, landscape designer, botanist, arborist, or other 
authority as determined by the Floodplain Manager with specific knowledge of 
approved plant species, planting and maintenance methods, survival rates, and 
their ability to control erosion and sedimentation. The contractor for installation 
and maintenance will be responsible for replacing any approved plant species that 
do not survive the first two (2) years after planting.  

 
7. A “No-Rise” certification and a Letter of Map Change (LOMC) shall be 

submitted with the land use application for the following activities within the 
floodway as mapped by FEMA: 

 
a.  Permanent bank stabilization that occurs in the floodway. 
 
b.  Development, alterations, or relocations of the floodway, including any 

permanent fill within the floodway.  
 

 8.  Building and structure elevations. For all existing and proposed, relocated, or 
expanded buildings and structures, elevation in relation to  the Highest Adjacent 
Grade, the North American Vertical Datum 1988 (NAVD88), and the base flood 
elevation as applicable, of the: 

 
a.  Lowest enclosed area of all existing and proposed, relocated, or expanded 

buildings and structures. This includes crawlspaces, basement floors, and 
attached garages, electrical equipment (except utility meters), heating and 

Ryan Krueger
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ventilation equipment, plumbing, air conditioning equipment, and/or other 
service facilities (including ductwork); top of proposed garage slabs; and 
next highest floor situated above the items herein. 

 
b.  Elevation to which any existing building or structure has been or is 

proposed to be flood-proofed; and certification by a registered 
professional engineer that the flood-proofing methods for any 
nonresidential structure meet the floodproofing criteria in this Chapter. 

 
c.  The locations and sizes of all flood openings in any proposed buildings 

and structures. 
 
 9.  Infrastructure. Location of all proposed infrastructure necessary to serve the 

proposed development shall be required when such new development is proposed 
by the applicant. Such infrastructure includes, but is not limited to, streets, 
driveways, water, sanitary sewer, and storm drainage. 

 
 10.  Floodplain or watercourse alterations. Where floodplain or watercourse 

alterations are proposed, a description of the extent to which any floodplain or 
watercourse is proposed to be altered or affected as a result of proposed 
development shall be required. 

 
 11. All federally-mandated or state-mandated permits issued by other governmental 

agencies shall be obtained, or obtaining such permits shall be a Condition of 
Approval to be satisfied prior to issuance of any construction permit. Such 
permits include but are not limited to Section 404 of the Federal Water Pollution 
Control Act Amendments of 1972, 33 U.S.C. 1334, 16 U.S.C. 1531-1544, and 
State of Oregon Removal-Fill permits, as amended. 

 
E. Application for Floodplain Development Permit. A Floodplain Development Permit shall 

be obtained before construction or development begins within any area of special flood 
hazard established in Section 14.010 of this Chapter. The permit shall be for all structures 
including manufactured dwellings, as set forth in Section 1.040 and for all development 
including fill and other activities, also as set forth in Section 1.040. Applications for a 
Floodplain Development Permit shall be made on forms furnished by the Community 
Development Department and may include, but not be limited to, plans drawn to scale 
showing the nature, location, dimensions, elevations of the area in question, existing or 
proposed structures, fill, storage of materials, drainage facilities, and the location of the 
foregoing.  

 
1.  A Type I Floodplain Development Permit is required for the following: 

 
a.  Construction of a single-family dwelling, including the placement of a 

manufactured dwelling or repair or alteration of existing single-family 
dwellings and manufactured dwellings. Single-family dwellings and 
manufactured dwellings shall be built in compliance with the applicable 
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development standards in Section 14.040 of this Chapter. 
 

b.  Bank stabilization or tree and vegetation removal necessary to preserve an 
existing structure during an emergency. During the flood emergency or 
other emergency the permit is not required; however, as immediately as 
possible following the emergency a Floodplain Development Permit shall 
be obtained that documents the bank stabilization and tree and vegetation 
removal measures taken during the emergency; the schedule and 
procedure that will be used to remove any temporary fill, including sand 
bags, and the schedule and procedure to replant tree and vegetation where 
required according to the standards in Section 4.300. If the stabilization 
measures will not be removed, a Type II Floodplain Development Permit 
will be required as well as a “No-Rise” certification and LOMC as 
applicable. The required Floodplain Development Permit shall also show 
that the long-term stability of the site is in compliance with all other 
relevant Development Standards identified in Section 14.040 as 
applicable. 

 
c.  Wildfire mitigation projects as identified in this Chapter. 

 
2. A Type II Floodplain Development Permit is required for: 

 
a.  Any use in the underlying zoning district requiring a Type II Site 

Development review. 
 

b. New or expanded streets or bridges. 
 
c. New or expanded railroads or trestles. 
 
d. Permanent bank stabilization or fill within the floodplain or floodway. 
 
e. Balanced cut and fill activity within the floodplain, with a Letter of Map 

Change, as required in this Code. 
 
f. Fill of wetlands. If the wetland is outside of the floodplain and not 

hydrologically connected, a Floodplain Development Permit is not 
required, only the Site Development Review. 

 
g. Other uses similar in nature to those listed above. 

 
3. A Type III procedure and Floodplain Development Permit shall be processed for 

uses requiring a Type III review in the underlying zoning district, for all special 
variances requested from the standards of this Chapter, and for any proposed 
alteration of a watercourse of any perennial or intermittent streams. 

 
F.  Review Criteria - Requests for approval of a Floodplain Development Permit shall be 
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reviewed by the Floodplain Administrator or designee to ensure: 
 

1. Consistency with the standards from Sections 1.040, Chapter 2, and Section 
14.040 of this Code, as applicable; 

 
2. Consistency with other applicable standards of this Code and all other applicable 

policies and standards adopted by the City. 
 

G.  Mandatory Conditions of Approval - The following Conditions of Approval are 
mandatory and shall be imposed on every approved Floodplain Development Permit: 

 
1. Required During Construction Elevation Certificate. For all new construction, 

development, and substantial improvements, the permit holder shall provide to the 
Floodplain Administrator or designee an as-built certification of the floor 
elevation or flood-proofing elevation immediately after the lowest floor or flood-
proofing is placed and prior to further vertical construction. Any deficiencies 
identified by the Floodplain Administrator or designee shall be corrected by the 
permit holder immediately and prior to work proceeding. Failure to submit 
certification or failure to make the corrections shall be cause for the Floodplain 
Administrator or designee or the Building Official to issue a stop-work order for 
the project. 

  
2. Required Documentation Prior to Issuance of Certificate of Occupancy 

 
a.  In addition to the requirements of the Building Codes pertaining to 

Certificate of Occupancy, prior to the final inspection the owner or 
authorized agent shall submit the following documentation to the 
Floodplain Administrator or designee and the documentation shall be 
prepared and sealed by a registered surveyor or engineer: 

 
i.   For elevated buildings and structures in Special Flood Hazard 

Areas, the as-built elevation of the lowest floor, including 
basement, or where no base flood elevation is available the height 
above highest adjacent grade of the lowest floor; 

 
ii. For buildings and structures that have been floodproofed, the 

elevation to which the building or structure was floodproofed. 
 

b.  Failure to submit certification or failure to correct violations shall be cause 
for the Floodplain Administrator or designee or the Building Official to 
withhold a Certificate of Occupancy until such deficiencies are corrected. 

 
3. For applications for partitions and subdivisions, one of the following shall be 

required: 
 

a.  Protection of Flood Management Areas with a conservation easement; 
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b. Platting Flood Management Areas as common open space; or

c. Offer of sale or donation of Flood Management Area property to public
agencies or private non-profits for preservation where feasible.

14.040 Development Standards. The land use application shall establish through the use of narrative, 
site plans, and professional reports, the following: 

A. Type II or III approval for new development, including additions or alterations to existing
structures, except for single family dwellings, in the Flood Management Area may be
allowed, provided that:

1. The applicant shall demonstrate that there is no reasonable nor practical
alternative design or method of development that would have a lesser impact on
the Flood Management Area than the one proposed.

2. If there is no reasonable nor practical alternative design or method of
development the project shall be designed in compliance with applicable parts of
Subsections (B) through (X) of this Section, so that the impacts on the Flood
Management Area are limited and the plans shall include restoration, replacement,
or rehabilitation of the vegetation within the Flood Management Area.

3. The applicant shall provide mitigation to ensure that impacts to the functions and
values of the vegetation corridor and integrity of the slope will be mitigated or
restored to the extent practicable.

B. A professional engineer registered in Oregon must certify that the development will not
result in any increase in flood levels throughout the SFHA during the occurrence of the
base flood discharge, and that water quality will not be adversely affected.

C. As applicable, the development must be authorized by the Oregon Department of State
Lands, U.S. Army Corps of Engineers, the Oregon Department of Fish and Wildlife, and
the Sandy Drainage Improvement Company. The applicant shall obtain and submit a
copy of all required state and federal permits for any proposed development in the Flood
Management Area, including Section 404 of the Federal Water Pollution Control Act
Amendments of 1972, 33 USC 1334.

D. Unless otherwise authorized under the provisions of this Chapter, the development shall
comply with the underlying zoning district dimensional standards and the minimum
vegetation corridor as established in Sections 4.316 and 4.317 of this Code. The applicant
shall submit an exhibit that shows the location and provides a description of all actions to
be provided to mitigate the impacts of permitted development as established in Section
4.314 of this Code.

Ryan Krueger
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E. Protect the water quality resource, and Flood Management Area functions and values
from uncontained areas of hazardous materials as defined by the State of Oregon
Department of Environmental Quality water quality standards.

F. Limit impervious surface areas in the Flood Management Area.

1. The impervious surface of the development may not exceed thirty percent (30%)
of the flood plain area, provided the standards of this Code are met. Exception:
Public roads necessary to serve the transportation needs of the City may exceed
thirty percent (30%) of the Flood Management Area provided all other applicable
standards of this Chapter have been met.

2. Clustering of houses and multiple-family units, zero lot line developments, and/or
modifications to setbacks may be approved under the Type II procedure in order
to accommodate the density permitted within the underlying zoning district and
not exceed the impervious surface limitation of thirty percent (30%) of the Flood
Management Area on the site.

3. The Director, or their designee, may grant an administrative variance of up to fifty
percent (50%) of any dimensional standard in the underlying zoning district
where necessary to avoid development within the Flood Management Area.

G. Maintain flood storage capacity. The  developer  is  required  to  offset  new  fill  placed
in  the  floodplain  by excavating  an  additional  flood-able  area  to  replace  the  lost
flood  storage  area,  preferably  at hydrologically equivalent sites. All development
proposals in the SFHA shall provide compensatory mitigation for impacts to flood
storage, water infiltration, and riparian vegetation to ensure that new development does
not increase flood hazards on other properties. A mitigation plan shall be submitted with
the land use application. All required actions derived from that plan shall be completed
prior to issuance of a Certificate of Occupancy, a Certificate of Completion for a
subdivision, or the final building inspection, as applicable. Balanced cut and fill is
required for permitted development in the Flood Management Area. Excavation and fill
shall be performed in a manner to maintain or increase flood storage and conveyance
capacity and not increase design flood elevations. A professional engineer registered in
Oregon must certify that the development will not result in any increase in flood levels
throughout the SFHA during the occurrence of the base flood discharge except as
described in Section 14.040.G(8), and that water quality will not be adversely affected.

1. All fill placed at or below the design flood elevation in the Flood Management
Area shall be balanced with at least an equal volume or amount of soil material
removal. The development shall be designed to minimize development within the
Flood Management Area and amount of fill necessary. Balanced cut and fill may
be used to elevate structures but shall not be used for density transfer. Residential
density must be calculated prior to changes to the floodplain as a result of
balanced cut and fill.
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2. Excavation shall not be counted as compensating for fill if such areas will be 
filled with water in non-storm winter conditions. 

 
3. The cumulative effect of any proposed development shall not increase the water 

surface elevation of the base flood except as described in Section 14.040.G(8). 
Onsite flood storage capacity shall not decrease as a result of development, 
vegetation removal, or excavation except as described in Section 14.040.G(8). 

 
4. A “No-Rise” certification is required for any fill or permitted development within 

the floodway pursuant to Section 60.3(d)(3) of the National Flood Insurance 
Program. 

 
a.  The “No-Rise” supporting data and a copy of the engineering certification 

must be submitted to, and reviewed by, the City prior to approval of 
development, and the data shall be submitted with the Floodplain 
Development Permit. 

 
b.  The “No-Rise” certification and supporting technical data must stipulate 

no impact on the 100-year flood elevations, floodway elevations, or 
floodway widths at the new cross-sections and at all existing cross-
sections anywhere in the model. 

 
c.  A sample “No-Rise” certification is available in the Community 

Development Department. 
 

5. All new buildings built on fill in the regulatory floodplain shall be constructed on 
fill: 

 
a.      Certified by a professional engineer registered in Oregon as suitably 

designed and compacted for the development (e.g. fill that meets the 
criteria of 1803.5.8 and Section 1804.4 of the International Building Code, 
Section 2.4 of ASCE 24, or their equivalent); and 

 
b.  Providing protection from erosion and scour. 

 
6. When a project proposes development that will alter a watercourse, modify 

floodplain boundaries, or modify Base Flood Elevations, the application shall 
obtain a Conditional Letter of Map Change from FEMA prior to grading and 
filling the site and then obtain and submit the final Letter of Map Change prior to 
final inspections, or issuance of a certificate of completion, or issuance of the 
certificate of occupancy as required under this Section. When a project applicant 
has demonstrated through the Floodplain Development Permit that, in addition to 
the standards listed for Section 14.040.G, the following standards have been 
achieved, a Conditional Letter of Map Change/Letter of Map Change may not be 
required: 

 

Ryan Krueger
CRS 432 FDN 3 – part of 35 points (about half due to OSP)



Troutdale Development Code Chapter 14 – Flood Management 

75-03 Text Amendment TDC 14-21 CC Hearing Draft: 27-Nov-18 

a. Fill is not proposed in the floodway for the site to be impacted through
development;

b. The project site is not being elevated to or above the base flood elevation
(BFE);

c. The project is proposing to remove unsuitable existing material (topsoil)
and backfilling with select structural material, not alter the existing
(natural grade) elevation of the site;

d. The site to be impacted does not have US Fish and Wildlife Service
(USFWS) designations for critical habitat for Threatened or Endangered;
and

e. In areas where a regulatory floodway has not been designated, the new
construction, substantial improvements, or other development (including
fill) within A or AE Zones on the community’s FIRM, has 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 at any point within the
community.

7. All proposals that include engineering analysis for maintenance of flood storage
capacity are subject to review by a qualified engineer licensed in the State of
Oregon. The applicant shall be responsible for the cost of this independent review
and will be advised at the time of application of this expectation.

8. As described in FEMA’s “NFIP Guidebook - A Local Administrator’s Guide to
Floodplain Management and the National Flood Insurance Program, 5th Addition,
Appendix E - Policy on Fish Enhancement Structures in the Floodway”, projects
that are specifically implemented to restore or enhance US Fish and Wildlife
Service (USFWS) identified Threatened or Endangered anadromous fish species
or habitat where such species have been determined to reside qualify to allow for
minimal rises in the 100-year flood levels as a result of implementation. In
addition to the Submission Standards identified in Section 14.035.D, applicants
for such projects shall also provide statements from Rural Conservation and
Development, the Natural Resource Conservation Service, or similarly qualified
staff of fisheries, natural resource, or water resources agencies that less than the
maximum hydraulic analyses may be allowed. A professional engineer registered
in Oregon shall provide a feasibility analysis and certify that the project was
designed to keep any rise in 100-year flood levels to as close to zero as practically
possible and ensure that no structures would be impacted by a potential rise.
Additionally, routine maintenance of any such project would be necessary to
sustain conveyance over time. A plan that sets forth how long-term maintenance
is to be maintained shall be required with the submittal of the Floodplain
Development Permit. An additional mandatory condition of approval, as
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recommended by FEMA, shall be attached to such projects that emphasize the 
dynamics of a river or creek, and, where the Floodplain Manager has deemed 
necessary, a requirement for further analysis. 

 
H. Residential Development, including accessory structures as referenced in Section 5.010 

of this Code and not constructed in accordance with Section 14.040.V. Note: if more than 
fifty percent (50%) of the lot being developed is affected by the floodplain, then the 
minimum density standard of this Code does not apply. 

 
1. Elevate structures. The minimum finished floor elevation, including basement 

floor, for all new or substantially improved residential structures in the Flood 
Management Area shall be at least two (2) feet above the base flood elevation, as 
established by Section 14.010.B in this Chapter, and as demonstrated through the 
Elevation Certificate submittals as established in this Section. Elevation 
Certificates shall be required for all residential development as required by the 
Community Rating System. 

 
a.  An Elevation Certificate shall be submitted with the construction plans. 

The Elevation Certificate shall include the elevation of the lowest floor 
(including basement). The Elevation Certificate shall be certified by a land 
surveyor, engineer, or architect who is authorized by state or local law to 
certify elevation information for construction within specific flood hazard 
areas. 

 
b.  A second certified Elevation Certificate shall be submitted to the City of 

Troutdale prior to pouring the foundation. 
 
c.  A third certified Elevation Certificate shall be submitted after the structure 

is completed based upon finished construction. 
 
d.  The City shall maintain the Elevation Certificates for public inspection. 

 
2. Fully enclosed areas below the lowest floor that are subject to flooding are 

prohibited, or shall be designed to automatically equalize hydrostatic flood forces 
on exterior walls by allowing for the entry and exit of flood waters. Designs for 
meeting this requirement must either be certified by a registered professional 
engineer or architect, or must meet or exceed the following minimum criteria: 

 
a.  A minimum of two (2) openings having a total net area of not less than 

one (1) square inch for every square foot of enclosed area subject to 
flooding shall be provided. 

 
b.  The bottom of all openings shall be no higher than one (1) foot above 

grade. 
 
c.  Openings may be equipped with screens, louvers, or other devices 
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provided that they permit the automatic entry and exit of floodwaters. 
 
d.  Where possible, openings will be installed on at least two opposing sides 

of the enclosed area. 
 
3. Below-grade crawlspaces are allowed only when in compliance with the design 

requirements of FEMA Technical Bulletin 11-01, “Crawlspace Construction for 
Buildings Located in Special Flood Hazard Areas.” Buildings that have below-
grade crawlspaces will have higher flood insurance premiums than buildings that 
have the preferred crawlspace construction with an interior elevation at or above 
the lowest adjacent exterior grade. 

 
a.  The building must be designed and adequately anchored to resist flotation, 

collapse, and lateral movement of the structure resulting from 
hydrodynamic and hydrostatic loads, including the effects of buoyancy. 
Hydrostatic loads and the effects of buoyancy can usually be addressed 
through the required openings: 

 
i. Openings that equalize hydrostatic pressures by allowing for the 

automatic entry and existence of floodwaters is required. The 
bottom of each flood vent opening can be no more than one (1) 
foot above the lowest adjacent exterior grade. See FEMA 
Technical Bulletin 1-93, Opening in Foundation Walls, for 
guidance. 

 
ii. All portions of the building below the base flood elevation must be 

constructed with materials resistant to flood damage. This includes 
not only the foundation walls of the crawlspace used to elevate the 
building, but also any joists, insulation, or other materials that 
extend below the BFE. The recommended construction practice is 
to elevate the bottom of joists and all insulation above BFE. 
Ductwork or other utility systems located below the insulation may 
pull away from their supports. See page 8 of Technical Bulleting 1-
93 and FEMA Technical Bulletin 2-93 Flood Resistant Materials 
Requirements. 

 
iii. Any building utility systems within the crawlspace must be 

elevated above the base flood elevation or designed so that 
floodwaters cannot enter or accumulate within the system 
components during flood conditions. Ductwork, in particular, must 
either be placed above the BFE or sealed from floodwaters. For 
further guidance, see FEMA 348, Protecting Building Utilities 
from Flood Damage. 

 
b.  The interior grade of a crawlspace below the base flood elevation must not 

be more than two (2) feet below the lowest adjacent exterior grade. 
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c.  The height of the below-grade crawlspace, measured from the interior 

grade of the crawlspace to the top of the crawlspace foundation wall must 
not exceed four (4) feet at any point. The height limitation is the maximum 
allowable unsupported wall height according to the engineering analyses 
and building Code requirements for flood hazard areas. Crawlspaces may 
not be converted to basements. 

 
d.  There must be an adequate drainage system that removes floodwaters from 

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

 
e.  Crawlspace construction is not permitted in areas with flood velocities 

greater than five (5) feet per second unless the design is reviewed by a 
qualified design professional, such as a registered architect or professional 
engineer. For velocities in excess of five (5) feet per second, other 
foundation types should be used. 

 
f.  The crawlspace is an enclosed area below the base flood elevation (BFE) 

and, as such, must have openings that equalize hydrostatic pressures by 
allowing the automatic entry and exit of floodwaters. The bottom of each 
flood vent opening can be no more than one (1) foot above the lowest 
immediate interior or exterior grade. 

 
4. Substantial improvements will require elevation of any non-elevated structure to 

two (2) feet above the base flood elevation in compliance with this Section and in 
accordance with Section 1.040. Substantial improvement is considered to occur 
when the first alteration of any wall, ceiling, floor, or other structural part of the 
building commences, whether or not that alteration affects the external 
dimensions of the structure. Substantial improvements include: 

 
a.  Any repair, reconstruction, or improvement of a structure, the cost of 

which exceeds forty-nine percent (49%) of the market value of the 
structure as established by the County appraiser or a licensed professional 
appraiser. 

 
b.  Reconstruction or repair of a structure that exceeds forty-nine percent 

(49%) of the market value of the building before it was damaged. 
 
c.  Additions to an existing structure when the addition increases the market 

value of the structure by more than forty-nine percent (49%) or the floor 
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area by more than twenty percent (20%). 

5. Comply with other standards of this Section, as applicable.

I. Manufactured dwellings within the Special Flood Hazard Area.

1. All manufactured dwellings to be placed or substantially improved on sites that
are outside of a manufactured dwelling park or subdivision; in a new
manufactured dwelling park or subdivision; in an expansion to an existing
manufactured dwelling park or subdivision, or in an existing manufactured
dwelling park or subdivision on which a manufactured dwelling has incurred
substantial damage shall be elevated on a permanent foundation such that the
finished floor of the manufactured dwelling is elevated to a minimum eighteen
(18) inches (46 cm) above the base flood elevation and be securely anchored to an
adequately designed foundation system to resist flotation, collapse, and lateral
movement.

2. Manufactured dwellings to be placed or substantially improved on sites in an
existing manufactured dwelling park or subdivision within the Special Flood
Hazard Area on the community’s FIRM that are not subject to the above
manufactured dwelling provisions shall be elevated so that either:

a. The finished floor of the manufactured dwelling is elevated to a minimum of
eighteen (18) inches (46 cm) above the base flood elevation; or

b. The manufactured dwelling chassis is supported by reinforced piers or
other foundation elements of at least equivalent strength that are no less
than thirty-six (36) inches in height above grade and be securely anchored
to an adequately designed foundation system to resist flotation, collapse,
and lateral movement. Anchoring shall be installed using methods and
practices that minimize flood damage. 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).

3. Manufactured dwellings shall have all electrical crossover connections installed at
a minimum of twelve (12) inches above BFE.

4. Manufactured dwellings supported on solid foundation walls shall be constructed
with flood openings that comply with Section 14.040.H(2).

5. Comply with the other standards of this Section as applicable.

J. Recreational Vehicles (RV) within the Special Flood Hazard Area, whether in a park or
on private property outside of a park, are required to:



Troutdale Development Code Chapter 14 – Flood Management 

75-03 Text Amendment TDC 14-26 CC Hearing Draft: 27-Nov-18 

1. Be on the site for fewer than one hundred eighty (180) consecutive days, and

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

3. Meet the permit requirements of Section 14.040.I and the elevation and anchoring
requirements for manufactured dwellings.

4. The RV “pads” shall be paved with asphaltic concrete or comparable, and have a
special water quality facility for the collection of the stormwater from the site.

5. The RV “pads” shall be wide enough to accommodate a trailer parked next to the
towing vehicle or be long enough to accommodate both towing vehicle and
trailer.

K. Nonresidential Construction. New construction, development, and substantial
improvement of any commercial, industrial, or other nonresidential structure shall have
the lowest floor, including basement, elevated to no less than two (2) feet above the base
flood elevation; or, together with attendant utility and sanitary facilities, shall:

1. Be dry floodproofed so that below the base flood level the structure is watertight
with walls substantially impermeable to the passage of water. A dry floodproofing
certificate shall be filed with the City following the form and procedure
established by the Federal Emergency Management Agency.

2. Have structural components capable of resisting hydrostatic and hydrodynamic
loads and effects of buoyancy, in accordance with standards established by the
Federal Emergency Management Agency and the National Flood Insurance
Program.

3. Be certified by a registered professional engineer or architect that the design and
methods of development are in accordance with accepted standards of practice for
meeting provisions of National Flood Insurance Program regulations (CFR
60.3(c)(4) and (5)) based on their development and/or review of the structural
design, specifications, and plans. Such certifications shall be provided to the City.

4. Nonresidential structures that are elevated, not dry floodproofed, must meet the
same standards for space below the lowest floor as described in Section 14.040.H.
If elevated, an Elevation Certificate shall be submitted with the construction
plans, prior to pouring the foundation, and after construction.

5. Applicants dry 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 the base flood elevation will
be rated as one (1)  foot below the base flood elevation).
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6. Applicants that elect to utilize floodproofing instead of elevation shall supply a 

comprehensive Maintenance Plan at the time of building plan review for the entire 
structure to include but not limited to: exterior envelope of structure; all 
penetrations to the exterior of the structure; all shields, gates, barriers, or 
components designed to provide floodproofing protection to the structure; all 
seals or gaskets for shields, gates, barriers, or components; and, the location of all 
shields, gates, barriers, and components as well as all associated hardware, and 
any materials or specialized tools necessary to seal the structure. 

 
7. Applicants may be required by the Floodplain Manager to supply an Emergency 

Action Plan (EAP) for the installation and sealing of the structure prior to a 
flooding event that clearly identifies what triggers the EAP and who is responsible 
for enacting the EAP. 

 
8.  Comply with other standards of this Section as applicable. 

 
L. Remove temporary fills. Temporary fills permitted during construction or emergency 

bank stabilization shall be removed if not in compliance with the balanced cut and fill 
standard of this Code or prior to issuance of a Certificate of Occupancy or release of any 
bond issued for the development. 

 
M. Preserve and/or restore the vegetation corridor within the disturbed areas, and retain the 

existing tree canopy as established in Sections 4.316, Width of Vegetation Corridor, and 
4.317, Methods for Determining Vegetation Corridors Next to Primary Protected Water 
Features, of this Chapter. An enhancement plan for disturbed areas shall be prepared and 
implemented to stabilize slopes to prevent landslides on slopes and sedimentation of 
water features. This plan shall provide for the replanting and maintenance of approved 
plant species designed to achieve pre-disturbance conditions. 

 
N. Maintain or reduce stream temperatures. 
 
O. Minimize erosive velocities, nutrient, and pollutant loading into water. Use filtering, 

infiltration, and natural water purification for stormwater runoff in compliance with the 
Erosion Control and Water Quality Standards of Section 5.600 of this Code. The 
applicant’s engineering plans shall certify that runoff and sedimentation from the site will 
comply with the standards of Section 5.600 of this Code. 

 
P. Anchoring. All new construction, development, and substantial improvements shall be 

anchored to prevent flotation, collapse, or lateral movement of the structure. 
 
Q. Construction Materials and Methods. All new construction, development, and substantial 

improvements shall use flood-resistant materials in accordance with the requirements of 
FEMA Technical Bulletin 2-93 “Flood Resistant Materials Requirements” and utilities 
shall be designed and installed in accordance with FEMA Publication 348 “Protecting 
Building Utilities from Flood Damage.” The following standards are only a summary of 
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those requirements: 

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

2. All new construction, development, and substantial improvements shall be
constructed using methods and practices that minimize flood damage and
minimize impacts to natural floodplain functions, including flood storage, water
infiltration, and riparian vegetation.

3. Electrical, heating, ventilation, plumbing, and air conditioning equipment, and
other service facilities shall be designed and/or otherwise elevated or located so as
to prevent water from entering or accumulating within the components during
conditions of flooding.

4. No construction materials or methods may be used within the floodplain that
would impair or damage water quality or native vegetation.

5. All development shall have adequate drainage provided to reduce exposure to
flood damage and maintain water quality.

R. Utilities and Roads.

1. Stream crossings shall be as close to perpendicular to the stream as practicable.
Bridges shall be used instead of culverts wherever practicable, and comply with
the Oregon Department of Fish and Wildlife construction standards.

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

3. 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.

4. Onsite waste disposal systems shall be located to avoid impairment to them, or
contamination from them, during flooding consistent with the State of Oregon
Department of Environmental Quality.

5. Utility and road placement shall occur outside the floodway unless the utility or
road is necessary to serve permitted development, and there is no reasonable
alternative. Roads built in the floodplain shall be built at or above the base flood
elevation to provide access to emergency vehicles during a flood.

6. Stormwater management and water quality facilities shall comply with the siting
and construction standards of Section 5.700 of this Code.

Ryan Krueger
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S. For any alterations or relocations of a watercourse the developer shall be required to
notify the Oregon Department of State Lands, the Oregon Department of Land
Conservation and Development, and adjacent communities that will be impacted by the
alteration or relocation. The developer shall be responsible for obtaining and submitting
copies of any required project permits required by the Oregon Department of State Lands,
U.S. Army Corps of Engineers, Oregon Department of Fish and Wildlife Service, Federal
Emergency Management Agency, and other affected agencies, as applicable. The flood
carrying capacity of the altered or relocated watercourse shall not be diminished and shall
be maintained. Alterations will require a “No-Rise” certification for changes to the
floodway, and changes that relocate the floodplain will require a Letter of Map Change
(LOMC) from FEMA or may require a revised Flood Insurance Study and Flood
Insurance Rate Map for the City. The burden for all engineering studies required to
process these forms is the applicant’s, not the City’s.

T. Subdivision Proposals. In addition to compliance with the underlying zoning district
standards of this Code and this Chapter, the development of the subdivision shall be
subject to the following additional criteria:

1. All subdivision proposals shall be consistent with the need to minimize flood
damage.

2. All subdivision proposals shall have public utilities and facilities such as sewer,
gas, electrical, and water systems located and constructed to minimize flood
damage.

3. All subdivision proposals shall have adequate drainage provided to reduce
exposure to flood damage.

4. Where the base flood elevation data has not been provided or is not available from
another authoritative source, it shall be generated for subdivision proposals and
other proposed developments which contain at least fifty (50) lots or five (5)
acres, whichever is less.

5. If more than fifty percent (50%) of the lot being partitioned or subdivided is
affected by the floodplain, then the minimum density standard of this Code does
not apply.

U. Critical Facilities.

1. Construction of new critical facilities shall be, to the extent possible, located
outside the limits of the Special Flood Hazard Area.

2. Construction of new critical facilities shall be permissible within the SFHA if no
feasible alternative site is available.

3. Critical facilities constructed within the SFHA shall have the lowest floor
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elevated one foot above the height of the 500-year flood level. Submit Elevation 
Certificates with the construction plans, prior to pouring the foundation, and upon 
completion of the structure in accordance with Subsections H(1)(a - c) of this 
Section. 

4. Access to and from the critical facility shall also be protected to the height utilized
above.

5. Access routes elevated to or above the level of the base flood elevation shall be
provided to all critical facilities to the extent possible.

6. Floodproofing and sealing measures must be taken to ensure that toxic substances
will not be displaced by or released into floodwaters.

7. Comply with the other standards of this Section as applicable.

V. Small Accessory Structure. Relief from elevation or floodproofing as required in this
Section may be granted for small accessory structures that meet the following standards.
The applicant shall be advised that this type of allowance will result in higher insurance
rates for these structures, as applicable.

1. Less than two hundred (200) square feet, less than $5,000 in valuation, and do not
exceed one story;

2. Not temperature controlled;

3. Not used for human habitation and are used solely for parking of vehicles or
storage of items having low damage potential when submerged;

4. Not used to store toxic material, oil or gasoline, or any priority persistent pollutant
identified by the State of Oregon Department of Environmental Quality unless
confined in a tank installed in compliance with this ordinance or stored at least
two feet above base flood elevation;

5. Located and constructed to have low damage potential;

6. Constructed with materials resistant to flood damage as described in this Section;

7. Anchored to prevent flotation, collapse, or lateral movement of the structure
resulting from hydrodynamic and hydrostatic loads, including the effects of
buoyancy, during conditions of the base flood;

8. Constructed to equalize hydrostatic flood forces on exterior walls by allowing for
the automatic entry and exit of floodwater. Designs for complying with this
requirement must be certified by a licensed professional engineer or architect or
designed in compliance with Section 14.040.H(2):

Ryan Krueger
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9. 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.

14.045 Floodways. Located within areas of special flood hazard established in Section 14.010.B of 
this Chapter 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. Except as provided in Section 14.045.C, encroachments, including fill, new construction,
development, substantial improvements, and other development are prohibited unless
certification by a registered professional civil engineer is provided demonstrating through
hydrologic and hydraulic analyses performed in accordance with standard engineering
practice that encroachments shall not result in any increase in flood levels during the
occurrence of the base flood discharge.

B. If Section 14.040.A is satisfied, all new construction, development, and substantial
improvements shall comply with all applicable flood hazard reduction provisions of
Section 14.040 of this Code.

C. Floodways and other high hazard zones are extremely hazardous areas due to
exceptionally high flood and erosion potential. In these areas, the development actions
permitted in high hazard zones shall be limited to water-dependent uses; bridges and
other location-dependent uses; habitat restoration activities consistent with Sections
14.035.C(2); low-intensity recreation; and bioengineered banks.

14.050 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 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. 

14.055 Flood Management Area Variance Procedures. Variances from dimensional standards of the 
underlying zoning district or other provisions of this Code not part of this Chapter shall be 
processed in accordance with Section 6.800 of this Code. 

A. Generally, the only condition under which a variance from the elevation standard may be
issued is for new construction, development, and substantial improvements to be erected
on a lot of one-half (1/2) acre or less in size contiguous to and surrounded by lots with
existing structures constructed below the base flood level, providing that the
considerations of Section 14.055.A(1 - 11) have been fully reviewed. As the lot size
increases the technical justification required for issuing the variance increases.

1. The danger that materials may be swept onto other lands to the injury of others;
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2. The danger to life and property due to flooding or erosion damage;

3. The susceptibility of the proposed facility and its contents to flood damage and
the effect of such damage on the individual owner;

4. The importance of the services provided by the proposed facility to the
community;

5. The necessity to the facility of a waterfront location, where applicable;

6. The availability of alternative locations for the proposed use which are not subject
to flooding or erosion damage;

7. The compatibility of the proposed use with existing and anticipated development;

8. The relationship of the proposed use to the comprehensive plan and floodplain
management program for that area;

9. The safety of access to the property in times of flood for ordinary and emergency
vehicles;

10. 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,

11. 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.

B. Variances may be issued for the reconstruction, rehabilitation, or restoration of structures
listed on the National Register of Historic Places or the Statewide Inventory of Historic
Properties, without regard to the procedures set forth in this Section.

1. Is the minimum necessary to preserve the historic character and design of the site,
building or structure;

2. Will not result in the site, building or structure losing its historic designation; and

3. Demonstrates consistency with all other local, state, or federal laws or ordinances,
including documentation of any necessary consultations with state or federal
agencies.

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

Ryan Krueger
Consistent with BiOp
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D. Variances shall only be issued upon a determination that the variance is the minimum
necessary, considering the flood hazard, to afford relief.

E. The Director, or their designee, may grant a Type II variance of up to fifty percent (50%)
of any dimensional standard in the underlying zoning district where necessary to avoid
construction or development within the Flood Management Area. The Director or
designee shall make a determination in accordance with the criteria established in Section
14.055.J of this Chapter.

F. Applications for variances to dimensional standards in excess of that provided in Section
14.055.E shall be a Type III application.

G. The Planning Commission or Director, or their designee, may attach conditions to the
granting of variances as it deems necessary to further the purpose of this Chapter.

H. As a participant in the National Flood Insurance Program, the City is not authorized to
grant a variance from the requirement to elevate or floodproof structures in accordance
with state and federal regulations, whichever is most restrictive. 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 criteria except
Section 14.055.A and otherwise complies with Sections 14.040.P - R of this Chapter.

I. The City cannot grant a variance from the special flood hazard designation assigned by
the Federal Insurance Administrator to a site. However, a property owner may request a
Letter of Map Change (LOMC) from the Federal Emergency Management Agency.

J. In reviewing a Type III Variance, the Planning Commission shall consider all technical
evaluations, relevant factors, and standards specified in other Sections of this Chapter and
other Chapters of this Code, and make affirmative findings, with or without conditions,
for each of the following criteria:

1. A showing of good and sufficient cause that the need for the variance is not of the
applicant’s making and will not result in a use of the site that is not otherwise
permitted in the underlying zoning district.

2. A determination that failure to grant the variance would result in exceptional
hardship to the applicant and is the minimum necessary to grant relief.

3. A determination that the granting of a variance will not result in increased flood
heights, additional threats to public safety, extraordinary public expense, create
nuisances, cause fraud on or victimization of the public as identified in Section
14.055.A(1) – (11) or conflict with existing local, state, or federal laws or
ordinances.

4. The safety of access to the property in times of flood for ordinary and emergency
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vehicles. 

5. A determination that the development project cannot be located outside the
Special Flood Hazard Area and/or high hazard area and that impacts to flood
storage, water infiltration, and riparian vegetation have been minimized to the
extent practicable.

6. A demonstration of consistency with all other local, state, or federal laws or
ordinances, including documentation of any necessary consultations with state or
federal agencies.

14.060 Prescribed Conditions for the Rehabilitation or Replacement of Pre-Existing Structures. The 
replacement of pre-existing structures or development damaged or destroyed accidentally is 
subject to following standards: 

A. The structure or development was in existence within the Flood Management Area prior
to February 1, 2019.

B. The use is allowed in the underlying zoning district at the time the application is made to
rehabilitate or replace the structure.

C. A Type I Floodplain Development Permit is approved prior to applying for building
permits.

D. The rehabilitation or replacement is rebuilt on the same footprint of the original structure
and does not increase the impervious area within the Special Flood Hazard Area.

E. The rehabilitated or replaced structure is elevated, if residential, or floodproofed or
elevated, if non-residential, in accordance with the applicable standards of this Chapter,
the definition found Section 1.040, and all additional relevant standards in this Code.

Ryan Krueger
Consistent with the BiOp

Ryan Krueger
Consistent with BiOp.

Ryan Krueger
Consistent with CAV NFIP Compliance letter #8 from DLCD dated 2/13/18 and state model code.
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1.040 Vegetation Corridor and Slope District, and, Water Quality, and Flood Management 

Definitions. 

.01 100-Year Flood. The flood that is equaled or exceeded once in one hundred (100) years 

on the average; equivalent to the one percent annual chance flood. Also called the Special 

Flood Hazard Area, Base Flood, and 100-year floodplain. 

.02 Appeal. A request for a review of the Director’s interpretation of any provision of this 

Code or request for a variance from requirements of Chapter 4.500, Flood Management 

Area, of this Code. 

.02    XX “Area Ofof Shallow Flooding”. Means a designated AO, AH, AR/AO, AR/AH, or  

VO zone on a community's Flood Insurance Rate Map (FIRM) with a one percent (1%) 

or greater annual chance of flooding to an average depth of one to three (1 - 3) feet where 

a clearly defined channel does not exist, where the path of flooding is unpredictable, and 

where velocity flow may be evident. Such flooding is characterized by ponding or sheet 

flowmeans a designated AO, or AH Zone on the Flood Insurance Rate Map (FIRM). The 

base flood depths range from one to three feet; a clearly defined channel does not exist; 

the path of flooding is unpredictable and indeterminate; and, velocity flow may be 

evident. AO is characterized as sheet flow and AH indicates ponding. 

.03 XX “Area Ofof Special Flood Hazard.” Mmeans the land in the floodplain within a 

community subject to a one percent (1%) or greater chance of flooding in any given year. 

The area may be designated as Zone A on the Flood Hazard Boundary Map (FHBM). 

After detailed ratemaking has been completed in preparation for publication of  the flood 

insurance rate map, Zone A usually is refined into Zones A, AO, AH, A1-30, AE, A99, 

AR, AR/A1-30, AR/AE, AR/AO, AR/AH, AR/A, VO, or V1-30, VE, or V. For purposes 

of these regulations, the term ``special flood hazard area'' is synonymous in meaning with 

the phrase ``area of special flood hazard''the land in the flood plain within a community 

subject to a one percent or greater chance of flooding in any given year. Designation on 

maps always includes the letters A or V. 

.043 Bankfull Stage. As defined in the Oregon Administrative Rules pertaining to removal/fill 

permits, the stage or elevation at which water overflows the natural banks of a stream or 

other waters of the state and begins to inundate upland areas. In the absence of physical 

evidence, the two-year recurrent flood elevation (storm level) may be used to 

approximate the bankfull stage. The bankfull stage is the starting point for measuring the 

width of a vegetation corridor from a protected water feature. In the absence of any data 

to establish the bankfull stage or two-year storm event, the starting point for measuring 

the vegetation corridor is determined by the following indicators: 

a. Water marks on fixed objects (vegetation, rocks, buildings, etc.);

b. Drift lines (deposited waterborne twigs, litter, etc.); or
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c. Waterborne sediment deposits on the soil surface or fixed objects (vegetation,

rocks, buildings, etc.)

.045 Base Flood. A flood having a one percent (1%) chance of being equaled or exceeded in 

any given yearflood having a one percent chance of being equaled or exceeded in any 

given year. Also referred to as the “100-year” flood. Designation on maps always 

includes the letters A or V. 

.06 Base Flood Elevation. The water surface elevation during the Base Flood in relation to a 

specified datum. The Base Flood Elevation (BFE) is depicted on the Flood Insurance 

Rate Map to the nearest foot and in the Flood Insurance Study to the nearest one-tenth 

(0.1) foot. Not every potential Special Flood Hazard Area within the Urban Growth 

Boundary has been mapped by the Federal Emergency Management Agency through the 

Flood Insurance Study, Flood Insurance Rate Maps, and Digital Flood Insurance Rate 

Maps. The Floodplain Manager or designee is authorized through Sections 4.513  14.020 

to obtain the information necessary to determine the presence and extent of unmapped 

Special Flood Hazard Areas and the associated Base Flood Elevation as part of reviewing 

development proposals that affect the 100-year Floodplain. Such information shall be 

used by the City of Troutdale to supplement the Flood Insurance Study, Flood Insurance 

Rate Maps, and Digital Flood Insurance Rate Maps. 

.075 Basement. Any area of the building having its floord subgrade (below ground level) on 

all sides. 

XX.08 “Below-Grade Crawl Space.” mMeans an enclosed area below the base flood 

elevation in which the interior grade is not more than two feet below the lowest adjacent 

exterior grade and the height, measured from the interior grade of the crawlspace to the 

top of the crawlspace foundation, does not exceed four (4) feet at any point. 

.09XX “Breakaway Wall.” mMeans a wall that is not part of the structural support of the 

building and is intended through its design and construction to collapse under specific 

lateral loading forces, without causing damage to the elevated portion of the building or 

supporting foundation system. 

.1006 Conservation Easement. An easement applied to environmentally sensitive lands 

including, but not limited to, lands identified as hillsides, wetlands, floodplains, and 

floodways. The field verification shall be done by a licensed surveyor, engineer, 

hydrologist, or any other licensed specialist in the fields of engineering, hydrology, or 

botany. A conservation easement prohibits most forms of development and assures that 

native vegetation will be maintained or enhanced. Conservation easements usually affect 

privately owned land and are enforceable by the City. Trails and limited public facilities 

may be permitted under carefully controlled conditions within conservation easements. 

.1107 Construction, Start of. (For other than new construction or substantial 

improvements under the Coastal Barrier Resources Act (Pub. L. 97-348)), includes 

substantial improvement, and means the date the building permit was issued, provided the 
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actual start of construction, repair, reconstruction, rehabilitation, addition placement, or 

other improvement was within one hundred eighty (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. 

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 one hundred eighty (180) days of the permit date. The 

actual start means either the first placement of permanent construction on a site, such as 

the pouring of slab or footings, paving a parking lot, installation of piles, 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; installation of streets and/or walkways; 

excavation for a basement, footings, piers, or foundation; erection of temporary forms; or 

installation of accessory buildings on the property, such as garages or sheds not occupied 

as dwelling units or not part of the main structure. 

.12XX “Critical Facility.” A facility that is critical for the health and welfare of the 

population and is especially important to be located above the Base Flood Elevation 

following hazard events. The following is the list of Critical Facilities for the purposes of 

Section 4.500Chapter 14: 

a. Hospitals and other medical facilities having surgery and emergency treatment

areas; 

b. Fire and police stations;

c. Tanks or other structures containing, housing or supporting water or fire-

suppression materials or equipment required for the protection of essential or 

hazardous facilities or special occupancy structures. These tanks or other 

structures do not include City water distribution facilities; 

d. Emergency vehicle shelters and garages;

e. Structures and equipment in emergency-preparedness centers;

f. Standby power generating equipment for essential facilities;
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g. Structures and equipment in government communication centers and other 

facilities required for emergency response; and 

 

h. Other facilities as determined by the Floodplain Manager or designee. 

 

Some types of facilities may be critical to a community, but require location within or 

partially within Special Flood Hazard Areas because of the nature of the facilities. means 

a facility for which even a slight chance of flooding might be too great. Critical facilities 

include, but are not limited to schools, nursing homes, hospitals police, fire and 

emergency response installations, installations which produce, use or store hazardous 

materials or hazardous waste. 

 

.13 08 Debris. Debris includes discarded manmade objects and may include tires, 

vehicles, litter, scrap metal, construction waste, lumber, plastic, or styrofoam. Debris 

does not include objects necessary to a use allowed by this Code, or ornamental and 

recreational sstructures. Debris does not include existing natural plant materials or natural 

plant materials which are left after flooding, downed or standing dead trees, or trees 

which have fallen into protected water features. 

 

.14 09 Department of Environmental Quality (DEQ) Water Quality Standards. State of 

Oregon DEQ water quality standards are the numerical criteria or narrative condition 

needed in order to protect an identified beneficial use. 

 

.150 Design Flood Elevation. The elevation of the 100-year storm as defined in the Federal 

Emergency Management Agency Flood Insurance Studies or, in areas without Federal 

Emergency Management Agency floodplains, the elevation of the 25-year storm or the 

edge of mapped flood-prone soils or similar methodologies. 

 

.161 Developer. The owners of property, their agents or contractors, or their successors and 

assigns, who have undertaken or are proposing development which is regulated by 

Chapters Sections 4.300, Vegetation Corridor and Slope District; 4.500, Flood 

Management Area; 5.600, Erosion Control and Water Quality Standards; and 5.700, 

Stormwater Management, , and Chapter 14 of this Code. 

 

.172 Development. Any man-made change to improved or unimproved real estate, including 

but not limited to buildings or other structures, mining, dredging, filling, grading, paving, 

excavation or drilling operations or storage of equipment or materials.Any manmade 

change to improved or unimproved real estate including, but not limited to, construction, 

installation, or change of a building or structure; land division; storage on the land; tree 

cutting; drilling; and site alteration such as that due to land surface mining, dredging, 

grading, paving, excavating, or clearing.  Development does not include the following: 

 

a. Stream enhancement or restoration projects approved by any of the following: 

Oregon Division of State Lands, Oregon Department of Fish and Wildlife, U.S. 

Army Corps of Engineers, the City, or Multnomah County. 
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b. Farming practices and farm use, as defined in the Oregon Revised Statutes, which

were actively occurring prior to December 1999, and all modifications to existing 

buildings. Construction of new buildings associated with farm practices and farm 

uses are subject to the requirements of Section 5.080, Agricultural Use Permitted, 

and Subsection 5.611(E) of this Code. 

.18 Digital Flood Insurance Rate Map. Depicts flood risk and federal flood zones and flood 

risk information. The Digital Flood Insurance Rate Map (DFIRM) presents the flood risk 

information in a format suitable for electronic mapping applications. 

.193 Disturb. Any manmade changes to the existing physical status of the land which are made 

in connection with development. The following uses are excluded from the definition: 

a. Enhancement or restoration of the Water Quality Resource Area.

b. Planting native cover identified in the Metro Native Plant List.

.20 Elevated Building. Means for insurance purposes, a non-basement building which has its 

lowest elevated floor raised above ground level by foundation walls, shear walls, post, 

piers, pilings, or columns. 

.2114 Elevation Certificate. A form supplied by the Federal Emergency Management 

Agency (FEMA) and used to document the lowest floor elevation of a building. 

.2215 Emergency. Any manmade or natural event or circumstance causing or 

threatening loss of life, injury to person or property, and includes, but is not limited to, 

fire, explosion, flood, severe weather, drought, earthquake, volcanic activity, spills or 

releases of oil or hazardous material, contamination, utility or transportation disruptions, 

and disease. 

.2316 Engineer. A registered professional engineer licensed by the State of Oregon. 

.2417 Enhancement. The process of improving upon the natural functions and/or values 

of an area or feature which has been degraded by human activity. Enhancement activities 

may or may not return the site to a pre-disturbance condition, but create/recreate 

processes and features that occur naturally. 

.2518 Erosion. Erosion is the detachment and movement of soil particles, rock 

fragments, or other material, organic or inorganic, resulting from actions of water, wind, 

human, or animal activity. 

.26 Erosion Hazard Zone. The area adjacent to a stream or river that is at risk of bank erosion 

from stream flow or mass wasting, as designated on the communities FIRM. 

.2719 Erosion Prevention and Sediment Control Plans. Plan requirements are specified 
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in the City of Troutdale’s Construction Standards for Public Works Facilities. 

 

.280 Erosion, Visible or Measurable. Visible or measurable erosion includes, but is not limited 

to: 

 

a. Deposits of mud, dirt sediment, or similar material exceeding one-half cubic foot 

in volume on public or private streets, adjacent property, or onto the storm and 

surface water system, either by direct deposit, dropping discharge, or as a result of 

the action of erosion. 

 

b. Evidence of concentrated flows of water over bare soils, turbid or sediment laden 

flows, or evidence of onsite erosion such as rivulets on bare soil slopes where the 

flow of water is not filtered or captured on the site. 

 

c. Earth slides, mudflows, earth sloughing, or other earth movement that leaves the 

property. 

 

.219 Excavation. Any act by which soil or rock is cut into, dug, quarried, uncovered, removed, 

displaced, or relocated. 

 

.30 Existing Building or Structure. A structure for which the Start of Construction 

commenced before February 1, 2019. 

 

.3122 Federal Emergency Management Agency (FEMA). The agency with the overall 

responsibility for administering the National Flood Insurance Program. 

An independent federal agency reporting to the President. FEMA is responsible for 

coordinating the federal response to floods, earthquakes, hurricanes, and other natural or 

manmade disasters and providing disaster assistance to states, communities, and 

individuals. FEMA administers the National Flood Insurance Program (NFIP). 

 

 

.3223 Fill. Any material such as, but not limited to, sand, soil, rock, gravel, clay, or mud 

that is placed on a site for the purposes of development or redevelopment. 

 

.3324 FIRM. See Flood Insurance Rate Map. 

 

.34 25 Flood or Flooding. Means: 

 

a. A general and temporary condition of partial or complete inundation of normally 

dry land areas from: 

 

1. The overflow of inland or tidal waters.  

 

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

source. 
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3. Mudslides (i.e., mudflows) which are proximately caused by flooding as

defined in paragraph (a)(2) of this definition and are akin to a river of 

liquid and flowing mud on the surfaces of normally dry land areas, as 

when earth is carried by a current of water and deposited along the path of 

the current. 

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)(1) of this definition A general and temporary condition 

of partial or complete inundation of normally dry land areas from: 

a. The overflow of inland or tidal waters; and/or

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

.3526 Flood Insurance Rate Map (FIRM). An official map of a community, on which 

the Federal Insurance Administrator has delineated both the special hazard areas and the 

risk premium zones applicable to the community.The official map of a community for 

which the Federal Insurance Administration has delineated both the areas of special flood 

hazards and the risk premium zones applicable to the community. 

.3627 Flood Insurance Study (FIS).  Or 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.A report published by FEMA that 

provides detailed information on a community’s flood hazard areas. The FIS normally 

includes topographic information, floodplain and floodway data charts, study 

information, and stream profiles. 

.3728 Flood Management Area (FLMA). All lands contained within the 100-year 

floodplain and floodway as shown on the Flood Insurance Rate Map, and the area of 

inundation for the February 1996 flood. In addition, all lands which have documented 

evidence of flooding. 

.3829 Floodplain. As shown below in Figure 1 - Floodplain Cross Section, the area 

adjacent to a stream or river channel that is covered by water when the river or stream 

overflows its banks.Any land area, such as the lowland and relatively flat areas adjoining 

inland waters, susceptible to being inundated by water from any source, including land 

that may be covered temporarily by water as a result of a storm event. 

.39 Floodplain Development Permit. Federally required permit required prior to construction 

and other development in any Special Flood Hazard Area (100-yr. Floodplain). See 
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Section 4.516.14.035 of this Code. 

.40 Floodplain Functions. Hydrological and ecological functions including conveyance and 

temporary storage of floodwater, depositions of sediments outside of the channel, ground 

water recharge, filtering of pollutants, and reduction of floodwater velocity and erosive 

forces. Also included, but to a lesser extent in previously urbanized areas, are such 

functions as nutrient exchange, refuges, and feeding areas for fish. 

.4130 Floodplain, 100-Year. As shown below in Figure 1 - Floodplain Cross Section, 

land area adjacent to a river, stream, or other water body that is subject to a one percent 

or greater chance of flooding in any given year. It consists of land ranging from that 

which is subject to annual flooding to that which has a one percent (1%) or greater 

chance of flooding in any given year. The 100-year Floodplain consists of the Floodway 

and the Floodway Fringe. The 100-year Floodplain is mapped by the Federal Emergency 

Management Agency (FEMA) on Flood Insurance Rate Maps (FIRMs) and is the area 

subject to Base Flood regulations. Not every potential Special Flood Hazard Area within 

the Urban Growth Boundary has been mapped by the Federal Emergency Management 

Agency through the Flood Insurance Study, Flood Insurance Rate Maps, and Digital 

Flood Insurance Rate Maps. The Floodplain Manager or designee is authorized through 

Section 14.020 to obtain the information necessary to determine the presence and extent 

of unmapped Special Flood Hazard Areas as part of reviewing development proposals 

that affect the 100-year Floodplain. Such information shall be used by the City of 

Troutdale to supplement the Flood Insurance Study, Flood Insurance Rate Maps, and 

Digital Flood Insurance Rate Maps and these areas are also subject to Base Flood 

regulations. See Base Flood. 

Figure 1 – Floodplain Cross SectionSee Base Flood. 

.4231 Floodway (Regulatory Floodway). Means the channel of a river or other 

watercourse and the adjacent land areas that must be reserved in order to discharge the 

base flood without cumulatively increasing the water surface elevation more than a 

designated height.The portion of a watercourse required for the passage or conveyance of 

a given storm event as identified and designated on the Flood Insurance Rate Map as 

produced by the Federal Emergency Management Agency. The floodway shall include 

the channel of the watercourse and the adjacent floodplain that must be reserved in an 
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unobstructed condition in order to discharge the base flood without increasing the flood 

levels by more than one (1) foot. 

.43 Flow-through Design. Typically a structure that does not displace surface floodwater or 

hinder or obstruct the movement of surface floodwater. 

.44 High Hazard Zone. Lands within the furthest landward extent of the floodway and 

erosion hazard zone, as designated on the communities FIRM. 

.45 Highest Adjacent Grade (HAG). The highest natural elevation of the ground surface prior 

to construction, adjacent to the proposed walls of a structure. Refer to the Elevation 

Certificate, FEMA Form 81-31, for more information. 

.46 Hydrodynamic Load. Force of water in motion. 

.47 Hydrostatic Load. Force of water at rest. 

.4832 Invasive Non-native or Noxious Vegetation. Plant species that are listed as 

nuisance plants or prohibited plants on the most recent Portland Plant List as adopted by 

the City of Portland by ordinance Metro Native Plant List as adopted by Metro Council 

resolution because they are plant species that have been introduced and, due to aggressive 

growth patterns and lack of natural enemies in the area where introduced, spread rapidly 

into native plant communities. 

.4933 Joint Fill Permit/404 Removal/Fill Permit. A permit issued jointly by the Oregon 

Division Department of State Lands and U.S. Army Corps of Engineers to allow, with 

conditions and mitigation, the removal or fill of wetlands determined to be of either local 

or state significance by the Oregon Division Department of State Lands. 

.50 Letter of Map Change (LOMC). An official FEMA determination, by letter, to amend or 

revise effective Flood Insurance Rate Maps and Flood Insurance Studies. LOMCs are 

issued in the following categories: 

a. Letter of Map Amendment (LOMA) - A revision based on technical data showing

that a property was incorrectly included in a designated Special Flood Hazard 

Area. A LOMA amends the current effective Flood Insurance Rate Map and 

establishes that a specific property is not located in a Special Flood Hazard Area. 

b. Letter of Map Revision (LOMR) - A revision based on technical data showing,

usually due to manmade changes, alterations to Federal Flood Zones, flood 

elevations floodplain and floodway delineations, and planimetric features. One 

common type of LOMR, a LOMR-F, is a determination that a structure has been 

elevated through the placement of fill above the Base Flood Elevation and is 

excluded from the Special Flood Hazard Area. 

c. Conditional Letter of Map Revision (CLOMR) - A formal review and comment
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by FEMA as to whether a proposed project complies with the minimum National 

Flood Insurance Program floodplain management criteria. A CLOMR does NOT 

amend or revise effective Flood Insurance Rate Maps, Flood Boundary and 

Floodway Maps, or Flood Insurance Studies. 

.5134 Lowest Floor. Means the lowest floor of the lowest enclosed area (including 

basement). An unfinished or flood resistant enclosure, usable solely for parking of 

vehicles, building access or storage in an area other than a basement area is not 

considered a building's lowest floor. Provided that such enclosure is not built so as to 

render the structure in violation of the applicable non-elevation design requirements of 

CFR Sec. 60.3. 

The lowest floor of the lowest enclosed area of a building (including basement). An unfinished 

or flood resistant enclosure, usable solely for parking of vehicles, building access, or 

storage, in an area other than a basement area, is not considered a building’s lowest floor, 

provided that such enclosure is not built so as to render the structure in violation of the 

applicable non-elevation design requirements of the flood hazard regulations. 

.52 Manufactured Dwelling. Means a structure, transportable in one or more sections, which 

is built on a permanent chassis and is designed for use with or without a permanent 

foundation when attached to the required utilities. The term “manufactured dwelling” 

does not include a “recreational vehicle.” 

.53 Manufactured Dwelling Park or Subdivision. Means a parcel (or contiguous parcels) of 

land divided into two or more manufactured home lots for rent or sale 

.54 Mean Sea Level. For purposes of the National Flood Insurance Program, the North 

American Vertical Datum of 1988 or other Datum, to which Base Flood Elevations 

shown on a community's FIRM are referenced. 

.55.35 Mitigation. The reduction of adverse effects of a proposed project by considering, 

in this order: 

a. Avoiding the impact altogether by not taking a certain action or parts of an action;

b. Minimizing impacts by limiting the degree or magnitude of the action and its

implementation;

c. Rectifying the impact by repairing, rehabilitating, or restoring the effected

environment;

d. Reducing or eliminating the impact over time by preservation and maintenance

operations during the life of the action by monitoring and taking appropriate

measures; and

e. Compensating for the impact by replacing or providing comparable substitute

water quality resource areas.
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.5636 Mulch. Application of plant residue, netting, or other suitable materials to the land 

surface to conserve moisture, hold soil in place, and aid in establishing plant cover. 

.5737 NAVD 88. The North American Vertical Datum of 1988 (NAVD 88) is the 

vertical control datum established in 1991 by the minimum-constraint adjustment of the 

Canadian-Mexican-U.S. leveling observations. This is the data used on FIRMs and in 

flood insurance studies adopted in 2009. 

.5838 NGVD 29. “The National Geodetic Vertical Datum of 1929: The name, after May 

10, 1973, of (the) Sea Level Datum of 1929.” (Vertical control datum established for 

vertical control in the United States by the general adjustment of 1929.) This is the datum 

used on FIRMs and in flood insurance studies prior to 2009. 

.5939 National Flood Insurance Program (NFIP). A federal program enabling property 

owners in participating communities to purchase insurance as a protection against flood 

losses in exchange for state and community floodplain management regulations that 

reduce future flood damages. 

.6040 Native Vegetation or Native Plant. Vegetation listed as a native plant on the most 

recent Metro NativePortland Plant List as adopted by the City of Portland by ordinance as 

adopted by Metro Council resolution and any other vegetation native to the Portland 

metropolitan area provided that it is not listed as a nuisance plant or a prohibited plant on 

the Metro NativePortland Plant List. 

.6141 National Wetland Inventory (NWI) Map. The City is mapped on the Camas and 

Washougal, Washington-Oregon wetland maps prepared by the U.S. Department of the 

Interior, Fish and Wildlife Service. 

.62 New Construction. A structure for which the Start of Construction commenced after 

February 1, 2019, and includes subsequent Substantial Improvements to the structure 

.6342 NPDES Permit. The National Pollutant Discharge Elimination System 1200-C 

Permit is a State of Oregon, Department of Environmental Quality permit that covers 

federal stormwater regulations as they pertain to construction activities in Oregon. The 

permit is administered by the City. 

.6443 ODFW Construction Standards. The Oregon Department of Fish and Wildlife 

construction guidelines for building roads, bridges, and culverts, or any transportation 

structure within a waterway. 

.6544 One Percent Annual Chance Flood. The flood that has a one percent (1%) chance 

of being equaled or exceeded on the average in any given year; equivalent to the 100-year 

flood. 

.6645 Open Space. Land that is undeveloped and that is planned to remain so 
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indefinitely. The term encompasses parks, forests, and farmland. It may also refer only to 

land zoned as being available to the public, including playgrounds, watershed preserves, 

and parks. 

.6746 Perennial Streams. All primary and secondary perennial waterways mapped by 

the U.S. Geological Survey, having year-round flow. 

.6847 Practicable. Available and capable of being done after taking into consideration 

cost, existing technology, and logistics in light of overall project purpose. 

.6948 Pre-FIRM Structures. Buildings that were built before the flood risk was known 

and identified on the community’s FIRM. 

.7049 Protected Water Features, Primary. Includes: 

a. Title 3 wetlands.

b. Rivers, streams (creeks or brooks) and drainages downstream from the point at

which one hundred (100) acres or more are drained to that water feature

(regardless of whether it carries year-round flow).

c. Streams carrying year-round flow.

d. Springs which feed streams and wetlands and have perennial (year-round) flow.

e. Natural lakes.

.7150 Protected Water Features, Secondary. Includes intermittent streams and seeps 

downstream of the point at which fifty (50) acres are drained and upstream of the point at 

which one hundred (100) acres are drained to that water feature. 

.7512 Restoration. The process of returning a disturbed or altered area or feature to a 

previously existing natural condition. Restoration activities reestablish the structure, 

function, and/or diversity to that which occurred prior to impacts caused by human 

activity. 

.73 Recreational Vehicle (RV).  A vehicle which is: 

a. Built on a single chassis;

b. Four hundred (400) 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
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quarters for recreational, camping, travel, or seasonal use. 

.7452 Resource. A functioning natural system such as a wetland or stream. 

.7553 Riparian. Those areas associated with streams, lakes, and wetlands where 

vegetation communities are predominately influenced by their association with water. 

.7654 Routine Repair and Maintenance. Activities directed at preserving an existing 

allowed use or facility, or nonconforming use, without expanding the development 

footprint or site use. 

.7755 Sediment. Any material that is in suspension, is being transported, or has been 

moved from its site of origin by water, wind, or gravity as a result of erosion. 

.7856 Site. The lot, or contiguous lots, under the same ownership that are subject to a 

development permit or erosion control plan. 

.7957 Slope District. Slopes of twenty-five percent (25%) or greater throughout the City 

that have a minimum horizontal distance of fifty (50) feet. Engineered slopes associated 

with public streets or roads are not included. 

.8058 Special Flood Hazard Area (SFHA). The land in the floodplain within a 

community subject to a one percent (1%) or greater chance of flooding in any given year. 

The area may be designated as Zone A on the FHBM (Flood Hazard Boundary Map). 

After detailed ratemaking has been completed in preparation for publication of  the flood 

insurance rate map, Zone A usually is refined into Zones A, AO, AH, A1-30, AE, A99, 

AR, AR/A1-30, AR/AE, AR/AO, AR/AH, AR/A, VO, or V1-30, VE, or V. For purposes 

of these regulations, the term “special flood hazard area'' is synonymous in meaning with 

the phrase “area of special flood hazard''. The term used by the National Flood Insurance 

Program for areas inundated by 100-year flood. The SFHA is mapped on the flood 

insurance rate maps (FIRM). The SFHA is the area where floodplain management 

regulations must be enforced and the area where the mandatory purchase of flood 

insurance applies. 

.8159 Statewide Planning Goal 5. Oregon’s statewide planning goal that addresses open 

space, scenic and historic areas, and natural resources. The purpose of the goal is to 

conserve open space and protect natural and scenic resources. 

.8260 Statewide Planning Goal 6. Oregon’s statewide planning goal that addresses air, 

water, and land resources quality to “maintain and improve the quality of the air, water, 

and land  
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resources of the state” as implemented by the Land Conservation and Development 

Commission (LCDC). 

.8361 Statewide Planning Goal 7. Oregon’s statewide planning goal that addresses areas 

subject to natural disasters and hazards to “protect life and property from natural disasters 

and hazards” as implemented by the Land Conservation and Development Commission. 

.8462 Stockpile. Onsite storage of any soil, sand, gravel, clay, mud, debris, vegetation, 

refuse, or any other material, organic or inorganic, in a concentrated state. 

.8563 Stream. A body of running water moving over the earth’s surface in a channel or 

bed, such as a creek, rivulet, or river, that flows at least part of the year, including 

perennial and intermittent streams. Streams are dynamic in nature and their structure is 

maintained through build-up and loss of sediment. 

.8664 Stream Bank, Top of. See Bankfull Stage. 

.87 65 Structure. Means, for floodplain management purposes, a walled and roofed 

building, including a gas or liquid storage tank, hat is principally above ground, as well as 

a manufactured home. Structure, for insurance purposes, means:  

a. A building with two or more outside rigid walls and a fully secured roof that is

affixed to a permanent site; 

b. A manufactured dwelling; or

c. A travel trailer without wheels, built on a chassis and affixed to a permanent

foundation, that is regulated under the community's floodplain management and 

building ordinances or laws.  

For the latter purpose, structure does not mean a recreational vehicle or a park 

trailer or other similar vehicle, except as described in Section 1.040.87(c), or a gas 

or liquid storage tank.A building or other improvement that is built, constructed, 

or installed. 

.88 Substantial Damage. Damage of any origin sustained by a structure located within the 

100-year Floodplain, whereby the cost of restoring the structure to its prior condition

would equal or exceed fifty percent (50%) of the structure's market value before the 

damage occurred. 

.89 Substantial Improvement. Means any reconstruction, rehabilitation, addition, or other 

improvement of a structure, the cost of which equals or exceeds forty-nine percent (49%) 

of the market value of the structure before the start of construction of the improvement. 

This term includes structures which have incurred substantial damage, regardless of the 

actual repair work performed. The term does not, however, include either:  
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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. 

.66 Substantial Improvement. 

a. There are three occasions when work on an existing building is considered a

substantial improvement. 

1. Any improvement of a structure, the cost of which exceeds fifty percent (50%)

of the current market value of the existing structure. 

2. Reconstruction or repair of a building, that exceeds fifty percent (50%) of the

market value of the structure before it was damaged. 

3. Additions to an existing structure when the addition increases the current market

value of a structure by more than fifty percent (50%) or the floor area by more 

than twenty percent (20%). 

4. Unless other evidence is provided to the satisfaction of the Director, “market

value” shall be based on the latest market, not assessed, value of the structure as 

determined by Multnomah County. 

b. The term does not include:

1. Any project for improvement of a structure to comply with existing state or

local health, sanitary, or safety Code specifications which are solely necessary 

to assure safe living conditions; or 

2. Any alteration of a structure listed on the National Register of Historic Places or

a State Inventory of Historic Places. 

.9067 Surface Water Management System. All natural and constructed facilities used to 

regulate the quantity and quality of surface water, including drainage easements, culverts, 

storm drains, catch basins, drainage ditches, natural drainageways, stream corridors, 

rivers, ponds, wetlands, and impoundments. 

.9168 Title 3. Title 3 is part of the Metro Urban Growth Management Functional Plan 

pertaining to water quality, flood management, and fish and wildlife conservation, and 

directly pertains to Statewide Planning Goals 5, Open Spaces, Scenic and Historic Areas, 

and Natural Resources; 6, Air, Water, and Land Resources Quality; and 7, Areas Subject 

to Natural Disasters and Hazards. 
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.92 Variance. Means a grant of relief by a community from the terms of a floodplain 

management regulation. 

.9369 Vegetation, Approved. Vegetation which typically does not require irrigation or 

fertilization because it is adapted to natural soil, water, and climatic conditions. The list 

of approved vegetation species is based on the most recent Portland Plant List as adopted 

by the City of Portland by ordinanceMetro Native Plant List, and is on file in the 

Community Development Department.  

.9470 Vegetation Corridor. The undisturbed area between a development and a 

protected water feature as designated in Sections 4.316, Width of Vegetation Corridor, 

and 4.317, Method for Determining Vegetation Corridors Next to Primary Protected 

Water Features, of this Code, or slopes of twenty-five percent (25%)  or greater 

throughout the City, except engineered slopes associated with public streets or roads. 

.9571 Vegetation, Invasive, Non-Native, or Noxious. Plant species that have been 

introduced and due to aggressive growth patterns and lack of natural enemies in the area 

where introduced, spread rapidly into native plant communities, or which are not listed 

on the most recent Portland Plant List as adopted by the City of Portland by 

ordinanceMetro Native Plant List. 

.9672 Vegetation, Native. Any vegetation native to the Portland Metropolitan Area or 

listed on the Portland Plant List as adopted by the City of Portland by ordinanceMetro 

Native Plant List. 

.9773 Water-dependent. 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. 

A use which can be carried out only on, in or adjacent to water because it requires access to the 

water for waterborne transportation or recreation. Water-dependent also includes 

development which by its nature can be built only on, in, or over water. Bridges 

supported by piers or pillars as opposed to fill are water-dependent development. 

.9874 Water Features. See Protected Water Features, primary and secondary. 

.9975 Water Quality Facility. A created or constructed structure or drainageway that is 

designed, constructed, and maintained to collect, filter, retain, or detain surface water 

runoff during and after a storm event for the purpose of stormwater management and 

water quality improvement. The facility may take on characteristics of a wetland, but it 

does not become a resource.  

.10076 Watershed. A geographic unit defined by the flows of rainwater or snowmelt. All 

land in a watershed drains to a common outlet, such as a stream, lake, or wetland. 

.101 Water Surface Elevation. The height, in relation to a specific datum, of floods of various Formatted: Underline
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magnitudes and frequencies in the floodplains of coastal or riverine areas. 

.10277 Wetlands. Areas inundated or saturated by surface or ground water at a frequency 

and duration sufficient to support, and under normal circumstances do support, a 

prevalence of vegetation typically adapted for life in saturated soil conditions. Wetlands 

generally include swamps, marshes, bogs, and similar areas. Wetlands are those areas 

identified and delineated by qualified wetland specialists as set forth in the 1987 Corps of 

Engineers Wetland Delineation Manual. 

a. Wetland determinations. The identification of an area as either wetland or non-

wetland.

b. Wetlands, constructed. Wetlands developed as a water quality or quantity facility,

subject to change and maintenance as such. These areas must be clearly defined

and/or separated from naturally occurring or created wetlands.

c. Wetlands, created. Those wetlands developed in an area previously identified as a

non-wetland to replace or mitigate wetland destruction or displacement. A created

wetland shall be regulated and managed the same as an existing wetland.

d. Wetlands, Title 3. Wetlands of metropolitan concern as shown on the Metro

Water Quality and Flood Management Overlay District Map and other wetlands

not mapped but determined significant by the Oregon Department of State Lands,

consistent with the criteria in Title 3, Section 7.C. of the Metro Urban Growth

Management Functional Plan. Title 3 wetlands include created wetlands approved

and monitored by the Oregon Department of State Lands and U.S. Army Corps of

Engineers. Title 3 wetlands do not include artificially constructed and managed

stormwater and water quality treatment facilities.
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4.500 FLOOD MANAGEMENT AREA FLMA 

4.510 Purpose.  Without establishing any priority, Tthe purpose of this Chapter is to promote the public 

health, safety, and general welfare, and to minimize public and private losses due to flood 

conditions or degradation of water quality in specific areas by provisions designed to: 

A. Protect human life, health, and property in areas subject to periodic floodingProtect

human life and health; 

B. Minimize expenditure of public money and costly flood control projectsImplement the

Floodplain requirements of Statewide Planning Goal 7 - which relates to areas subject to

natural disasters and hazards;;

C. Through floodplain regulation, contribute to the properly functioning condition of

streams and rivers and address, in part, the water quality aspects of Statewide Planning

Goal 6;

D. Implement requirements for the City's participation in the National Flood Insurance

Program, including the Community Rating System; 

Minimize the need for rescue and relief efforts associated with flooding and generally 

undertaken at the expense of the general public; 

E. Implement the actions derived from the Multnomah County Hazard Mitigation Plan to

minimize the risk of natural hazards, such as flooding, to people and property; 

FD. Ensure continuity of City services, access to City facilities, and Minimizeminimal 

prolonged business interruptions during times of flood; 

GE. Manage stormwater drainage in a manner that: 

1. Maintains the properly functioning conditions of waterways;

2. Provides for the conveyance and temporary storage of floodwater;

3. Reduces floodwater velocity;

4. Facilitates sediment deposition in the floodplain;

5. Provides an opportunity for groundwater recharge; and

6. Promotes other stormwater and floodplain functions.

These provisions are also intended to minimize maintenance costs, eliminate potential 
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hazards before they occur, and protect properties and persons adjacent to drainageways 

and to other natural hazard areas; 

H. Minimize damage to public facilities and utilities, such as water purification and sewage

treatment plants, water and gas mains, electric, telephone and sewer lines, streets, and 

bridges located in floodplainsMinimize 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; 

FI. Help maintain a stable tax base by providing for the sound use and development of areas 

of special flood hazard so as to minimize future flood blight areasflood-prone areas; 

JG. Ensure that potential buyers are notified that property is in an area of special flood 

hazard; 

HK. Ensure thatCompel those who occupy the areas of special flood hazard assume 

responsibility for their actions; 

LI. Maintain and improve water quality;

MJ. Minimize erosion and loss of native vegetation;

NK. Maintain wetlands, including swamps, marshes, bogs, and similar areas within the City,

because wetlands help to maintain water quality and flood storage capacities; and

OL. Avoid any increase in base flood elevations as a result of development;

PM. Minimize expenditure of public money for costly flood control projectsComply with

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

Q. Minimize the need for rescue and relief efforts associated with flooding and generally

undertaken at the expense of the general public; ;

R. 4.511 Methods of Reduceing fFlood lLosses and mMaintainning wWater qQuality.  

In order to accomplish its purpose, this chapter includes methods and provisions to: 

This Chapter includes methods and provisions for: 

1. Require that development that is vulnerable to floods, including buildings,

structures, and facilities necessary for the general health, safety and welfare of 

citizens, be protected against flood damage at the time of initial construction; 

2. Restrict or prohibit uses which are dangerous to health, safety and property due to

water or erosion hazards, or which increase flood heights, velocities, or erosion; 
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3. Control filling, grading, dredging and other development which may increase

flood damage or erosion; 

4. Prevent or regulate the construction of flood barriers that will unnaturally divert

flood waters or that may increase flood hazards on other lands; 

5. Preserve and restore natural floodplains, stream channels, and natural protective

barriers which carry and store flood waters, and; 

6. Coordinate with and supplement provisions of Oregon Building Codes.A.

Restricting or prohibiting uses which are dangerous to health, safety, and 

property due to water or erosion hazards, or which result in damaging increases in 

erosion, flood heights, or velocities. 

B. Requiring that uses 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. 

F. Maintaining and reintroducing approved vegetation which minimizes erosion

and helps to maintain and improve water quality. 

G. Coordinating and supplementing the provisions of the state Building Code.

S. To advance these purposes, where not required, creation of open space tracts is

encouraged within areas designated as natural hazards on the Comprehensive Plan and 

official zoning maps. 
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4.511 Methods of Reducing Flood Losses and Maintaining Water Quality.  This Chapter includes 

methods and provisions for: 

 

A. Restricting or prohibiting uses which are dangerous to health, safety, and property due to 

water or erosion hazards, or which result in damaging increases in erosion, flood heights, 

or velocities. 

 

B. Requiring that uses 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. 

 

F. Maintaining and reintroducing approved vegetation which minimizes erosion and helps to 

maintain and improve water quality. 

 

G. Coordinating and supplementing the provisions of the state Building Code. 

  

4.5112 Applicability. 

 

A. These provisions shall apply to public and private properties in the 1% annual chance of 

flood floodplain (100-yr. floodplain or Special Flood Hazard Area) as mapped by the  

Federal Insurance Administration of rivers and local streams within the planning 

jurisdiction of the City of Troutdale,This Chapter shall apply to all development of land 

within the Flood Management Area (FLMA) and wetlands within the planning 

jurisdiction of the City, which includes land in unincorporated Multnomah County within 

the City’s Urban Planning Area. 

 

B. The areas of special flood hazard identified by the Federal Insurance Administration in a 

scientific and engineering report entitled “The Flood Insurance Study for Multnomah 

County, Oregon and Incorporated Areas of Multnomah County”, with accompanying 

Flood Insurance Rate Maps, are hereby adopted by reference and declared to be a part of 

this ordinance. The Flood Insurance Study is on file at the Community Development 

Department located at 2200 SW 18th Way, Troutdale, OR 97060. The Flood Management 

Area development standards apply to the 100-year floodplain as mapped by the 

Department of Homeland Security, Federal Emergency Management Agency (FEMA) on 

the county-wide Flood Insurance Rate Map (FIRM) covering the cities of Fairview, 

Gresham, Troutdale and Wood Village, and the unincorporated areas of Multnomah 

County and titled:  “FIRM Flood Insurance Rate Map, Multnomah County, Oregon and 

Incorporated Areas, Map Number 41051C,” effective December 18, 2009, areas of 
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flooding in 1996 as mapped by Metro, and wetlands.  The FIRM is supported by county-

wide Flood Insurance Study Number 41051CV000A, effective December 18, 2009, 

entitled “Flood Insurance Study, Multnomah County, Oregon and Incorporated Areas,” 

published by FEMA, covering the cities of Fairview, Gresham, Troutdale, and Wood 

Village, and the unincorporated areas of Multnomah County in effect at the time of 

submission.  Metro, a regional metropolitan planning agency representing portions of 

Clackamas, Multnomah, and Washington Counties, mapped the flood hazard areas from 

areas the Flood Insurance Rate Map and areas inundated by flooding in 1996 on the Title 

3 map. The Title 3 maps, the Flood Insurance Study, and the Flood Insurance Rate Map 

are adopted for for reference only only. Not every Special Flood Hazard Area has been 

mapped by the Federal Insurance Agency through the Flood Insurance Study and Flood 

Insurance Rate Maps cited above. The Floodplain Administrator or designee is authorized 

through Sections 4.513 to obtain from applicants the information necessary to determine 

the presence and extent of unmapped Special Flood Hazard Areas as part of reviewing 

development proposals that affect the floodplain. Once approved by the Floodplain 

Administrator or designee, such information shall be incorporated into the Natural 

Hazards Map and used by the City of Troutdale to supplement the Flood Insurance Study, 

Flood Insurance Rate Maps, and Digital Flood Insurance Rate Maps cited above to ensure 

consistency with the floodplain regulations contained in this Chapter. The applicant for 

development within this area shall be responsible for precisely establishing base flood 

elevations and delineating the boundaries of the Flood Management Area based upon 

site-specific field surveys and delineations certified by a licensed engineer or surveyor. 

Contested base flood elevations are to be reviewed under the provisions of Subsection 

4.513.(DC) of this Chapter. The City will keep a record of all surveys, delineations, and 

any Letter of Map Amendments Change (LOMCA) approved by the Federal Emergency 

Management Agency, as revisions to the local copy of the Title 3 map. The City will 

submit this information to Metro for future updates of the Title 3 map. A field survey 

shall consist of the following: 

 

1. 100-year floodplain boundaries, and the base flood elevation based upon the North 

American Vertical Datum of 1988 (NAVD 88). 

 

2. The 1996 flood boundaries established by Metro. 

 

3. Floodway boundaries as determined by datum available from the FIRM and Flood 

Insurance Study. 

 

4. The name, location, and dimensions of affected streams or rivers, and the bankfull stage 

or the two-year storm level. 

 

5. The area comprising the vegetation corridor as established by Sections 4.316, Width of 

Vegetation Corridor, and 4.317, Method for Determining Vegetation Corridors Next to 

Primary Protected Water Features, of this Code. 

 

6. Wetlands that are determined significant by the Oregon Division of State Lands or have 

the following characteristics. All wetland determinations made prior to development must 
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be reviewed and acknowledged by the Oregon Division of State Lands prior to issuance 

of City permits. The characteristics shall be determined by a qualified scientist. 

 

a. The wetland is fed by surface flows, sheet flows, or precipitation; has evidence of 

flooding during the growing season; at least sixty percent (60%) of the area is vegetation; 

and is over one-half acre in size; or, the wetland qualifies as having “intact water quality 

function” under the 1996 Oregon Freshwater Wetland Assessment Methodology; or 

 

b. The wetland is in the Flood Management Area; has evidence of flooding during the 

growing season; is five (5) acres or more in size; and has a restricted outlet or no outlet; 

or, the wetland qualifies as having “intact hydrologic control function” under the 1996 

Oregon Freshwater Wetland Assessment Methodology; or 

 

c. The wetland, or a portion of the wetland, is within a horizontal distance of less than one-

fourth mile from a water body which meets the Department of Environmental Quality 

definition of “water quality limited water body” in OAR Chapter 340, Division 41 

(1996). 

 

C. 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 on rare occasions. Flood 

heights may be increased by manmade or natural causes. This Code does not imply that 

land or uses will be free from flooding or flood damage. This Code shall not create 

liability on the part of the City, any officer or employee thereof, or the Federal Insurance 

Administration, for any damages that result from reliance on this Code or any 

administrative decision lawfully made hereunder. 

 

4.512 Severability.  The standards of this Chapter are subject to the severability standards as described 

in Section 17.100 of this Code. 

 

4.513 Administration and Interpretation of Flood Insurance Rate Map Boundaries and Flood 

Management Area Standards. and Edge of Bankfull Stage or Two-Year Storm Level. 

 

A. The Community Development Director shall designate a Floodplain Manager to be the 

Local Administrator of this Chapter. The Community Development DirectorFloodplain , 

or designee, is the Local Administrator and shallManager shall implement the provisions 

and standards of the National Flood Insurance Program, the standards of this Chapter, 

and make interpretations, where needed, as toincluding determinations regarding the 

exact location of the boundaries of the Special Flood Hazard Area floodplain (for 

example, where there appears to be a conflict between a mapped boundary and actual 

field conditions) by granting or denying Floodplain Development Permit applications in 

accordance with its provisions.  In the interpretation and application of this Chapter, all 

provisions shall be: 

 

1. Considered as minimum requirements; 
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2. Liberally construed in favor of the governing body; 

 

23. Judged by established historical facts of flooding as known by, or made known to, 

the governing body; 

 

43. Deemed neither to limit nor repeal any other powers granted under Sstate statutes; 

and 

 

54. Defined in Section 1.040, Vegetation Corridor and Slope District, and Water 

Quality and Flood Management Definitions, of this Code. 

 

B. Duties and Responsibilities of the Floodplain Manager. Duties of the Floodplain Manager 

shall include, but not be limited to: 

 

1.  Review all Floodplain Development Permits to determine that the permit 

requirements of this ordinance have been satisfied. 

 

2. Review all Floodplain Development Permits to determine that all necessary 

permits have been obtained from those Federal, State, or local governmental 

agencies from which prior approval is required. 

 

3. Review all Floodplain Development Permits to determine if the proposed 

development is located in the floodway. If located in the floodway, assure that the 

encroachment provisions of this Chapter are met. 

 

4. When base flood elevation data has not been provided (A Zones) in accordance 

with Section 4.511, the Floodplain Manager shall obtain, review, and reasonably 

utilize any base flood elevation and floodway data available from a Federal, State 

or other source, in order to administer Sections 4.517. 

 

5. Where base flood elevation data is provided through the Flood Insurance Study, 

FIRM, or required as in Section 4.513.C, obtain and record the actual elevation 

(in relation to mean sea level) of the lowest floor (including basements and 

below-grade crawlspaces) of all new or substantially improved structures, and 

whether or not the structure contains a basement. 

 

6. For all new or substantially improved floodproofed structures where base flood 

elevation data is provided through the Flood Insurance Study, FIRM, or as 

required in Section 4.513.C, the administrator shall: 

 

a. Verify and record the actual elevation (in relation to mean sea 

level), and 

 

b. Maintain the floodproofing certifications required in Section 4.517. 

 

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

 

8. Notify adjacent communities, the Oregon Department of Land Conservation and 

Development, and other appropriate state and federal agencies, prior to any 

alteration or relocation of a watercourse, and submit evidence of such notification 

to the Federal Insurance Administration. 

 

9. Require that maintenance is provided within the altered or relocated portion of 

said watercourse so that the flood carrying capacity is not diminished. 

 

10. Notify FEMA within six months of project completion when an applicant had 

obtained a Conditional Letter of Map Change from FEMA, or when development 

altered a watercourse, modified floodplain boundaries, or modified Base Flood 

Elevations. This notification shall be provided as a Letter of Map Change. The 

property owner shall be responsible for preparing technical data to support the 

Letter of Map Change application and paying any processing or application fees 

to FEMA. The Floodplain Administrator shall be under no obligation to sign the 

Community Acknowledgement Form, which is part of the Conditional Letter of 

Map Change and Letter of Map Change application, until the applicant 

demonstrates that the project will or has met the requirements of this code and all 

applicable State and Federal laws. 

  

11. Report to FEMA on each development permit issued in the SFHA, including: 

 

a.  Amount of fill or structural displacement of flood storage, and the amount 

(in volume and area) of compensatory storage provided; 

 

b.  Amount of new impervious surface and types and amounts of 

compensatory mitigation provided; 

 

c.  The number of trees equal to or greater than six (6) inches in diameter at 

breast height removed, and the types and amounts of compensatory 

mitigation provided; 

 

d.  The area in which clearing and/or grading occurred;  

 

e.  For any project that disconnects or reconnects land to the floodplain, the 

type of project and amount of land disconnected or reconnected; and 

 

f.  Location of the project and of the corresponding mitigation. 

 

12. 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 Section 4.520. 
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CB. Use of Other Base Flood Data for Permit Review. WhenWhen base flood elevation data 

is not available through the Flood Insurance Study, FIRM, or has not been provided in 

accordance with Section 4.5112, Applicability, of this Chapter, the City may obtain, 

review, and utilize any reasonable base flood elevation and floodway data available from 

the developer or property owner, or a federal, state, or other source, in order to assure that 

proposed development will be reasonably safe from flooding. manage development 

within the Flood Management Area.T The test of reasonableness shall be based upon 

historical data, high water marks, photographs of past flooding, etc., where available. 

Failure to elevate the lowest floor at least two (2) feet above grade in these zones may 

result in higher insurance rates.he test of reasonableness is a local judgment and includes 

use of historical data, high water marks, photographs of past flooding, etc., where 

available. Failure to elevate at least two (2) feet above grade in these zones may result in 

higher insurance rates. 

CD. Contested Boundaries. A person contesting the location of the boundary has the

opportunity to submit a Letter of Map Amendment Change (LOMC) directly to the

Federal Emergency Management Agency to change the Flood Insurance Rate Map

mapping of their property. If a land use application is submitted before a Letter of Map

AmendmentLOMC is approved by the Federal Emergency Management Agency, the

application will be processed under the standards of this Chapter.

E. Inspections. The Floodplain Manager shall inspect development that is subject to the

permit requirements of this Chapter, including buildings and structures exempt from the 

Building Code. The floodplain administrator shall inspect Special Flood Hazard Areas to 

determine if development is being undertaken without the issuance of a permit. Annual 

inspection logs shall be maintained by the Floodplain Manager. 

4.514 Uses Within the Floodplain but Outside the Floodway  and Outside Wetlands. 

A. Prohibited Uses.

1. Any prohibited use in the underlying zoning district.

2. Excavation, fill, or vegetation removal without an approved land use permit.

3. Expansion of legal nonconforming uses.

4. Uncontained, outside Outside storage areas of hazardous materials forof

hazardous materials as defined by the Department of Environmental Quality.

5. No new land divisions will be approved for properties exclusively within the

floodplain or that propose to create a buildable lot that is exclusively within the

floodplain.

B. Permitted Uses.
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1. Any use permitted in the underlying zoning district, subject to the standards for 

development outlined in Section 4.517, Development Standards, of this Chapter, 

including stormwater management facilities developed in accordance with the 

standards of Chapter 5.700, Stormwater Management, of this Code. 

 

 

 

2. Open space, trails, walkways, and bike paths as designated by the Troutdale Parks 

Plan, or as approved with a land use application and constructed in compliance 

with SubsSection 4.315.D.D of this Code. 

 

3. Removal of refuse and unauthorized fill. 

 

4. Removal of nuisance or invasive plant species, and/or the restoration of approved 

plant species on the Metro NativeCity of Portland Plant List as defined in Section 

1.040 kept on file at the Community Development Department of this Code. 

 

5. Removal of dead or dying trees that are an imminent danger to public safety as 

determined by a certified arborist or the equivalent. 

 

6. Construction of new roadways and utilities necessary to support permitted 

development within and outside the Flood Management Area, subject to the 

standards of Section 4.517, Development Standards, of this Chapter and the 

Cconstruction Sstandards on file in the Public Works Department or the 

applicable jurisdiction of the roadway. 

 

7. New culverts, stream crossings, and transportation projects may be permitted if 

designed as balanced cut and fill projects, or designed to not significantly raise the 

design flood elevation, and in compliance with the standards of Section 4.517, 

Development Standards, of this Chapter. Such projects shall be designed to 

minimize the area of fill in Flood Management Areas and to minimize erosive 

velocities. Stream crossings shall be as close to perpendicular to the stream as 

practicable. Bridges shall be used instead of culverts wherever practicable. 

 

8. Excavation and fill required for the construction of detention facilities or 

structures, and other facilities such as levees specifically designed to reduce or 

mitigate flood impacts. Levees shall not be used to create vacant buildable land. 

 

9. Emergency temporary bank stabilization necessitating immediate action during a 

flood event to prevent the loss of an existing structure, or to repair a bank 

damaged during a natural flooding event. 

 

10. Routine repair and maintenance of existing structures (conforming and 

nonconforming uses), streets, driveways, utilities, culverts, drainageways and 

levees constructed for flood control, accessory uses, and other existing 
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development on the site (including landscaped yards, decks, patios, boat ramps, 

etc.). 

 

11. Rehabilitation or replacement of a structure that is damaged or destroyed to any 

extent, whether it is partially or fully within the Flood Management Area, and in 

compliance with Section 4.52119, Prescribed Conditions for the Rehabilitation or 

Replacement of Pre-Existing Structures, of this Chapter. Any structure or use 

deliberately removed or demolished may not be restored, replaced, or rebuilt, 

except in compliance with all applicable provisions of this e Development Code, 

federal, state, and county regulations. 

 

12. Any development that must implement a Federal Aviation Administration (FAA) 

compliant wildlife hazard management plan on property owned by the Port of 

Portland or within ten thousand (10,000) feet of an Aircraft Operating Area, as 

defined by the FAA, and removal of trees that interfere with the landing or takeoff 

flight path of aircraft at the Troutdale Airport or otherwise interferes with the safe 

operation of the airport as determined by the Port of Portland. The removal of 

trees that interfere with the operation of the Troutdale Airport are permitted 

outright. 

 

13. Wildfire mitigation projects, such as fuels reduction or the creation of defensible 

space.   

 

4.515 Uses within the Floodway or within Wetlands. 

 

A. Prohibited Uses within the Floodway or within Wetlands. Unless specifically permitted 

under this Section, the following uses are prohibited within floodways and wetlands: 

 

1. Manmade structures. 

 

2. Vegetation removal, fill, or excavation. Vegetation removal in the floodway in 

concert with an approved wildfire mitigation project may be permitted subject to 

review under the standards for development of Section 4.517. 

 

3. Private road construction. 

 

4. Alterations and relocations of the watercourses of Arata, Salmon, or Beaver 

Creeks, the Sandy and Columbia Rivers, or the watercourse of any unnamed 

perennial or intermittent stream except as provided for in Subsection B(B)(1112) 

of this Section and Section 4.517.(O ) of this Chapter. 

 

5. Fill of wetlands without both an approved land use application and an approved 

Joint Fill Permit issued by the Oregon DivisionOregon Department of State Lands 

and the U.S. Army Corps of Engineers. 

 

6. Uncontained, outside storage areas of hazardous materials for hazardous materials 
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as defined by the Department of Environmental QualityStorage of uncontained 

hazardous materials as defined by the Department of Environmental Quality. 

 

7. Expansion of nonconforming uses. 

 

8. New installation of manufactured dwellings. 

 

B. Permitted Uses within the Floodway or within Wetlands. The following uses are 

permitted subject to review under the standards for development of Section 4.517, 

Development Standards, of this Chapter: 

 

1. Open space, trails, walkways, and bike paths, as designated by the Troutdale 

Parks Plan, or as approved with a land use application. 

 

2. Removal of refuse and unauthorized fill. 

 

3. Projects for stream habitat restoration, removal of nuisance or invasive plant 

species, and/or the restoration of approved plant species from the Metro Native 

Plant List subject to the approval of a removal/revegetation plan prepared by a 

licensed landscape architect, landscape designer, botanist, or arborist with specific 

knowledge of native plant species, planting and maintenance methods, survival 

rates, and their ability to control erosion and sedimentation in compliance with 

Chapter 5.600, Erosion Control and Water Quality Standards, of this Code. A 

copy of the Metro plant list is available from the Planning Division. 

 

43. Removal of dead or dying trees that are an imminent danger to public safety as 

determined by a certified arborist or the equivalent. 

 

54. Routine repair and maintenance of existing structures (conforming and 

nonconforming uses), streets, driveways, utilities, culverts, drainageways and 

levees constructed for flood control by the Sandy Drainage Improvement 

Company or its successor, accessory uses, and other existing development on the 

site (including landscaped yards, decks, patios, boat ramps, and the operation, 

maintenance, and repair of manmade water control facilities such as irrigation and   
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drainage ditches, constructed ponds or lakes, wastewater facilities, and stormwater 

quality facilities, and similar development. 

 

56. Construction, expansion, and/or maintenance of public roadways and public 

utility facilities necessary to support permitted development. A “No-Rise” 

Certification for construction or expansion of public roadways and public utilities 

shall be required consistent with Section 4.517.G(4) for all approved projects. 

 

67. Balanced excavation and fill required for the construction of detention facilities or 

structures and other facilities such as levees specifically designed to reduce or 

mitigate flood impacts. Levees shall not be used to create vacant buildable lands. 

 

87. New culverts, stream crossings, and transportation projects necessary to 

implement the City, County, or State Transportation System Plans or other 

development permitted under this Chapter, and as applicable, meets the 

specifications of the Oregon Department of State Lands, Oregon Department of 

Fish and Wildlife, and federal regulations. 

 

89. Permanent bank stabilization necessary to preserve an existing structure provided 

the balanced cut and fill standard is met if the work is in the floodplain or a “No-

Rise” certification if the work is within the floodway. Exception: Bank 

stabilization is not permitted for development on a vacant lot of record. 

 

910. Emergency temporary bank stabilization necessitating immediate action during a 

flood event to prevent the loss of an existing structure. Following the flood event, 

the owner shall submit a plan to the City that outlines removal of the temporary 

bank stabilization or shall apply for a permit for permanent bank stabilization. 

 

1011. Fill of wetlands when there is no other practicable way to build on the site as 

established through SSubsection 4.517 of this Chapter, and provided fill of 

wetlands within the floodplain is balanced with cut elsewhere within the 

floodplain, and a Fill/Removal Permit is issued from the Oregon Department of 

State Lands (DSL) and U.S. Army Corps of Engineers (Corps), as applicable. The 

application to DSL and the Corps may be processed concurrently with a land use 

application for site and design review, land division, a planned development 

application, or a conditional use. A joint fill permit may be applied for prior to 

application for a land use permit. However, if a joint fill permit is approved by the 

Oregon DivisionOregon Department of State Lands and the U.S. Army Corps of 

Engineers prior to applying for the land use application, fill may not proceed until 

the final decision for the land use application has been made by the City.  

Mitigation for fill of wetlands and the location of the mitigation shall be as 

prescribed by the DSL/Corps permit. 

 

112. New drainageways, levees, or alteration of watercourses to accommodate public 

projects administered by the Sandy Drainage Improvement Company or its 

successor, the City, Multnomah County, the state, or a federal agency, provided it 
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is in compliance with Subsections Sections 4.516(CA) and 4.517(R) and (S) of 

this Chapter. 

 

123. Any development that must implement a Federal Aviation Administration (FAA) 

compliant wildlife hazard management plan on property owned by the Port of 

Portland or within ten thousand (10,000) feet of an Aircraft Operating Area, as 

defined by the FAA, and removal of trees that interfere with the landing or takeoff 

flight path of aircraft at the Troutdale Airport or otherwise interferes with the safe 

operation of the airport as determined by the Port of Portland.  The removal of 

trees that interfere with the operation of the Troutdale Airport are permitted 

outright. 

 

4.516 Permit RequiredFloodplain Development Permit.  

 

A. Background. To participate in the National Flood Insurance Program (NFIP), a 

community must adopt and enforce a floodplain management ordinance that regulates 

development in the floodplain. This floodplain management ordinance is housed 

primarily in Chapter 4.500 - Flood Management Area (FLMA), but is in part addressed in 

other Chapters of this Code. One of the basic Federal requirements for regulating 

Development in the Floodplain is a requirement for a Floodplain Development Permit 

(locally, a Floodplain Development Permit) before construction or other development 

begins within any Special Flood Hazard Area. In this context, the term "development" is 

defined in Section 1.040. This chapter contains provisions for the federally required 

Floodplain Development Permit and is consistent with the National Flood Insurance 

Program (NFIP) regulations. A Flood Hazard PermitFloodplain Development Permit is 

required for development within the Flood Management Area except as noted: in Section 

4.516.C. 

 

B. Applicability. Unless exempt per Section 4.516.C, below, approval of a Floodplain 

Development Permit shall be obtained before construction or development begins within 

any area of special flood hazard established in Section 4.511.B. The permit shall be for 

all structures including manufactured dwellings, as set forth in the Section 1.040 and for 

all development including fill and other activities, also as set forth in the Section 1.040.  

 

C.A. Exemptions. The following activities do not require a Flood Hazard PermitFloodplain 

Development Permit: 

 

 1. Routine repair of public streets and public utilities that occurs 

entirely within the right-of-way. 

 

 2. Routine repair of railroads that occurs entirely within the 

railroad right-of-way. 

 

3. Flood management activities conducted by the Sandy Drainage Improvement 

Company (SDIC). Routine operations, repair, maintenance, reconfiguration, 

rehabilitation, or replacement of existing drainage and flood control facilities, and 
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existing related facilities, including any structures, pump stations, water control 

structures, culverts, irrigation systems, roadways, utilities, accessory uses (such as 

off-load facilities that facilitate water-based maintenance), erosion control 

projects, levees, soil and bank stabilization projects, dredging and ditch clearing 

within the hydraulic cross-section in existing storm water conveyance 

drainageways, or other water quality and flood storage projects applicable to 

existing facilities and required to be undertaken pursuant to ORS Chapters 547 or 

554 or Titles 33 or 44 of the Code of Federal Regulations, provided that: 

 

a. These activities are conducted by the Sandy Drainage Improvement Company or 

its successor or designee; and 

 

b. The activities are consistent with all other applicable local, state, and federal laws 

and regulations; and 

 

c. The activities do not encroach closer to a surface stream or river, wetland, or other 

body of open water than existing operations and development; and 

 

d. Disturbed areas are replanted with vegetation and no bare soils remain after 

project completion; the planting of native vegetation and removal of invasive non-

native or noxious vegetation is encouraged; invasive non-native or noxious 

vegetation shall not be planted; and 

 

e. The SDIC or its successor submits an annual report to all local permitting 

agencies in which the district operates, describing the projects the district 

completed in the previous year and how those projects complied with all 

applicable federal and state laws and requirements. 

 

41. The removal of refuse. 

 

25. Removal of invasive, nuisance, or prohibited plant species that exposes the 

ground, provided a revegetation plan approved or prepared by the City, state, a 

federal agency, Metro, SOLV, the West East Multnomah Soil & Water 

Conservation District, or other similar organizations as determined by the 

Floodplain Manager, is carried out to provide shade and habitat, prevent erosion 

of steep slopes and/or sedimentation into the protected water feature. A copy of 

the plan shall be provided to the Planning DivisionCommunity Development 

Department prior to beginning the work. 

 

36. Emergency tree removal or emergency hazard mitigation during emergency 

declaration for an imminent natural hazard event. In the event that a tree or other 

vegetation poses an immediate danger to life or property, removal is allowed 

without a tree removal permit. Following the emergency, the owner shall provide 

the tree species, diameter, and approximate location on the property to the 

Planning Divisionsubmit documentation that all applicable standards of this 

Chapter have been met. 
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7. Development within an area of the site that has been excluded from the Special 

Flood Hazard Area through a Letter of Map Amendment (LOMA) or it is very 

clear on the plan view that the area is outside of the Special Flood Hazard area 

and above the base flood elevation. 

 

8. Continued use and maintenance of existing gardens or other landscaped areas, 

orchards or agricultural fields provided no fill is added to the floodplain. 

 

9. Operation, maintenance, and repair of manmade water control facilities such as 

irrigation and drainage ditches, constructed ponds or lakes, wastewater facilities, 

and stormwater quality facilities.  An expansion of these facilities will require a 

Type II Flood Hazard Permit4..  Placement of fill in residential zones, 

provided it is consistent with other applicable provisions of this Code, and 

provided the fill is used solely for the purpose of constructing a sandbox, a raised 

gardening bed, or other similar landscape feature. 

 

 5.  Installation of three strand, on bendable pole, wire farm type fencing that is 

constructed consistent with the provisions in Section 4.517. 

 

6. Landscape maintenance activities consistent with the standards identified in this 

Section. 

 

7. Wetlands not subject to flooding as described Section 4.511.B, nor identified as 

designated habitat covered under the Endangered Species Act, and are not exempt 

for review under Section 4.300 of this Code. 

 

8. Flood management activities conducted by the Sandy Drainage Improvement 

Company (SDIC). Routine operations, repair, maintenance, reconfiguration, 

rehabilitation, or replacement of existing drainage and flood control facilities, and 

existing related facilities, including any structures, pump stations, water control 

structures, culverts, irrigation systems, roadways, utilities, accessory uses (such as 

off-load facilities that facilitate water-based maintenance), erosion control projects, 

levees, soil and bank stabilization projects, dredging and ditch clearing within the 

hydraulic cross-section in existing storm water conveyance drainageways, or other 

water quality and flood storage projects applicable to existing facilities and required 

to be undertaken pursuant to ORS Chapters 547 or 554 or Titles 33 or 44 of the 

Code of Federal Regulations, provided that: 

 

a. These activities are conducted by the Sandy Drainage Improvement 

Company or its successor or designee; and 

 

b. The activities are consistent with all other applicable local, state, and federal 

laws and regulations; and 
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c. The activities do not encroach closer to a surface stream or river, wetland, 

or other body of open water than existing operations and development; and 

 

d. Disturbed areas are replanted with vegetation and no bare soils remain after 

project completion; the planting of native vegetation and removal of 

invasive non-native or noxious vegetation is encouraged; invasive non-

native or noxious vegetation shall not be planted; and 

 

e. The SDIC or its successor submits an annual report to all local permitting 

agencies in which the district operates, describing the projects the district 

completed in the previous year and how those projects complied with all 

applicable federal and state laws and requirements. 

 

D.  Submission Requirements.  An application for a Floodplain dDevelopment Permit within 

the Flood Management Area shall include the following, and these requirements apply to 

all applicants for development approval unless otherwise noted below:: 

 

 

 1. A site plan showing the proposed development on the site, drawn to a standard 

scale, and including an illustrated scale for use in reductions. A site plan shall also 

consist of the following: 

 

a.  SFHA boundaries, and the base flood elevations based upon the North 

American Vertical Datum of 1988 (NAVD 88); 

 

b.  The 1996 flood boundaries established by Metro; 

 

c.  Floodway boundaries as determined by datum available from the FIRM and 

Flood Insurance Study;  

    

d.  The name, location, and dimensions of affected streams or rivers, and the 

bankfull stage or the two-year storm level. 

    

e.  The area comprising the vegetation corridor as established by Sections 

4.316, Width of Vegetation Corridor, and 4.317, Method for Determining 

Vegetation Corridors Next to Primary Protected Water Features, of this 

Code; 

    

f.   Wetlands that are determined significant by the Oregon Department of State 

Lands or have the following characteristics. All wetland determinations 

made prior to development must be reviewed and acknowledged by the 

Oregon Department of State Lands prior to issuance of City permits. The 

characteristics shall be determined by a qualified scientist. 

 

i.  The wetland is fed by surface flows, sheet flows, or precipitation; 

has evidence of flooding during the growing season; at least sixty 
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percent (60%) of the area is vegetation; and is over one-half acre in 

size; or, the wetland qualifies as having “intact water quality 

function” under the 1996 Oregon Freshwater Wetland Assessment 

Methodology; or 

 

ii.  The wetland is in the Flood Management Area; has evidence of 

flooding during the growing season; is five (5) acres or more in size; 

and has a restricted outlet or no outlet; or, the wetland qualifies as 

having “intact hydrologic control function” under the 1996 Oregon 

Freshwater Wetland Assessment Methodology; or 

 

iii.  The wetland, or a portion of the wetland, is within a horizontal 

distance of less than one-fourth mile from a water body which meets 

the Department of Environmental Quality definition of “water 

quality limited water body” in OAR Chapter 340, Division 41 

(1996). 

 

2.1. Topographic survey. Where development, excavation, or vegetation removal is 

proposed within the Flood Management Area, an on-the-ground topographical 

survey shall be prepared for the entire site. The survey shall show The survey 

shall show the floodway and floodplaintrees or tree clusters, existing roads, 

utilities, and structures with two (2) foot contours. The survey maps shall be 

provided by the property owner or applicant for development approval. The 

survey shall also show the location of existing and proposed improvements on the 

site, trees or tree clusters (including those to be removed), existing roads, utilities, 

and structures, buildings, structures, fencing, walls, landscaping, storage of 

materials or equipment, drainage facilities, parking areas, and other impervious 

surface areas. The survey shall be drawn to scale, with two (2) foot contours, and 

shall note the distance from Top-of-bank to the improvements on the site; 

 

23. Where base flood elevation data is provided through the City’s Flood Insurance 

Study, or by other means as permitted in this Chapter, the developer shall obtain 

and record the actual elevation of the lowest floor (including basement) of all new 

or substantially improved structures, including the placement of a manufactured 

dwelling, and whether or not the structure contains a basement. This information 

shall be based upon NAVD 88 and provided on a City Floodplain Development 

Permit form, and should include the following, as applicable: Base flood elevation 

data. Where base flood elevation data is provided through the City’s Flood 

Insurance Study, or by other means as permitted in this Chapter, the developer 

shall obtain and record the actual elevation lowest floor (including basement) of 

all new or substantially improved structures, including the placement of a 

manufactured home, and whether or not the structure contains a basement. This 

information shall be based upon NAVD 88 and provided on a City Flood Hazard 

Permit form. 
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a.  For all new or substantially improved, elevated, or floodproofed 

structures, verify and record the actual elevation. a. For all new or 

substantially improved, elevated, or floodproofed structures, verify and 

record the actual elevation. 

 

 

 

b.b.  Where development occurs within Zone A of the Flood 

Management Area and the Base Flood Elevation (BFE) data is not 

available either through the Flood Insurance Study or from another 

authoritative source as authorized in Subsection 4.513(BC) of this 

Chapter, the Flood Hazard PermitFloodplain Development Permit shall be 

reviewed for compliance with FEMA Publication 265 issued July 1995 

“Managing Floodplain Development in Approximate Zone A Areas”, 

adopted herein for reference, and applicable State of Oregon Building 

Codes. 

 

3. Hydrology and soils report. This report shall include information on the 

hydrological activities of the site, the effect of hydrologic conditions on the 

proposed development, and any hydrological or erosion hazards. This report shall 

also include characteristics of the soils on the site, suitability for development, its 

carrying capacity, and erosion or slumping characteristics that might present a 

hazard to life and property, or adversely affect the use or stability of a public 

facility or utility. Finally, this report shall include information on the nature, 

distribution, and strength of existing soils; the adequacy of the site for 

development purposes; and an assessment of grading procedures required to 

impose the minimum disturbance to the natural state. The report shall be prepared 

by a professional engineer registered in Oregon. 

 

 4. Hydrology and soils report. Where ground disturbance or vegetation removal is 

proposed that exposes the soil, this report shall be required. This report shall 

include information on the hydrological activities of the site, the effect of 

hydrologic conditions on the proposed development, and any hydrological or 

erosion hazards. This report shall also include characteristics of the soils on the 

site, suitability for development, its carrying capacity, and erosion or slumping 

characteristics that might present a hazard to life and property, or adversely affect 

the function or stability of a public use or facility. This report shall also include 

information on the nature, distribution, and strength of existing soils; the 

adequacy of the site for development purposes; and an assessment of grading 

procedures required to impose the minimum disturbance to the natural state. The 

report shall be prepared by a professional engineer registered in Oregon. In 

Oregon Department of Geology and Mineral Industries (DOGAMI) inventory of 

landslide hazard areas, on hillsides where grading will lessen stability, or in areas 

where historic or prehistoric mudflows have occurred, a soils engineer and/or 

engineering geologist registered in Oregon shall certify the development will not 

negatively impact public safety, adjacent properties, or water quality. 
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45. Grading plan. If grading is to occur, a grading plan shall be required that shows

existing and finished contoursThe grading plan shall be specific to a proposed

physical structure or use and shall include information on terrain (two-foot

contour intervals of property), drainage, all cut and fill slopes and proposed 

drainage channels, direction of drainage flow, location of proposed structures and 

existing structures which may be affected by the proposed grading operations, and 

water quality facilities, post-grading, and finished contours or elevations, 

including all cut and fill slopes and proposed drainage channels. Project designs 

including, but not limited to, locations of surface and subsurface devices, walls, 

dams, sediment basins, storage reservoirs, and other protective devices shall form 

part of the submission. The grading plan shall also include a construction phase 

erosion control plan and a schedule of operations and shall be prepared by a 

professional engineer registered in Oregon. 

65. Vegetation report. Where vegetation is to be removed or other impacts to the

onsite vegetation is to be expected as a result of development, this report shall be 

required. This report shall consist of a survey of existing vegetation, whether it is 

native or introduced, and how it will be altered by the proposed development. 

Measures for enhancement of the site, including revegetation with approved plant 

species, will be clearly stated, as well as methods for immediate and long-term 

stabilization of slopes and control of soil erosion. The vegetation report shall be 

prepared by a landscape architect, landscape designer, botanist, or arborist with 

specific knowledge of approved plant species, planting and maintenance methods, 

survival rates, and their ability to control erosion and sedimentation. The 

contractor for installation and maintenance will be responsible for replacing any 

approved plant species that do not survive the first two (2) years after planting.  

76. A “No-Rise” certification and a Letter of Map RevisionChange-Fill (LOMRC-F)

shall be submitted with the land use application for the following activities within

the floodway as mapped by FEMA:

a. Permanent bank stabilization that occurs in the floodway.

b. Development, alterations, or relocations of the floodway, including any

permanent fill within the floodway.

8. Building and structure elevations. For all existing and proposed, relocated, or

expanded buildings and structures, elevation in relation to  the Highest Adjacent 

Grade, the North American Vertical Datum 1988 (NAVD88), and the base flood 

elevation as applicable, of the: 

a. Lowest enclosed area of all existing and proposed, relocated, or expanded

buildings and structures. This includes crawlspaces, basement floors, and 

attached garages, electrical equipment (except utility meters), heating and 

ventilation equipment, plumbing, air conditioning equipment, and/or other 
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service facilities (including ductwork); top of proposed garage slabs; and 

next highest floor situated above the items herein. 

b. Elevation to which any existing building or structure has been or is

proposed to be flood-proofed; and certification by a registered 

professional engineer that the flood-proofing methods for any 

nonresidential structure meet the floodproofing criteria in this Chapter. 

c. The locations and sizes of all flood openings in any proposed buildings

and structures. 

9. Infrastructure. Location of all proposed infrastructure necessary to serve the

proposed development shall be required when such new development is proposed 

by the applicant. Such infrastructure includes, but is not limited to, streets, 

driveways, water, sanitary sewer, and storm drainage. 

10. Floodplain or watercourse alterations. Where floodplain or watercourse

alterations are proposed, a description of the extent to which any floodplain or 

watercourse is proposed to be altered or affected as a result of proposed 

development shall be required. 

11. All federally-mandated or state-mandated permits issued by other governmental

agencies shall be obtained, or obtaining such permits shall be a Condition of 

Approval to be satisfied prior to issuance of any construction permit. Such 

permits include but are not limited to Section 404 of the Federal Water Pollution 

Control Act Amendments of 1972, 33 U.S.C. 1334, 16 U.S.C. 1531-1544, and 

State of Oregon Removal-Fill permits, as amended. 

E.B.  Application for Floodplain Development Permit. A Floodplain Development Permit shall 

be obtained before construction or development begins within any area of special flood 

hazard established in Section 4.511. The permit shall be for all structures including 

manufactured dwellings, as set forth in Section 1.040 and for all development including 

fill and other activities, also as set forth in Section 1.040. Applications for a Floodplain 

Development Permit shall be made on forms furnished by the Community Development 

Department and may include, but not be limited to, plans drawn to scale showing the 

nature, location, dimensions, elevations of the area in question, existing or proposed 

structures, fill, storage of materials, drainage facilities, and the location of the foregoing. 

1. A Type I Flood Hazard PermitFloodplain Development Permit is required for the

following: 

1a. Construction of a single-family dwelling, including the placement 

of a manufactured homemanufactured dwelling or repair or alteration of 

existing single-family dwellings and manufactured homemanufactured 

dwellings. An elevation certificate and the information required in 

Subsection (E) of this Section shall be submitted with the Flood Hazard 
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Permit application unless it is very clear on the plan view that the structure 

is on a portion of the site that is naturally elevated one (1) foot or more 

above the base flood elevation.  Single-family dwellings and manufactured 

homemanufactured dwellings shall be built in compliance with the 

applicable development standards in Section 4.5177, Development 

Standards, of this Chapter. 

 

2. Any use in the underlying zoning district requiring a Development Permit except 

as provided in Section 4.516 C. 

3b.  Emergency bank stabilization necessary to preserve an existing 

structure during an emergency.  During the flood event the permit is not 

required; however, immediately following the event a Flood Hazard 

PermitFloodplain Development Permit shall be obtained that documents 

the bank stabilization measures taken during the emergency and the 

schedule and procedure that will be used to remove any temporary fill, 

including sand bags. If the stabilization measures will not be removed, a 

Type II Flood Hazard PermitFloodplain Development Permit will be 

required as well as a “No-Rise” certification and LOMCR-F, asif 

applicable. 

 

c.  Wildfire mitigation projects as identified in this Chapter. 

 

4. Projects for stream habitat restoration subject to the following standards: 

 

a. The project qualifies for a U.S. Army Corps of Engineer’s “Regional General 

Permit” for Stream Habitat Restoration (NWP-2007-1023) and complies with 

applicable Oregon Department of State Lands standards, as applicable; and  

 

b. If within the floodway, a qualified professional (a Registered Professional 

Engineer) provides a feasibility analysis and certification that the project was 

designed to keep any rise in 100-year flood levels as close to zero as 

practically possible given the goals of the project; and 

 

c. No structures would be impacted by a potential rise in flood elevation; and 

 

d. An agreement to monitor the project, correct problems, and ensure that flood 

carrying capacity remains unchanged is included in the application. 

 

2. C. A Type II site and design review and Flood Hazard PermitFloodplain 

Development Permit is required for: 

 

a1.  Any use in the underlying zoning district requiring a Type II site 

and designSite Development review. 

 

2b. New or expanded streets or bridges. 
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c3. New or expanded railroads or trestles. 

 

4d. Permanent bank stabilization or fill within the floodplain or floodway. 

 

e5. Balanced cut and fill activity within the floodplain, with a Letter of Map 

Revision-FillChange, as required in this Code. 

 

f6. Fill of wetlands. , but iIf the wetland is outside of the floodplain and not 

hydrologically connected, a Flood Hazard PermitFloodplain Development 

Permit is not required, only the Site and DesignDevelopment Review. 

 

g. Other uses similar in nature to those listed above. 

 

D. 3. A Type III procedure and Flood Hazard PermitFloodplain Development 

Permit shall be processed for uses requiring a Type III review in the underlying 

zoning district, for all special variances requested from the standards of this 

Chapter, and for any proposed alteration of a watercourse of any perennial or 

intermittent streams. 

 

E. Submission Requirements.  An application for development within the Flood 

Management Area shall include the following: 

 

1. Topographic survey. Where development, excavation, or vegetation removal is proposed 

within the Flood Management Area, an on-the-ground topographical survey shall be 

prepared for the entire site. The survey shall show trees or tree clusters, existing roads, 

utilities, and structures with two (2) foot contours. The survey maps shall be provided by 

the property owner or applicant for development approval. 

 

2. Base flood elevation data. Where base flood elevation data is provided through the City’s 

Flood Insurance Study, or by other means as permitted in this Chapter, the developer 

shall obtain and record the actual elevation lowest floor (including basement) of all new 

or substantially improved structures, including the placement of a manufactured home, 

and whether or not the structure contains a basement. This information shall be based 

upon NAVD 88 and provided on a City Flood Hazard Permit form. 

 

a. For all new or substantially improved, elevated, or floodproofed structures, verify and 

record the actual elevation. 

 

b. Where development occurs within Zone A of the Flood Management Area and the Base 

Flood Elevation (BFE) data is not available either through the Flood Insurance Study or 

from another authoritative source as authorized in Subsection 4.513(B) of this Chapter, 

the Flood Hazard Permit shall be reviewed for compliance with FEMA Publication 265 

issued July 1995 “Managing Floodplain Development in Approximate Zone A Areas” 

and applicable State of Oregon Building Codes. 
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3. Hydrology and soils report. This report shall include information on the hydrological 

activities of the site, the effect of hydrologic conditions on the proposed development, 

and any hydrological or erosion hazards. This report shall also include characteristics of 

the soils on the site, suitability for development, its carrying capacity, and erosion or 

slumping characteristics that might present a hazard to life and property, or adversely 

affect the use or stability of a public facility or utility. Finally, this report shall include 

information on the nature, distribution, and strength of existing soils; the adequacy of the 

site for development purposes; and an assessment of grading procedures required to 

impose the minimum disturbance to the natural state. The report shall be prepared by a 

professional engineer registered in Oregon. 

 

4. Grading plan. The grading plan shall be specific to a proposed physical structure or use 

and shall include information on terrain (two-foot intervals of property), drainage, 

direction of drainage flow, location of proposed structures and existing structures which 

may be affected by the proposed grading operations, water quality facilities, post-grading, 

and finished contours or elevations, including all cut and fill slopes and proposed 

drainage channels. Project designs including, but not limited to, locations of surface and 

subsurface devices, walls, dams, sediment basins, storage reservoirs, and other protective 

devices shall form part of the submission. The grading plan shall also include a 

construction phase erosion control plan and a schedule of operations and shall be 

prepared by a professional engineer registered in Oregon. 

 

5. Vegetation report. This report shall consist of a survey of existing vegetation, whether it 

is native or introduced, and how it will be altered by the proposed development. 

Measures for enhancement of the site, including revegetation with approved plant 

species, will be clearly stated, as well as methods for immediate and long-term 

stabilization of slopes and control of soil erosion. The vegetation report shall be prepared 

by a landscape architect, landscape designer, botanist, or arborist with specific knowledge 

of approved plant species, planting and maintenance methods, survival rates, and their 

ability to control erosion and sedimentation. The contractor for installation and 

maintenance will be responsible for replacing any approved plant species that do not 

survive the first two (2) years after planting.  

 

6. A “No-Rise” certification and a Letter of Map Revision-Fill (LOMR-F) shall be 

submitted with the land use application for the following activities within the floodway as 

mapped by FEMA: 

 

a. Permanent bank stabilization that occurs in the floodway. 

 

b. Development, alterations or relocations of the floodway, including any permanent fill 

within the floodway.   

 

F.  Review Criteria - Requests for approval of a Floodplain Development Permit shall be 

reviewed by the Floodplain Administrator or designee to ensure: 

 

1. Consistency with the standards from Sections 1.040, Chapter 2, and Section 
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4.517, as applicable; 

 

2. Consistency with other applicable standards of this Code and all other applicable 

policies and standards adopted by the City. 

 

I.  Mandatory Conditions of Approval - The following Conditions of Approval are 

mandatory and shall be imposed on every approved Floodplain Development Permit: 

 

1. Required During Construction Elevation Certificate. For all new construction, 

development, and substantial improvements, the permit holder shall provide to the 

Floodplain Administrator or designee an as-built certification of the floor 

elevation or flood-proofing elevation immediately after the lowest floor or flood-

proofing is placed and prior to further vertical construction. Any deficiencies 

identified by the Floodplain Administrator or designee shall be corrected by the 

permit holder immediately and prior to work proceeding. Failure to submit 

certification or failure to make the corrections shall be cause for the Floodplain 

Administrator or designee or the Building Official to issue a stop-work order for 

the project. 

  

2. Required Documentation Prior to Issuance of Certificate of Occupancy 

 

a.  In addition to the requirements of the Building Codes pertaining to 

Certificate of Occupancy, prior to the final inspection the owner or 

authorized agent shall submit the following documentation to the 

Floodplain Administrator or designee and the documentation shall be 

prepared and sealed by a registered surveyor or engineer: 

 

i.   For elevated buildings and structures in Special Flood Hazard 

Areas, the as-built elevation of the lowest floor, including 

basement, or where no base flood elevation is available the height 

above highest adjacent grade of the lowest floor; 

 

ii. For buildings and structures that have been floodproofed, the 

elevation to which the building or structure was floodproofed. 

 

b.  Failure to submit certification or failure to correct violations shall be cause 

for the Floodplain Administrator or designee or the Building Official to 

withhold a Certificate of Occupancy until such deficiencies are corrected. 

 

3. For applications for partitions and subdivisions, one of the following shall be 

required: 

 

a.  Protection of Flood Management Areas with a conservation easement; 

 

b.  Platting Flood Management Areas as common open space; or 
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c.  Offer of sale or donation of Flood Management Area property to public 

agencies or private non-profits for preservation where feasible. 

 

4.517 Development Standards. The land use application shall establish through the use of narrative, 

site plans, and professional reports, the following: 

 

A. Type II or III approval for new development, including additions or alterations to existing 

structures, except for single family dwellings, in the Flood Management Area may be 

allowed, provided that: 

 

1. The applicant shall demonstrate that there is no reasonable nor practical 

alternative design or method of development that would have a lesser impact on 

the Flood Management Area than the one proposed. 

 

2. If there is no reasonable nor practical alternative design or method of 

development the project shall be designed in compliance with applicable parts of 

Subsections (BC) through (XU) of this Section, so that the impacts on the Flood 

Management Area are limited and the plans shall include restoration, replacement, 

or rehabilitation of the vegetation within the Flood Management Area. 

 

3. The applicant shall provide mitigation to ensure that impacts to the functions and 

values of the vegetation corridor and integrity of the slope will be mitigated or 

restored to the extent practicable. 

 

B. A professional engineer registered in Oregon must certify that the development will not 

result in any increase in flood levels throughout the SFHA during the occurrence of the 

base flood discharge, and that water quality will not be adversely affected. 

 

C. As applicable, the development must be authorized by the Oregon Department of State 

Lands, U.S. Army Corps of Engineers, the Oregon Department of Fish and Wildlife, and 

the Sandy Drainage Improvement Company. The applicant shall obtain and submit a 

copy of all required state and federal permits for any proposed development in the Flood 

Management Area, including Section 404 of the Federal Water Pollution Control Act 

Amendments of 1972, 33 USC 1334. 

 

D. Unless otherwise authorized under the provisions of this Chapter, the development shall 

comply with the underlying zoning district dimensional standards and the minimum 

vegetation corridor as established in Sections 4.316, Width of Vegetation Corridor, and 

4.317, Method for Determining Vegetation Corridors Next to Primary Protected Water 

Features, of this Code. The applicant shall submit an exhibit that shows the location and 

provides a description of all actions to be provided to mitigate the impacts of permitted 

development as established in Section 4.314. 

 

E. Protect the water quality resource,  and Flood Management Area functions and values 

from uncontained areas of hazardous materials as defined by the Department of 

Environmental Quality water quality standards. 
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F. Limit impervious surface areas in the Flood Management Area. 

 

1. The impervious surface of the development may not exceed thirty percent (30%) 

of the flood plain area, provided the standards of this Code are met. Exception: 

Public roads necessary to serve the transportation needs of the City may exceed 

thirty percent (30%) of the Flood Management Area provided all other applicable 

standards of this Chapter have been met. 

 

2. Clustering of houses and multiple-family units, zero lot line developments, and/or 

modifications to setbacks may be approved under the Type II procedure in order 

to accommodate the density permitted within the underlying zoning district and 

not exceed the impervious surface limitation of thirty percent (30%) of the Flood 

Management Area on the site. 

 

3. The Director, or their designee, may grant an administrative variance of up to fifty 

percent (50%) of any dimensional standard in the underlying zoning district 

where necessary to avoid construction development within the Flood 

Management Area. 

 

G. Maintain flood storage capacity. The  developer  is  required  to  offset  new  fill  placed  

in  the  floodplain  by excavating  an  additional  flood-able  area  to  replace  the  lost  

flood  storage  area,  preferably  at hydrologically equivalent sites. All development 

proposals in the SFHA shall provide compensatory mitigation for impacts to flood 

storage, water infiltration, and riparian vegetation to ensure that new development does 

not increase flood hazards on other properties. A mitigation plan shall be submitted with 

the land use application. All required actions derived from that plan shall be completed 

prior to issuance of a Certificate of Occupancy, a Certificate of Completion for a 

subdivision, or the final building inspection, as applicable.Maintain flood storage 

capacity.  Balanced cut and fill is required for permitted development in the Flood 

Management Area.  Excavation and fill shall be performed in a manner to maintain or 

increase flood storage and conveyance capacity and not increase design flood elevations.  

A professional engineer registered in Oregon must certify that the development will not 

result in any increase  in flood levels throughout the SFHA during the occurrence of the 

base flood discharge, and that water quality will not be adversely affected.    The 

applicant shall obtain a Conditional Letter of Map Revision-Fill (CLOMR-F) from 

FEMA prior to grading and filling the site and then obtain and submit the final Letter of 

Map Revision-Fill (LOMR-F) prior to final inspections, or issuance of a certificate of 

completion, or issuance of the certificate of occupancy. 

 

1. All fill placed at or below the design flood elevation in the Flood Management 

Area shall be balanced with at least an equal amount volume or amount of soil 

material removal. The development shall be designed to minimize development 

within the Flood Management Area and amount of fill necessary. Balanced cut 

and fill may be used to elevate structures but shall not be used for density transfer. 
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Residential density must be calculated prior to changes to the floodplain as a 

result of balanced cut and fill. 

 

2. Excavation shall not be counted as compensating for fill if such areas will be 

filled with water in non-storm winter conditions. 

 

3. The cumulative effect of any proposed development shall not increase the water 

surface elevation of the base flood. Onsite flood storage capacity shall not 

decrease as a result of development, vegetation removal, or excavation. 

 

4. A “No-Rise” certification is required for any fill or permitted development within 

the floodway pursuant to Section 60.3(d)(3) of the National Flood Insurance 

Program. 

 

a.  The “No-Rise” supporting data and a copy of the engineering certification 

must be submitted to, and reviewed by, the City prior to approval of 

development, and the data shall be submitted with the Flood Hazard 

PermitFloodplain Development Permit. 

 

b.  The “No-Rise” certification and supporting technical data must stipulate 

no impact on the 100-year flood elevations, floodway elevations, or 

floodway widths at the new cross-sections and at all existing cross-

sections anywhere in the model. 

 

c.  A sample “No-Rise” certification is available in the Community 

Development Department. 

 

5. All new buildings built on fill in the regulatory floodplain shall be constructed on 

fill: 

 

a.      Certified by a professional engineer registered in Oregon as suitably 

designed and compacted for the development (e.g. fill that meets the 

criteria of 1803.5.8 and Section 1804.4 of the International Building Code, 

Section 2.4 of ASCE 24, or their equivalent); and 

 

b.  Providing protection from erosion and scour. 

 

6. Obtain a Conditional Letter of Map Change from FEMA prior to grading and 

filling the site and then obtain and submit the final Letter of Map Change prior to 

final inspections, or issuance of a certificate of completion, or issuance of the 

certificate of occupancy as required under this Section. When a project applicant 

has demonstrated through the Floodplain Development Permit that, in addition to 

the standards listed for Section 4.517.G, the following standards have been 

achieved, a Conditional Letter of Map Change/Letter of Map Change may not be 

required: 
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a.  Fill is not proposed in the floodway for the site to be impacted through 

development; 

 

b.  The project site is not being elevated to or above the base flood elevation 

(BFE); 

 

c.  The project is proposing to remove unsuitable existing material (topsoil) 

and backfilling with select structural material, not alter the existing 

(natural grade) elevation of the site; 

 

d.  The site to be impacted does not have US Fish and Wildlife Service 

designations for critical habitat for endangered species; and 

 

e.  In areas where a regulatory floodway has not been designated, the new 

construction, substantial improvements, or other development (including 

fill) within A or AE Zones on the community’s FIRM, has 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 at any point within the 

community. 

 

7. All proposals that include engineering analysis for maintenance of flood storage 

capacity are subject to review by a qualified engineer licensed in the State of 

Oregon. The applicant shall be responsible for the cost of this independent review 

and will be advised at the time of application of this expectation. 

 

H. Residential ConstructionDevelopment, including accessory structures as referenced in 

Section 5.010 of this Code and not constructed in accordance with Section 4.517.V, 

including accessory structures associated with residential dwellings.  Note:  if more than 

fifty percent (50%) of the lot being developed is affected by the floodplain, then the 

minimum density standard of this Code does not apply. 

 

1. Elevate structures.  The minimum finished floor elevation, including basement 

floor, for all new or substantially improved residential structures in the Flood 

Management Area shall be at least one foottwo (2) feet above the base flood 

elevation, as established by in 4.511.Bthe Federal Emergency Management 

Agency, and as demonstrated through the Elevation Certificate submittals as 

established in this Section. Elevation Certificates shall be required for all 

residential development as required by the Community Rating System. 

 

a.  An Federal Emergency Management Agency National Flood Insurance 

Program Elevation Certificate shall be submitted with the construction 

plans unless there is a LOMA for the site or it is very clear on the plan 

view that the area is outside of the Special Flood Hazard area and above 

the Base Flood Elevation. T The Elevation Certificate shall include the 

elevation of the lowest floor (including basement). The Elevation 
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Certificate shall be certified by a land surveyor, engineer, or architect who 

is authorized by state or local law to certify elevation information for 

construction within specific flood hazard areas. 

 

b.  A second certified Elevation Certificate shall be submitted to the City of 

Troutdale prior to pouring the foundation. 

 

c.  A third certified Elevation Certificate shall be submitted after the structure 

is completed based upon finished construction. 

 

d.  The City shall maintain the Eelevation Ccertificates for public inspection. 

 

2. Fully enclosed areas below the lowest floor that are subject to flooding are 

prohibited, or shall be designed to automatically equalize hydrostatic flood forces 

on exterior walls by allowing for the entry and exit of flood waters. Designs for 

meeting this requirement must either be certified by a registered professional 

engineer or architect, or must meet or exceed the following minimum criteria: 

 

a.  A minimum of two (2) openings having a total net area of not less than 

one (1) square inch for every square foot of enclosed area subject to 

flooding shall be provided. 

 

b.  The bottom of all openings shall be no higher than one (1) foot above 

grade. 

 

c.  Openings may be equipped with screens, louvers, or other devices 

provided that they permit the automatic entry and exit of floodwaters. 

 

d.  Where possible, openings will be installed on at least two opposing sides 

of the enclosed area. 

 

3. Below-grade crawlspaces are allowed only when in compliance with the design 

requirements of FEMA Technical Bulletin 11-01, “Crawlspace Construction for 

Buildings Located in Special Flood Hazard Areas.” Buildings that have below-

grade crawlspaces will have higher flood insurance premiums than buildings that 

have the preferred crawlspace construction with an interior elevation at or above 

the lowest adjacent exterior grade. 

 

a.  The building must be designed and adequately anchored to resist flotation, 

collapse, and lateral movement of the structure resulting from 

hydrodynamic and hydrostatic loads, including the effects of buoyancy. 

Hydrostatic loads and the effects of buoyancy can usually be addressed 

through the required openings: 

 

i. Openings that equalize hydrostatic pressures by allowing for the 

automatic entry and existence of floodwaters is required. The 
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bottom of each flood vent opening can be no more than one (1) 

foot above the lowest adjacent exterior grade. See FEMA 

Technical Bulletin 1-93, Opening in Foundation Walls, for 

guidance. 

 

ii. All portions of the building below the base flood elevation must be 

constructed with materials resistant to flood damage. This includes 

not only the foundation walls of the crawlspace used to elevate the 

building, but also any joists, insulation, or other materials that 

extend below the BFE. The recommended construction practice is 

to elevate the bottom of joists and all insulation above BFE. 

Ductwork or other utility systems located below the insulation may 

pull away from their supports. See page 8 of Technical Bulleting 1-

93 and FEMA Technical Bulletin 2-93 Flood Resistant Materials 

Requirements. 

 

iii. Any building utility systems within the crawlspace must be 

elevated above the base flood elevation or designed so that 

floodwaters cannot enter or accumulate within the system 

components during flood conditions. Ductwork, in particular, must 

either be placed above the BFE or sealed from floodwaters. For 

further guidance, see FEMA 348, Protecting Building Utilities 

from Flood Damage. 

 

b.  The interior grade of a crawlspace below the base flood elevation must not 

be more than two (2) feet below the lowest adjacent exterior grade. 

 

c.  The height of the below-grade crawlspace, measured from the interior 

grade of the crawlspace to the top of the crawlspace foundation wall must 

not exceed four (4) feet at any point. The height limitation is the maximum 

allowable unsupported wall height according to the engineering analyses 

and building Code requirements for flood hazard areas. Crawlspaces may 

not be converted to basements. 

 

d.  There must be an adequate drainage system that removes floodwaters from 

the interior area of the crawlspace. The enclosed area should be drained 

within a reasonable time after a flood event. The type of drainage system 

will vary because of the site gradient and other drainage characteristics, 

such as soil types. Possible options include natural drainage through 

porous, well-drained soils and drainage systems such as perforated pipes, 

drainage tiles or gravel, or crushed stone drainage by gravity or 

mechanical means. 

 

e.  Crawlspace construction is not permitted in areas with flood velocities 

greater than five (5) feet per second unless the design is reviewed by a 

qualified design professional, such as a registered architect or professional 
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engineer. For velocities in excess of five (5) feet per second, other 

foundation types should be used. 

f. The crawlspace is an enclosed area below the base flood elevation (BFE)

and, as such, must have openings that equalize hydrostatic pressures by 

allowing the automatic entry and exit of floodwaters. The bottom of each 

flood vent opening can be no more than one (1) foot above the lowest 

immediate interior or exterior grade. 

4. Substantial improvements of existing dwellings will require elevation of any non-

elevated structure to twoone (21) feeoot above the base flood elevation in

compliance with this Section and in accordance with Section 1.040. Substantial

improvement is considered to occur when the first alteration of any wall, ceiling,

floor, or other structural part of the building commences, whether or not that

alteration affects the external dimensions of the structure. Substantial

improvements include:

a. Any repair, reconstruction, or improvement of a structure, the cost of

which exceeds forty-nine fifty percent (5049%) of the market value of the

structure as established by the County appraiser or a licensed professional

appraiser.

b. Reconstruction or repair of a structure that exceeds fifty forty-nine percent

(5490%) of the market value of the building before it was damaged.

c. Additions  to an existing structure when the addition increases the market

value of the structure by more than fifty forty-nine percent (5049%) or the

floor area by more than twenty percent (20%).

d. The term does not include the following:

i. Any project for improvement of a structure to comply with existing state or

local health, sanitary, or safety code specifications which are solely 

necessary to assure safe living conditions; or 

ii. Any alteration of a structure listed on the National Register of Historic Places

or a State Inventory of Historic Places. 

5. Accessory structures may either be elevated or meet these standards:

a. Be equipped with adequate flood vents;

b. Be constructed of flood resistant materials;

c. Utilities and mechanicals, if used, comply with Section Q of this Section.
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d. Be anchored. 

 

65. Comply with other standards of this Section, as applicable. 

 

I.  Manufactured HomeManufactured dwellings within the Special Flood Hazard 

Area. 

 

1. All manufactured homemanufactured dwellings to be placed or substantially 

improved on sites that are outside of a manufactured homemanufactured dwelling 

park or subdivision; in a new manufactured homemanufactured dwelling park or 

subdivision; in an expansion to an existing manufactured homemanufactured 

dwelling park or subdivision, or in an existing manufactured homemanufactured 

dwelling park or subdivision on which a manufactured homemanufactured 

dwelling has incurred “substantial damage” as the result of a flood shall be 

elevated on a permanent foundation such that the finished floor of the 

manufactured homemanufactured dwelling is elevated to a minimum eighteen 

(18) inches (46 cm) above the base flood elevation and be securely anchored to an 

adequately designed foundation system to resist flotation, collapse, and lateral 

movement. 

 

2. Manufactured homeManufactured dwellings to be placed or substantially 

improved on sites in an existing manufactured homemanufactured dwelling park 

or subdivision within the Special Flood Hazard Area on the community’s FIRM 

that are not subject to the above manufactured homemanufactured dwelling 

provisions shall be elevated so that either: 

 

a. The finished floor of the manufactured homemanufactured dwelling is 

elevated to a minimum of eighteen (18) inches (46 cm) above the base flood 

elevation; or 

 

b. The manufactured homemanufactured dwelling chassis is supported by 

reinforced piers or other foundation elements of at least equivalent 

strength that are no less than thirty-six (36) inches in height above grade 

and be securely anchored to an adequately designed foundation system to 

resist flotation, collapse, and lateral movement. Anchoring shall be 

installed using methods and practices that minimize flood damage. 

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). 

 

3. Manufactured dwellings shall have all electrical crossover connections installed at 

a minimum of 12 inches above BFE. 

 

4. Manufactured dwellings supported on solid foundation walls shall be constructed 

with flood openings that comply with Section 4.517.H(2). 
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5. Comply with the other standards of this Section as applicable. 

 

J. Recreational Vehicles (RV) within the Special Flood Hazard Area, whether in a park or 

on private property outside of a park, are required toare subject to the following 

standards: 

 

1. The RV is built on a single chassis. 

 

2. The RV is four hundred (400) square feet or less in area when measured at the 

largest horizontal projection. 

 

3. The RV is self-propelled or permanently towable by a light duty truck. 

 

4. The RV is designed primarily not for use as a permanent dwelling but as 

temporary living quarters for recreational, camping, travel, or seasonal use. 

 

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

.  

2. Be fully licensed and ready for highway use. Highway use means on its wheels or 

jacking system, is attached to the site only by quick disconnect type utilities and 

security devices, and has no permanently attached additions; or The RV is 

fully licensed and ready for highway use (street legal), on its wheels or jacking 

system, and attached to the site only by quick disconnect type utilities (water, 

electricity, sewer) and security devices, and having no permanent attached 

additions. 

 

3. Meet the permit requirements of Section 4.517.I and the elevation and anchoring 

requirements for manufactured dwellings.6. The occupancy of the RV site is for 

fewer than one hundred eight (180) consecutive days. 

 

74. The RV “pads” shall be paved with asphaltic concrete or comparable, and have a 

special water quality facility for the collection of the stormwater from the site. 

 

58. The RV “pads” shall be wide enough to accommodate a trailer parked next to the 

towing vehicle or be long enough to accommodate both towing vehicle and 

trailer. 

 

9. National Flood Insurance Program regulations (reference Code of Federal 

Regulations (CFR) 60.3(c)(14)(iii)) require that if a recreational vehicle does not 

meet the criteria of this Subsection, then the vehicle must “meet the elevation and 

anchoring requirements for manufactured homes” pursuant to Subsection (I) of 

this Section. 

 

K. Nonresidential Construction. New construction, development, and substantial 

improvement of any commercial, industrial, or other nonresidential structure shall have 
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the lowest floor, including basement, elevated to no less than twoone (12) feetoot above 

the base flood elevation; or, together with attendant utility and sanitary facilities, shall: 

 

1. Be dry floodproofed so that below the base flood level the structure is watertight 

with walls substantially impermeable to the passage of water. A dry floodproofing 

certificate shall be filed with the City following the form and procedure 

established by the Federal Emergency Management Agency. 

 

2. Have structural components capable of resisting hydrostatic and hydrodynamic 

loads and effects of buoyancy, in accordance with standards established by the 

Federal Emergency Management Agency and the National Flood Insurance 

Program. 

 

3. Be certified by a registered professional engineer or architect that the design and 

methods of construction development are in accordance with accepted standards 

of practice for meeting provisions of National Flood Insurance Program 

regulations (CFR 60.3(c)(4) and (5)) based on their development and/or review of 

the structural design, specifications, and plans. Such certifications shall be 

provided to the City. 

 

4. Nonresidential structures that are elevated, not dry floodproofed, must meet the 

same standards for space below the lowest floor as described in 

4.517.HSubsection (H)(2) of this Section.  If elevated, an Elevation Certificate 

shall be submitted with the construction plans, prior to pouring the foundation, 

and after construction, unless there is a LOMA for the site or it is very clear on 

the plan view that the area is outside of the Special Flood Hazard area and above 

the Base Flood Elevation.  

 

5. Applicants dry 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 the base flood elevation will 

be rated as one (1)  foot below the base flood elevation). 

 

6. Applicants that elect to utilize floodproofing instead of elevation shall supply a 

comprehensive Maintenance Plan at the time of building plan review for the entire 

structure to include but not limited to: exterior envelope of structure; all 

penetrations to the exterior of the structure; all shields, gates, barriers, or 

components designed to provide floodproofing protection to the structure; all 

seals or gaskets for shields, gates, barriers, or components; and, the location of all 

shields, gates, barriers, and components as well as all associated hardware, and 

any materials or specialized tools necessary to seal the structure. 

 

7. Applicants may be required by the Floodplain Manager to supply an Emergency 

Action Plan (EAP) for the installation and sealing of the structure prior to a 

flooding event that clearly identifies what triggers the EAP and who is responsible 

for enacting the EAP. 
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8. Comply with other standards of this Section as applicable.

L. Remove temporary fills. Temporary fills permitted during construction or emergency

bank stabilization shall be removed if not in compliance with the balanced cut and fill

standard of this Code or prior to issuance of a Certificate of Occupancy or release of any

bond issued for the development.

M. Preserve and/or restore the vegetation corridor within the disturbed areas, and retain the

existing tree canopy as established in Sections 4.316, Width of Vegetation Corridor, and

4.317, Methods for Determining Vegetation Corridors Next to Primary Protected Water

Features, of this Chapter. An enhancement plan for disturbed areas shall be prepared and

implemented to stabilize slopes to prevent landslides on slopes and sedimentation of

water features. This plan shall provide for the replanting and maintenance of approved

plant species designed to achieve pre-disturbance conditions.

N. Maintain or reduce stream temperatures.

O. Minimize erosive velocities, nutrient, and pollutant loading into water. Use filtering,

infiltration, and natural water purification for stormwater runoff in compliance with the

Erosion Control and Water Quality Standards of Chapter 5.600 of this Code. The

applicant’s engineering plans shall certify that runoff and sedimentation from the site will

comply with the standards of Chapter 5.600, Erosion Control and Water Quality

Standards, of this Code.

P. Anchoring. All new construction, development, and substantial improvements shall be

anchored to prevent flotation, collapse, or lateral movement of the structure.

Q. Construction Materials and Methods. All new construction, development, and substantial

improvements shall use flood-resistant materials in accordance with the requirements of

FEMA Technical Bulletin 2-93 “Flood Resistant Materials Requirements” and utilities

shall be designed and installed in accordance with FEMA Publication 348 “Protecting

Building Utilities from Flood Damage.” The following standards are only a summary of

those requirements:

1. All new construction, development, and substantial improvements shall be

constructed with materials and utility equipment resistant to flood damage.

2. All new construction, development, and substantial improvements shall be

constructed using methods and practices that minimize flood damage and

minimize impacts to natural floodplain functions, including flood storage, water

infiltration, and riparian vegetation. 

3. Electrical, heating, ventilation, plumbing, and air conditioning equipment, and

other service facilities shall be designed and/or otherwise elevated or located so as

to prevent water from entering or accumulating within the components during
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conditions of flooding. 

4. No construction materials or methods may be used within the floodplain that

would impair or damage water quality or native vegetation.

5. All development shall have adequate drainage provided to reduce exposure to

flood damage and maintain water quality.

R. Utilities and Roads.

1. Stream crossings shall be as close to perpendicular to the stream as practicable.

Bridges shall be used instead of culverts wherever practicable, and comply with

the Oregon Department of Fish and Wildlife construction standards.

2. All new and replacement water supply systems shall be designed to minimize or

eliminate infiltration of floodwaters into the system.

3. 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.

4. Onsite waste disposal systems shall be located to avoid impairment to them, or

contamination from them, during flooding consistent with the Oregon Department

of Environmental Quality.

5. Utility and road placement shall occur outside the floodway unless the utility or

road is necessary to serve permitted development, and there is no reasonable

alternative. Roads built in the floodplain shall be built at or above the base flood

elevation to provide access to emergency vehicles during a flood.

6. Stormwater management and water quality facilities shall comply with the siting

and construction standards of Chapter 5.700, Stormwater Management, of this

Code.

S. For any alterations or relocations of a watercourse, the floodplain or floodway, the

developer shall be required to notify the Oregon Department of State Lands, the Oregon

Department of Land Conservation and Development, and adjacent communities that will

be impacted by the alteration or relocation. The developer shall be responsible for 

obtaining and submitting copies of any  the required authorization and project permits 

required by the from the Oregon Department of Land Conservation and Development, 

Oregon DivisionOregon Department of State Lands, U.S. Army Corps of Engineers, 

Oregon Department of Fish and Wildlife Service, Federal Emergency Management 

Agency, and other affected agencies, as applicable. The flood carrying capacity of the 

altered or relocated watercourse shall not be diminished and shall be maintained. 

Alterations will require a “No-Rise” certification for changes to the floodway, and 
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changes that relocate the floodplain will require a Letter of Map RevisionChange-Fill 

(LOMRLOMC-F) from FEMA or may require a revised Flood Insurance Study and 

Flood Insurance Rate Map for the City. The burden for all engineering studies required to 

process these forms is the applicant’s, not the City’s.  

 

T. Subdivision Proposals.  In addition to compliance with the underlying zoning district 

standards of this Code and this Chapter, the construction development of the subdivision 

shall be subject to the following additional criteria: 

 

1. All subdivision proposals shall be consistent with the need to minimize flood 

damage. 

 

2. All subdivision proposals shall have public utilities and facilities such as sewer, 

gas, electrical, and water systems located and constructed to minimize flood 

damage. 

 

3. All subdivision proposals shall have adequate drainage provided to reduce 

exposure to flood damage. 

 

4. Where the base flood elevation data has not been provided or is not available from 

another authoritative source for Zone A, it shall be generated for subdivision 

proposals and other proposed developments which contain at least fifty (50) lots 

or five (5) acres, whichever is less. 

 

a. BFE data is not required when the actual building envelopes are clearly outside 

of Zone A or are on naturally higher ground (not created by fill) that is above 

the grade of Zone A by five (5) feet or more. 

 

b. BFE data is required when the building envelope outside of Zone A is elevated 

above Zone A by a five (5) foot or less change in grade of the natural ground 

elevation (not created by fill). 

 

5. If more than fifty percent (50%) of the lot being partitioned or subdivided is 

affected by the floodplain, then the minimum density standard of this Code does 

not apply.  

 

U. Critical Facilities. A 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, congregate care facilities, clinics and/or hospitals, police, fire and 

emergency response installations, water pollution control facilities, and installations 

which produce, use, or store hazardous materials or hazardous waste. 

 

1. Construction of new critical facilities shall be, to the extent possible, located 

outside the limits of the Special Flood Hazard Area (SFHA). (100-year 

floodplain). 
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2. Construction of new critical facilities shall be permissible within the SFHA if no 

feasible alternative site is available. 

 

3. Critical facilities constructed within the SFHA shall have the lowest floor 

elevated three feet or to theone foot above the height of the 500-year flood level. , 

whichever is higher.  Submit Elevation Certificates with the construction plans, 

prior to pouring the foundation, and upon completion of the structure in 

accordance with Subsections H(G1)(a), (b), and ( - c) of this Section. 

 

4. Access to and from the critical facility shallould also be protected to the height 

utilized above. 

 

5. Access routes elevated to or above the level of the base flood elevation shall be 

provided to all critical facilities to the extent possible. 

 

6. Floodproofing and sealing measures must be taken to ensure that toxic substances 

will not be displaced by or released into floodwaters. 

 

7. Comply with the other standards of this Section as applicable.  

 

V. Small Accessory Structure.  Relief from elevation or floodproofing as required in this 

Section may be granted for small accessory structures that meet the following standards. 

The applicant shall be advised that this type of allowance will result in higher insurance 

rates for these structures, as applicable. 

 

1. Less than 200 square feet, less than $5000 in valuation, and do not exceed one 

story;  

 

2. Not temperature controlled; 

 

3. Not used for human habitation and are used solely for parking of vehicles or 

storage of items having low damage potential when submerged; 

 

4. Not 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 in compliance with this ordinance or stored at least two feet above 

base flood elevation; 

 

5. Located and constructed to have low damage potential;  

 

6. Constructed with materials resistant to flood damage as described in this Section; 

 

7. Anchored to prevent flotation, collapse, or 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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8. Constructed to equalize hydrostatic flood forces on exterior walls by allowing for 

the automatic entry and exit of floodwater. Designs for complying with this 

requirement must be certified by a licensed professional engineer or architect or 

designed in compliance with Section 4.517.H(2): 

 

9. 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. 

 

4.518 Floodways. Located within areas of special flood hazard established in Section 4.511.B 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. Except as provided in Section 4.518.C, encroachments, including fill, new construction, 

development, substantial improvements, and other development are prohibited unless 

certification by a registered professional civil engineer is provided demonstrating through 

hydrologic and hydraulic analyses performed in accordance with standard engineering 

practice that encroachments shall not result in any increase in flood levels during the 

occurrence of the base flood discharge. 

 

B. If Section 4.517.A is satisfied, all new construction, development, and substantial 

improvements shall comply with all applicable flood hazard reduction provisions of 

Section 4.517. 

 

C. Floodways and other high hazard zones are extremely hazardous areas due to 

exceptionally high flood and erosion potential. In these areas, the development actions 

permitted in high hazard zones shall be limited to water-dependent uses; bridges and 

other location-dependent uses; habitat restoration activities consistent with Sections 

4.516.C(2); low-intensity recreation; and bioengineered banks. 

 

4.519  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 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. 

 

4.52018 Flood Management Area Variance Procedures. Variances from dimensional 

standards of the underlying zoning district or other provisions of this Code not part of this 

Chapter shall be  processed in accordance with Chapter 6.800, Variance, of this Code. 

 

 

A. Generally, the only condition under which a variance from the elevation standard may be 

issued is for new construction, development, 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 
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structures constructed below the base flood level, providing that the considerations of 

Section 4.520.A(1 - 11) have been fully reviewed. As the lot size increases the technical 

justification required for issuing the variance increases. 

 

1. The danger that materials may be swept onto other lands to the injury of others; 

 

2.  The danger to life and property due to flooding or erosion damage; 

 

3. The susceptibility of the proposed facility and its contents to flood damage and 

the effect of such damage on the individual owner; 

 

4. The importance of the services provided by the proposed facility to the 

community; 

 

5. The necessity to the facility of a waterfront location, where applicable; 

 

6. The availability of alternative locations for the proposed use which are not subject 

to flooding or erosion damage; 

 

7. The compatibility of the proposed use with existing and anticipated development; 

 

8. The relationship of the proposed use to the comprehensive plan and floodplain 

management program for that area; 

 

9. The safety of access to the property in times of flood for ordinary and emergency 

vehicles; 

 

10. 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, 

 

11. 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. 

 

B. Variances may be issued for the reconstruction, rehabilitation, or restoration of structures 

listed on the National Register of Historic Places or the Statewide Inventory of Historic 

Properties, without regard to the procedures set forth in this Section. 

 

1. Is the minimum necessary to preserve the historic character and design of the site, 

building or structure; 

 

2. Will not result in the site, building or structure losing its historic designation; and 

 

3. Demonstrates consistency with all other local, state, or federal laws or ordinances, 

including documentation of any necessary consultations with state or federal 

Formatted: Indent: Left:  1"

Formatted: Indent: Left:  1.5", First line:  0"

Formatted: Indent: Left:  0.5", First line:  0.5"

Formatted: Indent: Left:  1.5", First line:  0"

Formatted: Indent: Left:  1"

Formatted: Indent: Left:  1.5", First line:  0"

Formatted: Indent: Left:  1"

Formatted: Indent: Left:  1.5", First line:  0"

Formatted: Indent: Left:  0.5", First line:  0.5"

Formatted: Indent: Left:  1.5", First line:  0"

Formatted: Indent: Left:  1"

Formatted: Indent: Left:  1.5", First line:  0.5"

Formatted: Indent: Left:  1"

Formatted: Indent: Left:  1", Hanging:  0.5"

Formatted: Indent: Left:  1.5", Tab stops:  1.65", Left

Formatted: Indent: Left:  0.5", Hanging:  0.5", Tab

stops:  1.65", Left

Formatted: Indent: Left:  1"

Formatted: Indent: Left:  1", Hanging:  0.5"



Troutdale Development Code Chapter 4 – Zoning District Overlays 

As Amended by Ord. 844851 TDC 4-42 Effective Date: 2601-FebOct-197 

Formatted: Not Highlight

Formatted: Not Highlight

Formatted: Not Highlight

Formatted: Highlight

agencies. 

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.A. The Director, or their designee, may grant a Type II variance of up to fifty percent (50%) 

of any dimensional standard in the underlying zoning district where necessary to avoid 

construction or development within the Flood Management Area. The Director or 

designee shall make a determination in accordance with the criteria established in Section 

4.520.J. 

FB. Applications for variances to dimensional standards in excess of that provided in 

paragraph ASection 4.520.E  or to the maximum impervious surface area shall be a Type 

III application. 

GC. The Planning Commission or Director, or their designee, may attach such conditions to 

the granting of variances as it deems necessary to further the purpose of this Chapter.  

HD. As a participant in the National Flood Insurance Program, the City is not authorized to 

grant a variance from the requirement to elevate or floodproof structures in accordance 

with state and federal regulations, whichever is most restrictive. 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 criteria except 

Section 4.520.A and otherwise complies with Sections 4.517.P - R. 

IE. The City cannot grant a variance from the special flood hazard designation assigned by 

the Federal Emergency Management AgencyInsurance Administrator to a site. However, 

a property owner may request a Letter of Map Amendment (LOMA), a Letter of Map 

Revision (LOMR), or a Letter of Map Change (LOMC) from the Federal Emergency 

Management Agency. 

JF. In reviewing a Type III Vvariance, the Planning Commission shall consider all technical 

evaluations, relevant factors, and standards specified in other Sections of this Chapter and 

other Chapters of this Code, and make affirmative findings, with or without conditions, 

for each of the following criteria: 

1. A showing of good and sufficient cause that the need for the variance is not of the

applicant’s making and will not result in a use of the site that is not otherwise

permitted in the underlying zoning district.
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2. A determination that failure to grant the variance would result in exceptional

hardship to the applicant and is the minimum necessary to grant relief.

3. A determination that the granting of a variance will not result in increased flood

heights, additional threats to public safety, extraordinary public expense, create 

nuisances, cause fraud on or victimization of the public as identified in Section 

4.520.A(1) – (11) or conflict with existing local, state, or federal laws or 

ordinances.A determination that the granting of a variance will not result in 

increased flood heights, additional threats to public safety, impairment of water 

quality, 
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extraordinary public expense, create nuisances, cause fraud on, or victimization of, the 

public, or conflict with existing local laws and ordinances. 

4. The safety of access to the property in times of flood for ordinary and emergency

vehicles.

5. A determination that the development project cannot be located outside the 

Special Flood Hazard Area and/or high hazard area and that impacts to flood 

storage, water infiltration, and riparian vegetation have been minimized to the 

extent practicable. 

6. A demonstration of consistency with all other local, state, or federal laws or

ordinances, including documentation of any necessary consultations with state or 

federal agencies. 

4.52119 Prescribed Conditions for the Rehabilitation or Replacement of Pre-Existing 

Structures. The replacement of pre-existing structures or development damaged or destroyed 

accidentally is not subject to the limitations and standards of Section 5.330, Reconstruction of a 

Damaged Nonconforming Structure or Development, and/or Section 5.335, Destruction of a 

Nonconforming Structure or Development, of this Code, provided the following standards are 

met: 

A. The structure or development was in existence within the Flood Management Area prior

to November 24February 1, 20192000.

B. The use is allowed in the underlying zoning district at the time the application is made to

rehabilitate or replace the structure.

C. A Type I Flood Hazard PermitFloodplain Development Permit is approved prior to

applying for building permits.

D. The rehabilitation or replacement is rebuilt on the same footprint of the original structure

and does not increase the impervious area within the 100-year floodplainSpecial Flood

Hazard Area.

E. The rehabilitated or replaced structure is elevated, if residential, or floodproofed or

elevated, if non-residential, in accordance with the applicable standards of this Chapter,

th.e definition found Section 1.040, and all additional relevant standards in this Code.
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Acronym 

FEMA 

NFIP 

FIRM 

FIS 

SFHA 

BFE 

A 

AE 

X 

LOMC 

-LOMR

-LOMA

CRS 
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A TIACHMENT __ �H ............ __ _
Common Floodplain Management Terms 

Term 

Federal Emergency 

Management Agency 

Nation·a1 Flood 

Insurance Program 

Flood Insurance Rate Map 

Flood Insurance Study 

Special Flood Hazard Area 

Base Flood Elevation 

SFHA Flood Zone A 

SFHA Flood Zone AE 

Flood Zone X 

Letter of Map Change (2 types) 

- Letter of Map Revision

- Letter of Map Amendment

Community Rating System 

CRS Class (or CRS Rating) 

Definition I Explanation 

The entity within the Department of Homeland Security that regulates 

floodplain insurance and management activities in the U.S. 

Established in 1968 and run by FEMA, NFIP sets standards for 

purchasing flood insurance and coordinates flood management 

regulations in working with states and localities to reduce flood risks. 

Also called a Flood Map, it is the official flood hazard map for a 

community produced by FEMA. To show detail, maps for a community 

are broken into smaller map "panels". 

A technical report that is released concurrently with the FIRM. It 

discusses particular flood risks for a hydrologic area, such as the Sandy 

River and Beaver Creek and provides profiles to display risk. 

Commonly referred to as "the flood zone" or "the 100 year flood", this 

is a zone shown on a FIRM where there is a 1% annual chance of a flood 

event, called a "base flood". Structures and development located in 

SFHA are regulated by local flood management ordinances and typically 

are required to carry flood insurance under the NFIP. 

The computed elevation to which floodwater is anticipated to rise 

during the base flood. The BFE determines the requirement for the 

elevation or flood proofing of structures. BFEs are mapped and 

established in most SFHA zones. 

An area where flood hazards have been mapped but BFE has not been 

established and technical data has not been fully evaluated . 

. An area where flood hazards have been mapped, BFE has been 

established and the hazard area has been studied. The majority of SFHA 

located in Troutdale fall in this category. 

Areas of minimal flood risk. Flood insurance purchase is optional. Please 

note that properties in Flood Zone X are not immune to flood risk; they 

carry less risk than those SHFA zones. 

An action taken to update the FIRM and/or FIS that reflects new or 

more detailed information about a property in an effort to better map 

or reduce risk in and around SFHA areas. 

An optional program within the NFIP that rewards property owners in 

participating cities with reduced insurance premiums due to the City's 

additional efforts to reduce flood damage, strengthen development 

regulations, and engage in public outreach. CRS communities must be 

re-certified on an annual basis. Troutdale participates in the CRS. 

CRS communities are rated on a scale of 1-9, with Class 1 communities 

receiving the biggest insurance premium reduction. Troutdale is a Class 

7 community, which translates to a 15% premium reduction for SFHA 

properties. Nearly all CRS communities in Oregon are in the 6-9 range. 

EXHIBIT H
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ORDINANCE NO. 

AN ORDINANCE TO ADOPT TEXT AMENDMENTS TO 
CHAPTERS 1, 2, 4 AND TO ESTABLISH CHAPTER 14 OF THE 
TROUTDALE DEVELOPMENT CODE. 

THE TROUTDALE CITY COUNCIL FINDS AS FOLLOWS:  

1. The City of Troutdale recognizes the importance of flood management regulations
in helping to ensure the protection of property and life.

2. The existing flood management regulations are required to be updated to secure
compliance with federal, state, and regional standards.

3. New Flood Insurance Rate Maps and Flood Insurance Studies for the Sandy River
basin are to be in effect on February 1, 2019, necessitating a text amendment
action to update regulations prior to the effective date in order to maintain good
standing in the National Flood Insurance Program.

4. The Planning Commission has reviewed proposed amendments at a public
hearing during the November 14, 2018 meeting and voted 6-0 to forward a
recommendation of approval.

5. The draft amendments have been reviewed and no additional testimony has been
provided by the Federal Emergency Management Agency, Oregon Department of
Land Conservation and Development, or Metro; as presented.

6. The City Council has adopted findings consistent with the provisions set forth in
Troutdale Development Code Section 6.1100 as set forth in Attachment A.

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY 
OF TROUTDALE 

Section 1. Chapter 1 shall be amended as set forth in Attachment B. 

Section 2. Chapter 2 shall be amended as set forth in Attachment C. 

Section 3. Chapter 4 shall be amended as set forth in Attachment D 

Section 4. Chapter 14 shall be newly established as set forth in Attachment E. 
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YEAS: 
NAYS: 

ABSTAINED: 

Casey Ryan, Mayor 

Date 

Sarah Skroch, City Recorder 
Adopted:  



75-03 – Text Amendments  Page 1 of 10 Initial Public Hearing: November 14, 2018 

STAFF REPORT 

TO: Troutdale Planning Commission 

STAFF REPORT DATE: Wednesday, October 24, 2018 

STAFF / APPLICANT: Ryan Krueger, CFM; Senior Planner & Floodplain Manager 
Chris Damgen, Community Development Director 

CASE FILE: 75-03 Text Amendments: Flood Management

SUBJECT: Proposed Text Amendments to the Troutdale Development Code 

APPLICABLE CRITERIA: TDC Sections 2.065 and 6.1100 

HEARING DATE:  Wednesday, November 14, 2018 

RECOMMENDATION: Planning Commission to review proposal, open the public hearing, 
consider proposed testimony and amendments from all parties, 
and recommend approval of the proposed text amendments with 
any additional amendments proposed to the City Council. 

1. BACKGROUND

The City of Troutdale is required to undergo a comprehensive update to its flood management 
standards. These standards are in need of update due to the following circumstances: 

 The release of new Flood Insurance Rate Maps (FIRM) and Flood Insurance Studies (FIS)
for Troutdale by the Federal Emergency Management Agency (FEMA), to go into effect
on February 1, 2019. Communities that have updated FIRM and FIS must have flood
management regulations that are in compliance with standards in the National Flood
Insurance Program (NFIP) at the time of map and study adoption. A FEMA audit of the
City’s current regulations found areas where code amendments were necessary.

 The State of Oregon’s Department of Land Conservation & Development (DLCD) performs
“Community Assistance Visits” (CAV) which involve a review of a city’s flood management
regulations in coordination with both federal and state standards. In 2014, the results of
a CAV compelled the City of Troutdale to update its regulations. The City and DLCD agreed
to defer the update within six (6) months of an effective date for the adoption of new
FIRM and FIS. This direction from DLCD was reaffirmed during the CAV in 2018.

 The City’s voluntary participation in the NFIP Community Rating System (CRS).

ATTACHMENT A
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2. REVIEW TIMELINE

The City was notified of the need to update flood management regulations in 2014 during the 
CAV performed by DLCD as described above. On August 1, 2018, FEMA and its contractor 
informed communities in the Sandy River basin that revised FIRM and FIS would be going into 
effect on February 1, 2019. This effectively started the clock for communities to update their 
regulations based on federal and state requirements in order to maintain compliance. Consistent 
with State law, properties directly affected received “Measure 56” notices (Attachment I). 

3. IMPORTANT TERMINOLOGY

Floodplain management often uses terms or abbreviations that appear interchangeable, but 
carry distinct differences. Listed below are important terms that are used throughout the Code. 
Please consult with the definitions in Section 1.040 for the precise definition. Attachment H also 
provides a reference for typical abbreviated terms in floodplain management. 

Special Flood Hazard Area (SFHA) 
Also known as the “100-year floodplain”, these are areas that have an annual one percent (1%) 
chance of flooded conditions. In Troutdale, these areas are included in what is historically called 
the “Flood Management Area”. Properties and structures that are fully or partially affected by 
the SFHA are subject to the floodplain standards that are being reviewed. 

Flood Zone 
This is a term that is often misunderstood and misused. FEMA considers all properties to have 
flood zones. When most people think of flood zones, they are actually thinking of special flood 
hazard areas. Staff discourages the use of this term in a broad sense and utilizes it in conjunction 
with the actual flood zone assigned to a particular location (Flood Zone AE, Flood Zone X, etc.). 

Floodway 
This is a specific area within the Special Flood Hazard Area that has the greatest risk of regular 
flooding (see exhibit below). Floodways have more restrictive standards for development due to 
higher risk. See specifically Section 1.040.42 for the actual regulatory definition. See Sections 
14.030, 14.045, and 14.050 for floodway-specific standards. 
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4. PROPOSED TEXT AMENDMENTS

The proposed text amendments would cover four (4) chapters in the Troutdale Development 
Code (TDC). This includes the transfer of flood management regulations from Section 4.500 to a 
new Chapter 14. Chapters 1, 2, and 4 are also amended.  

Any required changes to the table of contents or sectional references in other chapters within 
the TDC would be made upon adoption and are deemed non-substantive. The following is a 
summary of the proposed amendments: 

CHAPTER 1 – INTRODUCTORY PROVISIONS 

There is one (1) section amendment proposed for this chapter: 

1.040 Vegetation Corridor, Slope District, Water Quality and Flood Management Definitions 
The definition section is updated with several new definitions and re-wordings, consistent with 
requirements and guidance from FEMA and DLCD. Please see Attachment B for the “clean” draft 
version and Attachment F for the “red-line” version. 

CHAPTER 2 – PROCEDURES FOR DECISION-MAKING 

There is one (1) section amendment proposed for this chapter. 

2.220 Expiration of a Decision 
The primary amendment is the inclusion of “flood development” permit land use decisions, which 
are to have a 180 day expiration period if no construction is occurring. 

The additional amendments are the alphabetizing of the decisions currently listed so they are not 
listed without a specific sub-section reference. These amendments are non-substantive. Please 
see Attachment C for the “clean” draft version. 

CHAPTER 4 – ZONING DISTRICT OVERLAYS 

There is one (1) section amendment proposed for this chapter. 

4.500 Flood Management Area 
This section is proposed to be stricken in its entirety, with all flood management area regulations 
to be relocated to a new chapter in the TDC (Chapter 14).  Section 4.500 would be reserved for a 
future zoning overlay district if needed. Please see Attachment D for the “clean” draft version. 



75-03 – Text Amendments  Page 4 of 10 Initial Public Hearing: November 14, 2018 

CHAPTER 14 – FLOOD MANAGEMENT 

This is a proposed new chapter that currently contains standards within Section 4.500. Because 
of the size of the section, coupled with the issue that the regulations contain not only overlay 
standards but also permitting and procedural standards, it was determined that a stand-alone 
chapter would be a more proper location within the Code. 

Listed below is a summary of each section within the Chapter, along with a description of any 
major changes. Please also see Attachment E for the “clean” draft version (showing changes in a 
new Chapter 14) and Attachment G for the “red-line” version (showing changes in Section 4.500, 
the current location of standards). 

14.005 Purpose (currently 4.510) 
This section expands upon the provisions from the current TDC that flood management standards 
seek to govern. The purpose statement is generally the same. 

14.010 Applicability (currently 4.512) 
This section relocates the enumerated items needed for a flood development permit (shown in 
sub-section B) to another portion of the chapter where it is more logically located. 

14.015 Severability (new) 
This section is new and refers to the general severability standards in Chapter 17. This was 
requested by FEMA and DLCD. 

14.020 Administration and Interpretation of FIRM Boundaries and Flood Management Area 
Standards (currently 4.513, […] and Edge of Bankfull Stage or Two-Year Storm Level) 
This section’s title was amended. Sub-section A has minor changes but now specifically calls out 
powers of determination and permit issuance. Sub-section B is new and effectively outlines the 
roles of the floodplain manager with enumerated responsibilities. The proposed Sub-section C is 
currently Sub-section B. The proposed Sub-section D is currently Sub-section C. Sub-section E is 
new and refers to inspections that can be made. 

14.025 Uses within the Floodplain but Outside the Floodway and Outside Wetlands  
(currently 4.514) 
Sub-section A (Prohibited Uses) remains largely the same, with more specificity given to the 
prohibition of uncontained, outside storage areas of hazardous materials.  

Sub-section B (Permitted Uses) is generally the same with a couple of notes. 

 In Item 4, it refers to the City of Portland Plant List as a reference material. The City of
Troutdale has no independent reference document for native plantings. In the current
standards, a reference to a Metro Native Plant list is shown, but that document is not in
existence. The Portland Plant List is the reference most often used in the area in lieu of
other reference material and is the preferred standard for the draft.
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 Item 13 is new, in that wildfire mitigation projects are now listed. This was a specific
recommendation of the City’s Hazard Mitigation Plan.

14.030 Uses within the Floodway or within Wetlands (currently 4.515) 
Sub-section A (Prohibited Uses) remains largely the same, except greater clarity was given on 
vegetation removal, fill, or excavation with regards to wildfire mitigation projects and the 
addition of prohibiting uncontained outside storage areas of hazardous materials. 

Sub-section B (Permitted Uses) remains largely the same, expect it removes stream habitat 
restoration and vegetative removal/restoration projects that were currently permitted. 
Dead/dying trees may be removed. 

14.035 Floodplain Development Permit (currently 4.516) 
This section has been heavily modified, due mostly to FEMA, DLCD, and Metro requirements but 
also to eliminate ambiguity. The most basic change is the new title, which now refers to permits 
as Flood Development Permits (currently Flood Hazard Permits). In addition, the section better 
outlines submittal requirements and permit type differentiations based on the desired activity. 

Sub-sections A and B are new and contain background and applicability information, respectively. 

Sub-section C (currently A) list exemptions from permitting requirements. Several currently 
exempted activities were removed due to FEMA requirements. However, exemptions were 
maintained for the following activities:  

 removal of refuse;

 vegetative removal/restoration work;

 emergency tree removal; placement of fill in residential zones (for certain circumstances);

 installation of certain fencing;

 certain landscape activities;

 preservation of wetlands; and

 certain activities performed by the Sandy Drainage Improvement Company (SDIC).

Sub-section D lists submission requirements for a Floodplain Development Permit. The list of 
items appears long, however much of the information in most circumstances can be readily 
obtained with assistance from the City. Ensuring these items are submitted also helps to keep 
record-keeping in order—an important task in Community Rating System scoring.  Flood 
development permit applications would require the following: 

 site plan

 topographic survey

 elevations of lowest floor (for structures)

 hydrology and soils report (for ground disturbance/vegetation removal that exposes soil)

 grading plan (if grading is occurring)
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 vegetation report (if vegetation removal or similar impacts occur)

 “no-rise” certification and letter of map change (certain activities in floodway)

 building and structure elevations (if applicable)

 infrastructure exhibit

 floodplain or watercourse alterations (if applicable)

 any other permits issued (or applied for) related to project

Sub-section E is expanded from the current version and better outlines the need for Flood 
Development Permits, based on the typical decision-making system used elsewhere in the TDC. 

A Type I permit (Staff decision) is required for construction, repair, and alteration of single-family 
residential dwellings and manufactured dwellings; emergency bank stabilizations; and wildfire 
mitigation projects.  A Type II permit (Staff decision with notification) is required for any Type II 
site development reviews; new/expanded streets, bridges, railroads, or trestles; permanent bank 
stabilization or fill; balanced cut-and-fill; fill of wetlands; and similar activities. A Type III permit 
(Planning Commission decision with notification) is required for any uses requiring a Type III 
review, variances requested within Chapter 14, and proposed alterations of a watercourse. 

Sub-section F attaches review criteria for decision-making to Flood Development Permits, similar 
to that of other procedures in the TDC.  

Sub-section G includes mandatory conditions of approval that would be included in every 
approved Floodplain Development Permit. Item 3 is a mandatory addition from Metro Title 3 of 
the Functional Plan. 

14.040 Development Standards (currently 4.517) 
This section remains generally the same, with a few notable provisions that have been altered or 
added in this proposal. Some of the proposed changes are for Community Rating System bonus 
credits, which could allow the City to achieve a better score to further reduce flood insurance 
rates for those who carry flood insurance. 

Sub-section G is more specific in maintaining flood storage capacity through the “balanced cut 
and fill” approach that is typical for developing in special flood hazard areas. Specifically, the 
following provisions are new: 

 Development may not result in any increase in flood levels throughout the special flood
hazard area (currently undefined on the extent that no increase situation could occur)

 Item 5: New buildings built on fill must have fill that is certified by a professional engineer,
and offers protection from erosion and scour.

 Part of Item 6: Provides relief for some applications from requirements to submit Letters
of Map Change

 Item 7: Allows for the City to outsource engineering analysis of flood storage capacity to
consultants who have technical aptitude to review plans and advise on action.
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Sub-section H (Residential Development) has proposed changes as described below.. 

 Item 1: Elevation Certificates to be required for all residential development (CRS bonus)

 Item 2.d: When possible, have two opposing side openings for enclosed areas for flood
waters to pass through.

 Item 3.f: Flood vent opening placement standards now in place (avoids standing water).

 Item 4: Require elevation of non-elevated structures to two (2) feet above base flood
elevation (currently one (1) foot above base flood elevation; CRS bonus)

Sub-section I (Manufactured Dwellings) and Sub-section J (Recreational Vehicles) have updated 
standards as required by FEMA. 

Sub-section K (Nonresidential Construction) remains largely the same, though new standards are 
in place for those structures who utilize floodproofing techniques. Those standards include 
submitting a maintenance plan (Item 6) and an emergency action plan (Item 7) if required. 

Sub-section R (Utilities and Roads) would require roads built in the floodplain to be built at or 
above base flood elevation for emergency access purposes. (CRS bonus) 

Sub-section S requires additional state agency notification for applications with alterations or 
relocations of watercourses. 

Sub-section U (Critical Facilities) contains the following changes of interest: 

 The “definition” of critical facilities can be found in Section 1.040. The current version re-
articulates the definition, so it is proposed to be removed.

 Critical facilities constructed in special flood hazard areas should have their lowest floor
elevated to one foot above the 500-year flood level. (CRS bonus)

Sub-section V (Small Accessory Structures) is a new sub-section designed to provide relief for 
certain types of accessory structures under certain circumstances. 

14.045 Floodways (new) 
This section is new and provides clear guidance on approving development activity in the 
floodway, which is generally discouraged due to the hazards associated with these areas. 

14.050 Before Regulatory Floodway (new) 
This section is new and prohibits most development activities to occur in areas where a 
regulatory floodway has not been designated. This situation is likely not to occur in Troutdale but 
is required to be in the floodplain regulations for the City. 
14.055 Flood Management Area Variance Procedures (currently 4.518) 
This section has been expanded, primarily at the direction of FEMA and DLCD. 
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Sub-section A is new and provides guidance on requests to vary from elevation standards based 
on 11 considerations outlined therein. 

Sub-section B allows for relief to be sought for historic structures, with three (3) approval criteria 
items to be considered. 

Sub-section C prohibits variances from being issued within a designated floodway if increased 
flood levels during the base flood discharge would result. 

Sub-section D is the “minimum necessary” clause for most variance applications. 

Sub-section E (currently sub-section A) remains the same, with a process for determination now 
established elsewhere in the Chapter. 

Sub-section F (currently sub-section B) remains the same. 

Sub-section G (currently sub-section C) allows for conditions to be attached by the decision-
making entity. 

Sub-section H (currently sub-section D) remains the same but is also xpanded to allow for 
nonresidential buildings in very limited circumstances to seek variances from floodproofing 
standands. 

Sub-section I (currently sub-section E) is mostly the same, with a reference changes. 

Sub-section J (currently sub-section F) is mostly the same with an additional code reference in 
decision criteria 3 and two new decision criteria: 

 Item 5: Determination that project cannot be located outside SFHA and that any impacts
have been minimized to the extent practicable.

 Item 6: Consistency with other laws and ordinances.

14.060 Prescribed Conditions for the Rehabilitation or Replacement of Pre-Existing Structures 
(currently 4.519) 
This section remains mostly the same, with certain updates to references within the Code. 
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4. FACTS AND FINDINGS

TDC Section 2.065 specifies that the City Council is the decision-making body for text amendment 
applications after the Planning Commission forwards a recommendation for their consideration. 
Planning Commission is charged with making a finding for each applicable criterion point as listed 
in TDC Section 6.1120. Listed below are draft findings prepared by Staff for Planning Commission 
to review and amend as needed, upon the conclusion of the public hearing portion of the meeting 
and prior to a vote for a recommendation. 

A. The proposed change to the Development Code does not conflict with applicable
Comprehensive Land Use Plan goals or policies.

The Comprehensive Plan policies are in line with the proposed amendment. Goal 5, Policy 9 states 
that the City should “Notify and coordinate development proposals within natural resource areas 
with other local, state, and federal agencies”.  Goal 7, Policy 1 speaks to “ensure that 
development in highly hazardous areas will be restricted or prohibited. Development may be 
allowed in areas of potential hazard if appropriate safeguards are taken in the deisgn and 
construction to protect affected persons and property. Goal 7, Policy 3 seeks to restrict 
development within flood hazard areas to those uses which can be adequately floodproofed. The 
Code amendments are in line with these policies.  The criterion is met. 

B. The proposed change is consistent with the applicable Statewide Planning Goals.

The text amendments proposed are due in part to a State review of the existing regulations and 
required amendments to be made to come into compliance with Statewide Planning Goals in 
addition to federal standards. The state has performed a cursory review of the amendments as 
presented and have no additional comments. The criterion is met. 

C. The proposed change is consistent with the applicable provisions of Metro Code.

The proposed text amendments are consistent with several Metro Code provisions and would be 
in conformance with Title 3 (Water Quality and Flood Management) of the Metro Growth 
Management Functional Plan. Of particular interest, the City was required to more specifically 
spell out required conditions of approval for flood development permits to ensure conformance 
with Title 3. The criterion is met. 

D. Public need is best satisfied by this particular change.

Flood management is an exercise in protecting property and life from hazardous conditions. A 
primary responsibility of a local government is ensuring the safety of the community at large. The 
standards provide guidelines for responsible development in areas that are deemed to have flood 
risk, in order to minimize loss in case of a flood event. Furthermore, some of the regulations 
financially benefit the city residents, as they count toward a higher score on the Community 
Rating System, thus reducing insurance costs for all property owners.  The criterion is met. 
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E. The change will not adversely affect the health, safety, and welfare of the community.

The existing flood management standards, along with the text amendments proposed are 
precisely in the spirit of protecting the health, safety, and general welfare of the community. do 
not weaken already existing standards that would suggest development activities would be more 
suitable in the flood management areas. The proposed amendments offer certain activities relief 
mechanisms in the forms of variances or in required submittal items, but in those situations, the 
applicants must demonstrate no negative impacts that would adversely affect public health, 
safety, or welfare. The criterion is met. 

5. STAFF RECOMMENDATIONS

Staff offers the following recommendations for the conduct of the November 14, 2018 public 
hearing for the proposed amendments to the Troutdale Development Code. 

A. Conduct a public hearing and receive all public testimony relating to the proposal.
Consider the public testimony and the facts and findings presented in the staff report and
deliberate on policy issues, proposed amendments, and other issues identified by the
Commission, Staff, other public entities, or the public.

B. Recommend approval of the proposed text amendment application to the City Council
for its consideration for its meeting and subsequent public hearings.

ATTACHMENTS 

A. This Staff Report

B. TDC Section 1.040 (Definitions) – “Clean” Draft

C. TDC Section 2.220 (Expiration of Decision) – “Clean” Draft

D. TDC Section 4.500 (Flood Management Area) – “Clean” Draft

E. TDC Chapter 14 – “Clean” Draft (formerly Section 4.500)

F. TDC Section 1.040 (Definitions) – “Red-Line” Draft

G. TDC Section 4.500 (Flood Management Area) – “Red-Line” Draft (to become Chapter 14)

H. Common Floodplain Management Terms

I. Measure 56 Notice & Map
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1.040 Vegetation Corridor and Slope District, Water Quality, and Flood Management Definitions. 

.01 100-Year Flood. The flood that is equaled or exceeded once in one hundred (100) years 
on the average; equivalent to the one percent annual chance flood. Also called the Special 
Flood Hazard Area, Base Flood, and 100-year floodplain. 

.02    Area of Shallow Flooding. Means a designated AO, AH, AR/AO, AR/AH, or  
VO zone on a community's Flood Insurance Rate Map (FIRM) with a one percent (1%) 
or greater annual chance of flooding to an average depth of one to three (1 - 3) feet where 
a clearly defined channel does not exist, where the path of flooding is unpredictable, and 
where velocity flow may be evident. Such flooding is characterized by ponding or sheet 
flow. 

.03 Area of Special Flood Hazard. Means the land in the floodplain within a community 
subject to a one percent (1%) or greater chance of flooding in any given year. The area 
may be designated as Zone A on the Flood Hazard Boundary Map (FHBM). After 
detailed ratemaking has been completed in preparation for publication of  the flood 
insurance rate map, Zone A usually is refined into Zones A, AO, AH, A1-30, AE, A99, 
AR, AR/A1-30, AR/AE, AR/AO, AR/AH, AR/A, VO, or V1-30, VE, or V. For purposes 
of these regulations, the term ``special flood hazard area'' is synonymous in meaning with 
the phrase ``area of special flood hazard''. 

.04 Bankfull Stage. As defined in the Oregon Administrative Rules pertaining to removal/fill 
permits, the stage or elevation at which water overflows the natural banks of a stream or 
other waters of the state and begins to inundate upland areas. In the absence of physical 
evidence, the two-year recurrent flood elevation (storm level) may be used to 
approximate the bankfull stage. The bankfull stage is the starting point for measuring the 
width of a vegetation corridor from a protected water feature. In the absence of any data 
to establish the bankfull stage or two-year storm event, the starting point for measuring 
the vegetation corridor is determined by the following indicators: 

a. Water marks on fixed objects (vegetation, rocks, buildings, etc.);

b. Drift lines (deposited waterborne twigs, litter, etc.); or

c. Waterborne sediment deposits on the soil surface or fixed objects (vegetation,
rocks, buildings, etc.)

.05 Base Flood. A flood having a one percent (1%) chance of being equaled or exceeded in 
any given year. 

.06 Base Flood Elevation. The water surface elevation during the Base Flood in relation to a 
specified datum. The Base Flood Elevation (BFE) is depicted on the Flood Insurance 
Rate Map to the nearest foot and in the Flood Insurance Study to the nearest one-tenth 
(0.1) foot. Not every potential Special Flood Hazard Area within the Urban Growth 
Boundary has been mapped by the Federal Emergency Management Agency through the 

ATTACHMENT B
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Flood Insurance Study, Flood Insurance Rate Maps, and Digital Flood Insurance Rate 
Maps. The Floodplain Manager or designee is authorized through Section 14.020 to 
obtain the information necessary to determine the presence and extent of unmapped 
Special Flood Hazard Areas and the associated Base Flood Elevation as part of reviewing 
development proposals that affect the 100-year Floodplain. Such information shall be 
used by the City of Troutdale to supplement the Flood Insurance Study, Flood Insurance 
Rate Maps, and Digital Flood Insurance Rate Maps. 

 
.07 Basement. Any area of the building having its floor subgrade (below ground level) on all 

sides. 
 
.08 Below-Grade Crawl Space. Means an enclosed area below the base flood elevation in 

which the interior grade is not more than two feet below the lowest adjacent exterior 
grade and the height, measured from the interior grade of the crawlspace to the top of the 
crawlspace foundation, does not exceed four (4) feet at any point. 

 
.09 Breakaway Wall. Means a wall that is not part of the structural support of the building 

and is intended through its design and construction to collapse under specific lateral 
loading forces, without causing damage to the elevated portion of the building or 
supporting foundation system. 

 
.10 Conservation Easement. An easement applied to environmentally sensitive lands 

including, but not limited to, lands identified as hillsides, wetlands, floodplains, and 
floodways. The field verification shall be done by a licensed surveyor, engineer, 
hydrologist, or any other licensed specialist in the fields of engineering, hydrology, or 
botany. A conservation easement prohibits most forms of development and assures that 
native vegetation will be maintained or enhanced. Conservation easements usually affect 
privately owned land and are enforceable by the City. Trails and limited public facilities 
may be permitted under carefully controlled conditions within conservation easements. 

 
.11 Construction, Start of. (For other than new construction or substantial improvements 

under the Coastal Barrier Resources Act (Pub. L. 97-348)), includes substantial 
improvement, and means the date the building permit was issued, provided the actual 
start of construction, repair, reconstruction, rehabilitation, addition placement, or other 
improvement was within one hundred eighty (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 
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building. 
 
.12 Critical Facility. A facility that is critical for the health and welfare of the population and 

is especially important to be located above the Base Flood Elevation following hazard 
events. The following is the list of Critical Facilities for the purposes of Chapter 14: 

 
a. Hospitals and other medical facilities having surgery and emergency treatment 

areas; 
 
b. Fire and police stations; 
 
c. Tanks or other structures containing, housing or supporting water or fire-

suppression materials or equipment required for the protection of essential or 
hazardous facilities or special occupancy structures. These tanks or other 
structures do not include City water distribution facilities; 

 
d. Emergency vehicle shelters and garages; 
 
e. Structures and equipment in emergency-preparedness centers;  
 
f. Standby power generating equipment for essential facilities; 
 
g. Structures and equipment in government communication centers and other 

facilities required for emergency response; and 
 
h. Other facilities as determined by the Floodplain Manager or designee. 

 
Some types of facilities may be critical to a community, but require location within or 
partially within Special Flood Hazard Areas because of the nature of the facilities.  

 
.13 Debris. Debris includes discarded manmade objects and may include tires, vehicles, litter, 

scrap metal, construction waste, lumber, plastic, or styrofoam. Debris does not include 
objects necessary to a use allowed by this Code, or ornamental and recreational 
structures. Debris does not include existing natural plant materials or natural plant 
materials which are left after flooding, downed or standing dead trees, or trees which 
have fallen into protected water features. 

 
.14 Department of Environmental Quality (DEQ) Water Quality Standards. State of Oregon 

DEQ water quality standards are the numerical criteria or narrative condition needed in 
order to protect an identified beneficial use. 

 
.15 Design Flood Elevation. The elevation of the 100-year storm as defined in the Federal 

Emergency Management Agency Flood Insurance Studies or, in areas without Federal 
Emergency Management Agency floodplains, the elevation of the 25-year storm or the 
edge of mapped flood-prone soils or similar methodologies. 
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.16 Developer. The owners of property, their agents or contractors, or their successors and 
assigns, who have undertaken or are proposing development which is regulated by 
Sections 4.300, 5.600, 5.700, and Chapter 14 of this Code. 

 
.17 Development. Any man-made change to improved or unimproved real estate, including 

but not limited to buildings or other structures, mining, dredging, filling, grading, paving, 
excavation or drilling operations or storage of equipment or materials. 

 
.18 Digital Flood Insurance Rate Map. Depicts flood risk and federal flood zones and flood 

risk information. The Digital Flood Insurance Rate Map (DFIRM) presents the flood risk 
information in a format suitable for electronic mapping applications. 

 
.19 Disturb. Any manmade changes to the existing physical status of the land which are made 

in connection with development.  
 

.20 Elevated Building. Means for insurance purposes, a non-basement building which has its 
lowest elevated floor raised above ground level by foundation walls, shear walls, post, 
piers, pilings, or columns. 

 
.21 Elevation Certificate. A form supplied by the Federal Emergency Management Agency 

(FEMA) and used to document the lowest floor elevation of a building. 
 
.22 Emergency. Any manmade or natural event or circumstance causing or threatening loss 

of life, injury to person or property, and includes, but is not limited to, fire, explosion, 
flood, severe weather, drought, earthquake, volcanic activity, spills or releases of oil or 
hazardous material, contamination, utility or transportation disruptions, and disease. 

 
.23 Engineer. A registered professional engineer licensed by the State of Oregon. 
 
.24 Enhancement. The process of improving upon the natural functions and/or values of an 

area or feature which has been degraded by human activity. Enhancement activities may 
or may not return the site to a pre-disturbance condition, but create/recreate processes and 
features that occur naturally. 

 
.25 Erosion. Erosion is the detachment and movement of soil particles, rock fragments, or 

other material, organic or inorganic, resulting from actions of water, wind, human, or 
animal activity. 

 
.26 Erosion Hazard Zone. The area adjacent to a stream or river that is at risk of bank erosion 

from stream flow or mass wasting, as designated on the communities FIRM. 
 
.27 Erosion Prevention and Sediment Control Plans. Plan requirements are specified in the 

City of Troutdale’s Construction Standards for Public Works Facilities. 
 
.28 Erosion, Visible or Measurable. Visible or measurable erosion includes, but is not limited 

to: 

Ryan Krueger
Consistent with CAV NFIP Compliance letter #1 from DLCD dated 2/13/18.

Ryan Krueger
Consistent with BiOp.
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a. Deposits of mud, dirt sediment, or similar material exceeding one-half cubic foot 

in volume on public or private streets, adjacent property, or onto the storm and 
surface water system, either by direct deposit, dropping discharge, or as a result of 
the action of erosion. 

 
b. Evidence of concentrated flows of water over bare soils, turbid or sediment laden 

flows, or evidence of onsite erosion such as rivulets on bare soil slopes where the 
flow of water is not filtered or captured on the site. 

 
c. Earth slides, mudflows, earth sloughing, or other earth movement that leaves the 

property. 
 
.29 Excavation. Any act by which soil or rock is cut into, dug, quarried, uncovered, removed, 

displaced, or relocated. 
 
.30 Existing Building or Structure. A structure for which the Start of Construction 

commenced before February 1, 2019. 
 
.31 Federal Emergency Management Agency (FEMA). The agency with the overall 

responsibility for administering the National Flood Insurance Program. 
 
.32 Fill. Any material such as, but not limited to, sand, soil, rock, gravel, clay, or mud that is 

placed on a site for the purposes of development or redevelopment. 
 
.33 FIRM. See Flood Insurance Rate Map. 
 
.34 Flood or Flooding. Means: 
 

a. A general and temporary condition of partial or complete inundation of normally 
dry land areas from: 

 
1. The overflow of inland or tidal waters.  
 
2. The unusual and rapid accumulation or runoff of surface waters from any 

source. 
 
3. Mudslides (i.e., mudflows) which are proximately caused by flooding as 

defined in paragraph (a)(2) of this definition and are akin to a river of 
liquid and flowing mud on the surfaces of normally dry land areas, as 
when earth is carried by a current of water and deposited along the path of 
the current. 
  

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 
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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)(1) of this definition. 

 
.35 Flood Insurance Rate Map (FIRM). An official map of a community, on which the 

Federal Insurance Administrator has delineated both the special hazard areas and the risk 
premium zones applicable to the community. 

 
.36 Flood Insurance Study (FIS).  Or 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. 

 
.37 Flood Management Area (FLMA). All lands contained within the 100-year floodplain 

and floodway as shown on the Flood Insurance Rate Map, and the area of inundation for 
the February 1996 flood. In addition, all lands which have documented evidence of 
flooding. 

 
.38 Floodplain. As shown below in Figure 1 - Floodplain Cross Section, the area adjacent to 

a stream or river channel that is covered by water when the river or stream overflows its 
banks. 

 
.39 Floodplain Development Permit. Federally required permit required prior to construction 

and other development in any Special Flood Hazard Area (100-yr. Floodplain). See 
Section 14.035 of this Code. 

 
.40 Floodplain Functions. Hydrological and ecological functions including conveyance and 

temporary storage of floodwater, depositions of sediments outside of the channel, ground 
water recharge, filtering of pollutants, and reduction of floodwater velocity and erosive 
forces. Also included, but to a lesser extent in previously urbanized areas, are such 
functions as nutrient exchange, refuges, and feeding areas for fish. 

 
.41 Floodplain, 100-Year. As shown below in Figure 1 - Floodplain Cross Section, land area 

adjacent to a river, stream, or other water body that is subject to a one percent or greater 
chance of flooding in any given year. It consists of land ranging from that which is 
subject to annual flooding to that which has a one percent (1%) or greater chance of 
flooding in any given year. The 100-year Floodplain consists of the Floodway and the 
Floodway Fringe. The 100-year Floodplain is mapped by the Federal Emergency 
Management Agency (FEMA) on Flood Insurance Rate Maps (FIRMs) and is the area 
subject to Base Flood regulations. Not every potential Special Flood Hazard Area within 
the Urban Growth Boundary has been mapped by the Federal Emergency Management 
Agency through the Flood Insurance Study, Flood Insurance Rate Maps, and Digital 
Flood Insurance Rate Maps. The Floodplain Manager or designee is authorized through 
Section 14.020 to obtain the information necessary to determine the presence and extent 
of unmapped Special Flood Hazard Areas as part of reviewing development proposals 
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that affect the 100-year Floodplain. Such information shall be used by the City of 
Troutdale to supplement the Flood Insurance Study, Flood Insurance Rate Maps, and 
Digital Flood Insurance Rate Maps and these areas are also subject to Base Flood 
regulations. See Base Flood. 

 

  
  

Figure 1 – Floodplain Cross Section 
 
.42 Floodway (Regulatory Floodway). Means the channel of a river or other watercourse and 

the adjacent land areas that must be reserved in order to discharge the base flood without 
cumulatively increasing the water surface elevation more than a designated height.. 

 
.43 Flow-through Design. Typically a structure that does not displace surface floodwater or 

hinder or obstruct the movement of surface floodwater. 
 
.44 High Hazard Zone. Lands within the furthest landward extent of the floodway and 

erosion hazard zone, as designated on the communities FIRM. 
 
.45 Highest Adjacent Grade (HAG). The highest natural elevation of the ground surface prior 

to construction, adjacent to the proposed walls of a structure. Refer to the Elevation 
Certificate, FEMA Form 81-31, for more information. 

 
.46 Hydrodynamic Load. Force of water in motion. 
 
.47 Hydrostatic Load. Force of water at rest. 
 
.48 Invasive Non-native or Noxious Vegetation. Plant species that are listed as nuisance 

plants or prohibited plants on the most recent Portland Plant List as adopted by the City 
of Portland by ordinance because they are plant species that have been introduced and, 
due to aggressive growth patterns and lack of natural enemies in the area where 
introduced, spread rapidly into native plant communities. 

 
.49 Joint Fill Permit/404 Removal/Fill Permit. A permit issued jointly by the Oregon 

Department of State Lands and U.S. Army Corps of Engineers to allow, with conditions 
and mitigation, the removal or fill of wetlands determined to be of either local or state 
significance by the Oregon Department of State Lands. 
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.50 Letter of Map Change (LOMC). An official FEMA determination, by letter, to amend or 
revise effective Flood Insurance Rate Maps and Flood Insurance Studies. LOMCs are 
issued in the following categories: 

a. Letter of Map Amendment (LOMA) - A revision based on technical data showing
that a property was incorrectly included in a designated Special Flood Hazard
Area. A LOMA amends the current effective Flood Insurance Rate Map and
establishes that a specific property is not located in a Special Flood Hazard Area.

b. Letter of Map Revision (LOMR) - A revision based on technical data showing,
usually due to manmade changes, alterations to Federal Flood Zones, flood
elevations floodplain and floodway delineations, and planimetric features. One
common type of LOMR, a LOMR-F, is a determination that a structure has been
elevated through the placement of fill above the Base Flood Elevation and is
excluded from the Special Flood Hazard Area.

c. Conditional Letter of Map Revision (CLOMR) - A formal review and comment
by FEMA as to whether a proposed project complies with the minimum National
Flood Insurance Program floodplain management criteria. A CLOMR does NOT
amend or revise effective Flood Insurance Rate Maps, Flood Boundary and
Floodway Maps, or Flood Insurance Studies.

.51 Lowest Floor. Means the lowest floor of the lowest enclosed area (including basement). 
An unfinished or flood resistant enclosure, usable solely for parking of vehicles, building 
access or storage in an area other than a basement area is not considered a building's 
lowest floor. Provided that such enclosure is not built so as to render the structure in 
violation of the applicable non-elevation design requirements of CFR Sec. 60.3. 

.52 Manufactured Dwelling. Means a structure, transportable in one or more sections, which 
is built on a permanent chassis and is designed for use with or without a permanent 
foundation when attached to the required utilities. The term “manufactured dwelling” 
does not include a “recreational vehicle.” 

.53 Manufactured Dwelling Park or Subdivision. Means a parcel (or contiguous parcels) of 
land divided into two or more manufactured home lots for rent or sale 

.54 Mean Sea Level. For purposes of the National Flood Insurance Program, the North 
American Vertical Datum of 1988 or other Datum, to which Base Flood Elevations 
shown on a community's FIRM are referenced. 

.55 Mitigation. The reduction of adverse effects of a proposed project by considering, in this 
order: 

a. Avoiding the impact altogether by not taking a certain action or parts of an action;
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b. Minimizing impacts by limiting the degree or magnitude of the action and its 
implementation; 

 
c. Rectifying the impact by repairing, rehabilitating, or restoring the effected 

environment; 
 
d. Reducing or eliminating the impact over time by preservation and maintenance 

operations during the life of the action by monitoring and taking appropriate 
measures; and 

 
e. Compensating for the impact by replacing or providing comparable substitute 

water quality resource areas. 
 

.56 Mulch. Application of plant residue, netting, or other suitable materials to the land 
surface to conserve moisture, hold soil in place, and aid in establishing plant cover. 

 
.57 NAVD 88. The North American Vertical Datum of 1988 (NAVD 88) is the vertical 

control datum established in 1991 by the minimum-constraint adjustment of the 
Canadian-Mexican-U.S. leveling observations. This is the data used on FIRMs and in 
flood insurance studies adopted in 2009. 

 
.58 NGVD 29. “The National Geodetic Vertical Datum of 1929: The name, after May 10, 

1973, of (the) Sea Level Datum of 1929.” (Vertical control datum established for vertical 
control in the United States by the general adjustment of 1929.) This is the datum used on 
FIRMs and in flood insurance studies prior to 2009. 

 
.59 National Flood Insurance Program (NFIP). A federal program enabling property owners 

in participating communities to purchase insurance as a protection against flood losses in 
exchange for state and community floodplain management regulations that reduce future 
flood damages. 

 
.60 Native Vegetation or Native Plant. Vegetation listed as a native plant on the most recent 

Portland Plant List as adopted by the City of Portland by ordinance and any other 
vegetation native to the Portland metropolitan area provided that it is not listed as a 
nuisance plant or a prohibited plant on the Portland Plant List. 

 
.61 National Wetland Inventory (NWI) Map. The City is mapped on the Camas and 

Washougal, Washington-Oregon wetland maps prepared by the U.S. Department of the 
Interior, Fish and Wildlife Service. 

 
.62 New Construction. A structure for which the Start of Construction commenced after 

February 1, 2019, and includes subsequent Substantial Improvements to the structure 
 
.63 NPDES Permit. The National Pollutant Discharge Elimination System 1200-C Permit is a 

State of Oregon Department of Environmental Quality permit that covers federal 
stormwater regulations as they pertain to construction activities in Oregon. The permit is 

Ryan Krueger
Consistent with CAV NFIP Compliance letter #3 from DLCD dated 2/13/18.
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administered by the City. 
 
.64 ODFW Construction Standards. The Oregon Department of Fish and Wildlife 

construction guidelines for building roads, bridges, and culverts, or any transportation 
structure within a waterway. 

 
.65 One Percent Annual Chance Flood. The flood that has a one percent (1%) chance of 

being equaled or exceeded on the average in any given year; equivalent to the 100-year 
flood. 

 
.66 Open Space. Land that is undeveloped and that is planned to remain so indefinitely. The 

term encompasses parks, forests, and farmland. It may also refer only to land zoned as 
being available to the public, including playgrounds, watershed preserves, and parks. 

 
.67 Perennial Streams. All primary and secondary perennial waterways mapped by the U.S. 

Geological Survey, having year-round flow. 
 
.68 Practicable. Available and capable of being done after taking into consideration cost, 

existing technology, and logistics in light of overall project purpose. 
 
.69 Pre-FIRM Structures. Buildings that were built before the flood risk was known and 

identified on the community’s FIRM. 
 

.70 Protected Water Features, Primary. Includes: 
 

a. Title 3 wetlands. 
 
b. Rivers, streams (creeks or brooks) and drainages downstream from the point at 

which one hundred (100) acres or more are drained to that water feature 
(regardless of whether it carries year-round flow). 

 
c. Streams carrying year-round flow. 
 
d. Springs which feed streams and wetlands and have perennial (year-round) flow. 
 
e. Natural lakes. 

 
.71 Protected Water Features, Secondary. Includes intermittent streams and seeps 

downstream of the point at which fifty (50) acres are drained and upstream of the point at 
which one hundred (100) acres are drained to that water feature. 

 
.72 Restoration. The process of returning a disturbed or altered area or feature to a previously 

existing natural condition. Restoration activities reestablish the structure, function, and/or 
diversity to that which occurred prior to impacts caused by human activity. 

 
.73 Recreational Vehicle (RV).  A vehicle which is: 
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a. Built on a single chassis;

b. Four hundred (400) 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.

.74 Resource. A functioning natural system such as a wetland or stream. 

.75 Riparian. Those areas associated with streams, lakes, and wetlands where vegetation 
communities are predominately influenced by their association with water. 

.76 Routine Repair and Maintenance. Activities directed at preserving an existing allowed 
use or facility, or nonconforming use, without expanding the development footprint or 
site use. 

.77 Sediment. Any material that is in suspension, is being transported, or has been moved 
from its site of origin by water, wind, or gravity as a result of erosion. 

.78 Site. The lot, or contiguous lots, under the same ownership that are subject to a 
development permit or erosion control plan. 

.79 Slope District. Slopes of twenty-five percent (25%) or greater throughout the City that 
have a minimum horizontal distance of fifty (50) feet. Engineered slopes associated with 
public streets or roads are not included. 

.80 Special Flood Hazard Area (SFHA). The land in the floodplain within a community 
subject to a one percent (1%) or greater chance of flooding in any given year. The area 
may be designated as Zone A on the FHBM (Flood Hazard Boundary Map). After 
detailed ratemaking has been completed in preparation for publication of  the flood 
insurance rate map, Zone A usually is refined into Zones A, AO, AH, A1-30, AE, A99, 
AR, AR/A1-30, AR/AE, AR/AO, AR/AH, AR/A, VO, or V1-30, VE, or V. For purposes 
of these regulations, the term “special flood hazard area'' is synonymous in meaning with 
the phrase “area of special flood hazard''.  

.81 Statewide Planning Goal 5. Oregon’s statewide planning goal that addresses open space, 
scenic and historic areas, and natural resources. The purpose of the goal is to conserve 
open space and protect natural and scenic resources. 

.82 Statewide Planning Goal 6. Oregon’s statewide planning goal that addresses air, water, 
and land resources quality to “maintain and improve the quality of the air, water, and land 
resources of the state” as implemented by the Land Conservation and Development 
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Commission (LCDC). 

.83 Statewide Planning Goal 7. Oregon’s statewide planning goal that addresses areas subject 
to natural disasters and hazards to “protect life and property from natural disasters and 
hazards” as implemented by the Land Conservation and Development Commission. 

.84 Stockpile. Onsite storage of any soil, sand, gravel, clay, mud, debris, vegetation, refuse, 
or any other material, organic or inorganic, in a concentrated state. 

.85 Stream. A body of running water moving over the earth’s surface in a channel or bed, 
such as a creek, rivulet, or river, that flows at least part of the year, including perennial 
and intermittent streams. Streams are dynamic in nature and their structure is maintained 
through build-up and loss of sediment. 

.86 Stream Bank, Top of. See Bankfull Stage. 

.87 Structure. Means, for floodplain management purposes, a walled and roofed building, 
including a gas or liquid storage tank, hat is principally above ground, as well as a 
manufactured home. Structure, for insurance purposes, means:  

a. A building with two or more outside rigid walls and a fully secured roof that is
affixed to a permanent site;

b. A manufactured dwelling; or

c. A travel trailer without wheels, built on a chassis and affixed to a permanent
foundation, that is regulated under the community's floodplain management and
building ordinances or laws.

For the latter purpose, structure does not mean a recreational vehicle or a park
trailer or other similar vehicle, except as described in Section 1.040.87(c), or a gas
or liquid storage tank.

.88 Substantial Damage. Damage of any origin sustained by a structure located within the 
100-year Floodplain, whereby the cost of restoring the structure to its prior condition
would equal or exceed fifty percent (50%) of the structure's market value before the
damage occurred.

.89 Substantial Improvement. Means any reconstruction, rehabilitation, addition, or other 
improvement of a structure, the cost of which equals or exceeds forty-nine percent (49%) 
of the market value of the structure before the start of construction of the improvement. 
This term includes structures which have incurred substantial damage, regardless of the 
actual repair work performed. The term does not, however, include either:  

a. Any project for improvement of a structure to correct existing violations of state
or local health, sanitary, or safety code specifications which have been identified
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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. 
 
.90 Surface Water Management System. All natural and constructed facilities used to 

regulate the quantity and quality of surface water, including drainage easements, culverts, 
storm drains, catch basins, drainage ditches, natural drainageways, stream corridors, 
rivers, ponds, wetlands, and impoundments. 

 
.91 Title 3. Title 3 is part of the Metro Urban Growth Management Functional Plan 

pertaining to water quality, flood management, and fish and wildlife conservation, and 
directly pertains to Statewide Planning Goals 5, Open Spaces, Scenic and Historic Areas, 
and Natural Resources; 6, Air, Water, and Land Resources Quality; and 7, Areas Subject 
to Natural Disasters and Hazards. 

 
.92 Variance. Means a grant of relief by a community from the terms of a floodplain 

management regulation. 
 
.93 Vegetation, Approved. Vegetation which typically does not require irrigation or 

fertilization because it is adapted to natural soil, water, and climatic conditions. The list 
of approved vegetation species is based on the most recent Portland Plant List as adopted 
by the City of Portland by ordinance, and is on file in the Community Development 
Department.  

 
.94 Vegetation Corridor. The undisturbed area between a development and a protected water 

feature as designated in Sections 4.316, Width of Vegetation Corridor, and 4.317, 
Method for Determining Vegetation Corridors Next to Primary Protected Water Features, 
of this Code, or slopes of twenty-five percent (25%)  or greater throughout the City, 
except engineered slopes associated with public streets or roads. 

 
.95 Vegetation, Invasive, Non-Native, or Noxious. Plant species that have been introduced 

and due to aggressive growth patterns and lack of natural enemies in the area where 
introduced, spread rapidly into native plant communities, or which are not listed on the 
most recent Portland Plant List as adopted by the City of Portland by ordinance. 

 
.96 Vegetation, Native. Any vegetation native to the Portland Metropolitan Area or listed on 

the Portland Plant List as adopted by the City of Portland by ordinance. 
 
.97 Water-dependent. 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. 
 
.98 Water Features. See Protected Water Features, primary and secondary. 
 
.99 Water Quality Facility. A created or constructed structure or drainageway that is 
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designed, constructed, and maintained to collect, filter, retain, or detain surface water 
runoff during and after a storm event for the purpose of stormwater management and 
water quality improvement. The facility may take on characteristics of a wetland, but it 
does not become a resource.  

 
.100 Watershed. A geographic unit defined by the flows of rainwater or snowmelt. All land in 

a watershed drains to a common outlet, such as a stream, lake, or wetland. 
 
.101 Water Surface Elevation. The height, in relation to a specific datum, of floods of various 

magnitudes and frequencies in the floodplains of coastal or riverine areas. 
 
.102 Wetlands. Areas inundated or saturated by surface or ground water at a frequency and 

duration sufficient to support, and under normal circumstances do support, a prevalence 
of vegetation typically adapted for life in saturated soil conditions. Wetlands generally 
include swamps, marshes, bogs, and similar areas. Wetlands are those areas identified 
and delineated by qualified wetland specialists as set forth in the 1987 Corps of Engineers 
Wetland Delineation Manual. 

 
a. Wetland determinations. The identification of an area as either wetland or non-

wetland. 
 
b. Wetlands, constructed. Wetlands developed as a water quality or quantity facility, 

subject to change and maintenance as such. These areas must be clearly defined 
and/or separated from naturally occurring or created wetlands. 

 
c. Wetlands, created. Those wetlands developed in an area previously identified as a 

non-wetland to replace or mitigate wetland destruction or displacement. A created 
wetland shall be regulated and managed the same as an existing wetland. 

 
d. Wetlands, Title 3. Wetlands of metropolitan concern as shown on the Metro 

Water Quality and Flood Management Overlay District Map and other wetlands 
not mapped but determined significant by the Oregon Department of State Lands, 
consistent with the criteria in Title 3, Section 7.C. of the Metro Urban Growth 
Management Functional Plan. Title 3 wetlands include created wetlands approved 
and monitored by the Oregon Department of State Lands and U.S. Army Corps of 
Engineers. Title 3 wetlands do not include artificially constructed and managed 
stormwater and water quality treatment facilities. 

 



Troutdale Development Code Chapter 2 – Procedures for Decision-Making 

75-03 Text Amendment TDC 2-15 CC Hearing Draft: 27-Nov-18 

2.220 Expiration of a Decision. 

A. Except as otherwise specifically provided in a specific decision or in this Code, a final
decision on a Type I, II or III application made pursuant to this Code shall expire
automatically on the following schedule unless the approval is enacted either through
construction, establishment of use, or recordation of plat or survey within the specified
time period.

1. No expiration date:

a. Comprehensive Plan Text Amendment (6.100)
b. Comprehensive Plan Map Amendment (6.200)
c. Director's Interpretation (Section 6.400)
d. Text Amendment (Section 6.1100)
e. Vacation (Section 6.1200)
f. Zoning Map Amendment (Section 6.1400)

2. Five (5) years from the effective date of decision where phasing of the
development is proposed.

a. Planned Unit Development (Section 6.700)
b. Preliminary Subdivision (Section 7.030.B)

3. Two (2) years from the effective date of decision:

a. Alteration to a Historic Landmark (Section 6.515.C.)
b. Conditional Use (Section 6.300)
c. Demolition or Relocation of a Historic Landmark (Section 6.515.D.)
d. Expansion of a Non-Conforming Structure or Development (Section

6.615.C.)
e. Expansion of a Non-Conforming Use - Major (Section 6.615.B.)
f. Expansion of a Non-Conforming Use - Minor (Section 6.615.A.)
g. Historic Landmark Designation (Section 6.515.A.)
h. Planned Unit Development (Section 6.700), when there is no phasing to

the development.
i. Preliminary Partition (Section 7.030.A)
j. Property Line Adjustment (Section 7.180)
k. Removal of a Historic Landmark Designation (Section 6.515.B.)
l. Site Development Review (Section 6.900)
m. Variance (Section 6.1300)

4. One (1) year from the effective date of the decision:

a. Temporary Structure (Section 6.1000)

ATTACHMENT C
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5. One hundred eighty (180) days from the effective date of the decision: 
 

a. Floodplain Development (Section 14.035), if construction has not started. 
 
6. Any final decision that is not listed herein shall expire within two (2) years from 

the effective date of the decision. 
 

B. The effective date of the decision for Type I, Type II, or Type III applications shall be the 
date that the signed land use order is dated and mailed, unless appealed.  If a Type I, 
Type II, or Type III application is appealed, the effective date of the decision shall be the 
date of the appellate decision making authority’s signed land use order is dated and 
mailed.  The effective date of decision for a Type IV application is thirty (30) days after 
the Mayor signs the ordinance, unless an emergency is declared in which case the 
ordinance is effective immediately upon signature of the Mayor. 

  
C. A decision shall expire according to Section 2.220.A. unless one of the following occurs 

prior to the date of expiration: 
 

1. An application for an extension is filed pursuant to Section 2.225; or 
 
2. The development authorized by the decision has commenced as defined herein. 

 
a. The use of the subject property has changed as allowed by the approval; or 
 
b. In the case of development requiring construction, a construction permit has 

been issued and substantial construction pursuant thereto has taken place. 
 
c. The approval time begins from the effective date of a decision.  Appeal of a 

decision to LUBA does not extend the time. 
 

2.225 Extension of a Decision. 
 

A. An application to extend the expiration date of a decision made pursuant to this Code 
may be filed only before the decision expires as provided in Section 2.220. 

 
B. A land use decision may be extended no more than two (2) times. 
 
C. Requests for extension of a decision shall be as follows: 
 

1. The first request for extension shall follow the Type II process. 
 
2. The second request for extension shall follow the Type III process. 

 
D. Extension requests shall provide mailed public notice to those parties identified in 

Section 2.085.  In addition, the notice shall be mailed to the parties of record contained in 
the initial land use decision and any prior extension of time decision. 
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4.500 FLOOD MANAGEMENT AREA FLMA 

4.500 Repeal.  Ordinance 851 repealed this Section in its entirety and relocated the Flood 
Management Area standards previously contained in this Section to Chapter 14 of this Code. 

ATTACHMENT D
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Chapter 14 – Flood Management 

14.005 Purpose.  Without establishing any priority, the purpose of this Chapter is to promote the 
public health, safety, and general welfare, and to minimize public and private losses due to 
flood conditions or degradation of water quality in specific areas by provisions designed to: 

A. Protect human life, health, and property in areas subject to periodic flooding;

B. Implement the Floodplain requirements of Statewide Planning Goal 7 - which relates to
areas subject to natural disasters and hazards;

C. Through floodplain regulation, contribute to the properly functioning condition of
streams and rivers and address, in part, the water quality aspects of Statewide Planning
Goal 6;

D. Implement requirements for the City's participation in the National Flood Insurance
Program, and voluntary participation in the Community Rating System;

E. Implement the actions derived from the Multnomah County Hazard Mitigation Plan to
minimize the risk of natural hazards, such as flooding, to people and property;

F Ensure continuity of City services, access to City facilities, and minimal prolonged
business interruptions during times of flood;

G. Manage stormwater drainage in a manner that:

1. Maintains the properly functioning conditions of waterways;

2. Provides for the conveyance and temporary storage of floodwater;

3. Reduces floodwater velocity;

4. Facilitates sediment deposition in the floodplain;

5. Provides an opportunity for groundwater recharge; and

6. Promotes other stormwater and floodplain functions.

These provisions are also intended to minimize maintenance costs, eliminate potential 
hazards before they occur, and protect properties and persons adjacent to drainageways 
and to other natural hazard areas; 

H. Minimize damage to public facilities and utilities, such as water purification and sewage
treatment plants, water and gas mains, electric, telephone and sewer lines, streets, and
bridges located in floodplains;

ATTACHMENT E
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I. Help maintain a stable tax base by providing for sound use and development; 
 
J. Ensure that potential buyers are notified that property is in an area of special flood 

hazard; 
 
K. Compel those who occupy the areas of special flood hazard assume responsibility for 

their actions; 
 
L. Maintain and improve water quality; 
 
M. Minimize erosion and loss of native vegetation; 
 
N. Maintain wetlands, including swamps, marshes, bogs, and similar areas within the City, 

because wetlands help to maintain water quality and flood storage capacities; 
 
O. Avoid any increase in base flood elevations as a result of development; 
 
P. Minimize expenditure of public money for costly flood control projects; 
 
Q. Minimize the need for rescue and relief efforts associated with flooding and generally 

undertaken at the expense of the general public;  
 

R. Reduce flood losses and maintain water quality.  In order to accomplish its purpose, this 
Chapter includes methods and provisions to: 

 
1. Require that development that is vulnerable to floods, including buildings, 

structures, and facilities necessary for the general health, safety and welfare of 
citizens, be protected against flood damage at the time of initial construction; 

 
2. Restrict or prohibit uses which are dangerous to health, safety and property due to 

water or erosion hazards, or which increase flood heights, velocities, or erosion; 
 
3. Control filling, grading, dredging and other development which may increase 

flood damage or erosion; 
 
4. Prevent or regulate the construction of flood barriers that will unnaturally divert 

flood waters or that may increase flood hazards on other lands; 
 
5. Preserve and restore natural floodplains, stream channels, and natural protective 

barriers which carry and store flood waters, and; 
 
6. Coordinate with and supplement provisions of Oregon Building Codes. 

 
S. To advance these purposes, where not required, creation of open space tracts is 

encouraged within areas designated as natural hazards on the Comprehensive Plan and 
official zoning maps. 
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14.010 Applicability. 

 
A. These provisions shall apply to public and private properties in the one percent (1%) 

annual chance of flood floodplain (100-year floodplain or Special Flood Hazard Area) as 
mapped by the Federal Insurance Administrator of rivers and local streams within the 
planning jurisdiction of the City of Troutdale, which includes land in unincorporated 
Multnomah County within the City’s Urban Planning Area. 

 
B. The areas of special flood hazard identified by the Federal Insurance Administrator in a 

scientific and engineering report entitled “The Flood Insurance Study for Multnomah 
County, Oregon and Incorporated Areas of Multnomah County”, with accompanying 
Flood Insurance Rate Maps, are hereby adopted by reference and declared to be a part of 
this ordinance. The Flood Insurance Study is on file at the Community Development 
Department located at 2200 SW 18th Way, Troutdale, OR 97060 (storage location subject 
to change, consult the Floodplain Manager for current file storage location). Metro, a 
regional metropolitan planning agency representing portions of Clackamas, Multnomah, 
and Washington Counties, mapped the flood hazard areas from areas inundated by 
flooding in 1996 on the Title 3 map. The Title 3 maps are adopted for reference only. Not 
every Special Flood Hazard Area has been mapped by the Federal Insurance Agency 
through the Flood Insurance Study and Flood Insurance Rate Maps cited above. The 
Floodplain Administrator or designee is authorized through Sections 14.020 to obtain 
from applicants the information necessary to determine the presence and extent of 
unmapped Special Flood Hazard Areas as part of reviewing development proposals that 
affect the floodplain. Once approved by the Floodplain Administrator or designee, such 
information shall be incorporated into the Natural Hazards Map and used by the City of 
Troutdale to supplement the Flood Insurance Study, Flood Insurance Rate Maps, and 
Digital Flood Insurance Rate Maps cited above to ensure consistency with the floodplain 
regulations contained in this Chapter. Contested base flood elevations are to be reviewed 
under the provisions of Subsection 14.020.D of this Chapter. The City will keep a record 
of all surveys, delineations, and any Letter of Map Change (LOMC) approved by the 
Federal Emergency Management Agency, as revisions to the local copy of the Title 3 
map. The City will submit this information to Metro for future updates of the Title 3 map.  

 
C. 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 on rare occasions. Flood 
heights may be increased by manmade or natural causes. This Code does not imply that 
land or uses will be free from flooding or flood damage. This Code shall not create 
liability on the part of the City, any officer or employee thereof, or the Federal Insurance 
Administrator, for any damages that result from reliance on this Code or any 
administrative decision lawfully made hereunder. 

 
14.015 Severability. The standards of this Chapter are subject to the severability standards as 

described in Section 17.100 of this Code. 
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14.020 Administration and Interpretation of Flood Insurance Rate Map Boundaries and Flood 
Management Area Standards. 

 
A. The Community Development Director shall designate a Floodplain Manager to be the 

Local Administrator of this Chapter. The Floodplain Manager shall implement the 
provisions and standards of the National Flood Insurance Program, the standards of this 
Chapter, and make interpretations, where needed, including determinations regarding the 
exact location of the boundaries of the Special Flood Hazard Area (for example, where 
there appears to be a conflict between a mapped boundary and actual field conditions) by 
granting or denying Floodplain Development Permit applications in accordance with its 
provisions.  In the interpretation and application of this Chapter, all provisions shall be: 

 
1. Considered as minimum requirements; 
 
2. Liberally construed in favor of the governing body; 
 
3. Judged by established historical facts of flooding as known by, or made known to, 

the governing body; 
 
4. Deemed neither to limit nor repeal any other powers granted under State statutes; 

and 
 
5. Defined in Section 1.040 of this Code. 

 
B. Duties and Responsibilities of the Floodplain Manager. Duties of the Floodplain Manager 

shall include, but not be limited to: 
 

1.  Review all Floodplain Development Permits to determine that the permit 
requirements of this ordinance have been satisfied. 

 
2. Review all Floodplain Development Permits to determine that all necessary 

permits have been obtained from those Federal, State, or local governmental 
agencies from which prior approval is required. 

 
3. Review all Floodplain Development Permits to determine if the proposed 

development is located in the floodway. If located in the floodway, assure that the 
encroachment provisions of this Chapter are met. 

 
4. When base flood elevation data has not been provided (A Zones) in accordance 

with Section 14.010 of this Chapter, the Floodplain Manager shall obtain, review, 
and reasonably utilize any base flood elevation and floodway data available from 
a Federal, State or other source, in order to administer Section 14.040 of this 
Chapter. 

 
5. Where base flood elevation data is provided through the Flood Insurance Study, 

FIRM, or required as in Section 14.020.C, obtain and record the actual elevation 
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(in relation to mean sea level) of the lowest floor (including basements and 
below-grade crawlspaces) of all new or substantially improved structures, and 
whether or not the structure contains a basement. 

6. For all new or substantially improved floodproofed structures where base flood
elevation data is provided through the Flood Insurance Study, FIRM, or as
required in Section 14.020.C, the administrator shall:

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

b. Maintain the floodproofing certifications required in Section
14.040 of this Chapter.

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

8. Notify adjacent communities, the Oregon Department of Land Conservation and
Development, and other appropriate state and federal agencies, prior to any
alteration or relocation of a watercourse, and submit evidence of such notification
to the Federal Insurance Administrator.

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

10. Notify FEMA within six (6) months of project completion when an applicant had
obtained a Conditional Letter of Map Change from FEMA, or when development
altered a watercourse, modified floodplain boundaries, or modified Base Flood
Elevations. This notification shall be provided as a Letter of Map Change. The
property owner shall be responsible for preparing technical data to support the
Letter of Map Change application and paying any processing or application fees
to FEMA. The Floodplain Manager shall be under no obligation to sign the
Community Acknowledgement Form, which is part of the Conditional Letter of
Map Change and Letter of Map Change application, until the applicant
demonstrates that the project will or has met the requirements of this Code and all
applicable State and Federal laws.

11. Report to FEMA on each development permit issued in the SFHA, including:

a. Amount of fill or structural displacement of flood storage, and the amount
(in volume and area) of compensatory storage provided;

b. Amount of new impervious surface and types and amounts of
compensatory mitigation provided;

c. The number of trees equal to or greater than six (6) inches in diameter at
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breast height removed, and the types and amounts of compensatory 
mitigation provided; 

 
d.  The area in which clearing and/or grading occurred;  
 
e.  For any project that disconnects or reconnects land to the floodplain, the 

type of project and amount of land disconnected or reconnected; and 
 
f.  Location of the project and of the corresponding mitigation. 

 
14. 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 Section 14.055 of this Chapter. 

 
C. Use of Other Base Flood Data for Permit Review. When base flood elevation data is not 

available through the Flood Insurance Study, FIRM, or has not been provided in 
accordance with Section 14.010 of this Chapter, the City may obtain, review, and utilize 
any reasonable base flood elevation and floodway data available from a federal, state, or 
other source, in order to assure that proposed development will be reasonably safe from 
flooding. The test of reasonableness is a local judgment and includes use of historical 
data, high water marks, photographs of past flooding, etc., where available. Failure to 
elevate at least two (2) feet above grade in these zones may result in higher insurance 
rates. 

 
D. Contested Boundaries. A person contesting the location of the boundary has the 

opportunity to submit a Letter of Map Change (LOMC) directly to the Federal 
Emergency Management Agency to change the Flood Insurance Rate Map mapping of 
their property. If a land use application is submitted before a LOMC is approved by the 
Federal Emergency Management Agency, the application will be processed under the 
standards of this Chapter. 

 
E. Inspections. The Floodplain Manager shall inspect development that is subject to the 

permit requirements of this Chapter, including buildings and structures exempt from the 
Building Code. The floodplain administrator shall inspect Special Flood Hazard Areas to 
determine if development is being undertaken without the issuance of a permit. Annual 
inspection logs shall be maintained by the Floodplain Manager. 

 
14.025 Uses within the Floodplain but Outside the Floodway and Outside Wetlands. 
 

A. Prohibited Uses. 
 

1. Any prohibited use in the underlying zoning district. 
 
2. Excavation, fill, or vegetation removal without an approved land use permit. 

Ryan Krueger
Consistent with BiOp
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3. Expansion of legal nonconforming uses. 
 
4. Uncontained, outside storage areas of hazardous materials for hazardous materials 

as defined by the State of Oregon Department of Environmental Quality. 
 
5. No new land divisions will be approved for properties exclusively within the 

floodplain or that propose to create a buildable lot that is exclusively within the 
floodplain. 

 
B. Permitted Uses. 

 
1. Any use permitted in the underlying zoning district, subject to the standards for 

development outlined in Section 14.040 of this Chapter, including stormwater 
management facilities developed in accordance with the standards of Section 
5.700 of this Code. 

 
2. Open space, trails, walkways, and bike paths as designated by the Troutdale Parks 

Plan, or as approved with a land use application and constructed in compliance 
with Section 4.315.D. 

 
3. Removal of unauthorized fill. 
 
4. Removal of nuisance or invasive plant species, and/or the restoration of approved 

plant species on the City of Portland Plant List as defined in Section 1.040 of this 
Code. 

 
5. Removal of dead or dying trees that are an imminent danger to public safety as 

determined by a certified arborist or the equivalent. 
 
6. Construction of new roadways and utilities necessary to support permitted 

development within and outside the Flood Management Area, subject to the 
standards of Section 14.040 of this Chapter and the Construction Standards on file 
in the Public Works Department or the applicable jurisdiction of the roadway. 

 
7. New culverts, stream crossings, and transportation projects may be permitted if 

designed as balanced cut and fill projects, and in compliance with the standards of 
Section 14.040 of this Chapter. Such projects shall be designed to minimize the 
area of fill in Flood Management Areas and to minimize erosive velocities. 
Stream crossings shall be as close to perpendicular to the stream as practicable. 
Bridges shall be used instead of culverts wherever practicable. 

 
8. Excavation and fill required for the construction of detention facilities or 

structures, and other facilities such as levees specifically designed to reduce or 
mitigate flood impacts. Levees shall not be used to create vacant buildable land. 
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9. Temporary bank stabilization or tree and vegetation removal necessitating 
immediate action during a flood emergency or other emergency to prevent the 
loss of an existing structure, or to repair a bank damaged during a flood. 
Following the flood emergency or other emergency, the owner shall submit a 
Floodplain Development Permit according to Section 14.035.E(1)(b).. 

 
10. Routine repair and maintenance of existing structures (conforming and 

nonconforming uses), streets, driveways, utilities, culverts, drainageways and 
levees constructed for flood control, accessory uses, and other existing 
development on the site (including landscaped yards, decks, patios, boat ramps, 
etc.). 

 
11. Rehabilitation or replacement of a structure that is damaged or destroyed to any 

extent, whether it is partially or fully within the Flood Management Area, and in 
compliance with Section 4.521 of this Chapter. Any structure or use deliberately 
removed or demolished may not be restored, replaced, or rebuilt, except in 
compliance with all applicable provisions of this Code, federal, state, and county 
regulations. 

 
12. Any development that must implement a Federal Aviation Administration (FAA) 

compliant wildlife hazard management plan on property owned by the Port of 
Portland or within ten thousand (10,000) feet of an Aircraft Operating Area, as 
defined by the FAA, and removal of trees that interfere with the landing or takeoff 
flight path of aircraft at the Troutdale Airport or otherwise interferes with the safe 
operation of the airport as determined by the Port of Portland. The removal of 
trees that interfere with the operation of the Troutdale Airport are permitted 
outright. 

 
13. Wildfire mitigation projects, such as fuels reduction or the creation of defensible 

space. 
 
14. Removal of refuse as defined in the Troutdale Municipal Code. 

 
14.030 Uses within the Floodway or within Wetlands. 
 

A. Prohibited Uses within the Floodway or within Wetlands. Unless specifically permitted 
under this Section, the following uses are prohibited within floodways and wetlands: 
 
1. Manmade structures. 
 
2. Vegetation removal, fill, or excavation. Vegetation removal in the floodway in 

concert with an approved wildfire mitigation project may be permitted subject to 
review under the standards for development of Section 14.040 of this Chapter. 

 
3. Private road construction. 
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4. Alterations and relocations of the watercourses of Arata, Salmon, or Beaver 
Creeks, the Sandy and Columbia Rivers, or the watercourse of any unnamed 
perennial or intermittent stream except as provided for in Subsection B(11) of this 
Section and Section 14.040.O of this Chapter. 

 
5. Fill of wetlands without both an approved land use application and an approved 

Joint Fill Permit issued by the Oregon Department of State Lands and the U.S. 
Army Corps of Engineers. 

 
6. Uncontained, outside storage areas of hazardous materials for hazardous materials 

as defined by the State of Oregon Department of Environmental Quality. 
 
7. Expansion of nonconforming uses. 
 
8. New installation of manufactured dwellings. 
 

B. Permitted Uses within the Floodway or within Wetlands. The following uses are 
permitted subject to review under the standards for development of Section 14.040 of this 
Chapter: 

 
1. Open space, trails, walkways, and bike paths, as designated by the Troutdale 

Parks Plan, or as approved with a land use application. 
 
2. Removal of unauthorized fill. 
 
3. Removal of dead or dying trees that are an imminent danger to public safety as 

determined by a certified arborist or the equivalent. 
 
4. Routine repair and maintenance of existing structures (conforming and 

nonconforming uses), streets, driveways, utilities, culverts, drainageways and 
levees constructed for flood control by the Sandy Drainage Improvement 
Company or its successor, accessory uses, and other existing development on the 
site (including landscaped yards, decks, patios, boat ramps, and the operation, 
maintenance, and repair of manmade water control facilities such as irrigation and 
drainage ditches, constructed ponds or lakes, wastewater facilities, and 
stormwater quality facilities, and similar development. 

 
5. Construction, expansion, and/or maintenance of public roadways and public 

utility facilities necessary to support permitted development. A “No-Rise” 
Certification for construction or expansion of public roadways and public utilities 
shall be required consistent with Section 14.040.G(4) for all approved projects. 

 
6. Balanced excavation and fill required for the construction of detention facilities or 

structures and other facilities such as levees specifically designed to reduce or 
mitigate flood impacts. Levees shall not be used to create vacant buildable lands. 
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7. New culverts, stream crossings, and transportation projects necessary to 
implement the City, County, or State Transportation System Plans or other 
development permitted under this Chapter, and as applicable, meets the 
specifications of the Oregon Department of State Lands, Oregon Department of 
Fish and Wildlife, and federal regulations. 

 
8. Permanent bank stabilization necessary to preserve an existing structure provided 

the balanced cut and fill standard is met if the work is in the floodplain or a “No-
Rise” certification if the work is within the floodway. Exception: Bank 
stabilization is not permitted for development on a vacant lot of record. 

 
9. Temporary bank stabilization or tree and vegetation removal necessitating 

immediate action during a flood emergency or other emergency to prevent the 
loss of an existing structure, or to repair a bank damaged during a flood. 
Following the flood emergency or other emergency, the owner shall submit a 
Floodplain Development Permit according to Section 14.035.E(1)(b). 

 
10. Fill of wetlands when there is no other practicable way to build on the site as 

established through Section 14.040 of this Chapter, and provided fill of wetlands 
within the floodplain is balanced with cut elsewhere within the floodplain, and a 
Fill/Removal Permit is issued from the Oregon Department of State Lands (DSL) 
and U.S. Army Corps of Engineers (Corps), as applicable. The application to DSL 
and the Corps may be processed concurrently with a land use application for site 
and design review, land division, a planned development application, or a 
conditional use. A joint fill permit may be applied for prior to application for a 
land use permit. However, if a joint fill permit is approved by the Oregon 
Department of State Lands and the U.S. Army Corps of Engineers prior to 
applying for the land use application, fill may not proceed until the final decision 
for the land use application has been made by the City.  Mitigation for fill of 
wetlands and the location of the mitigation shall be as prescribed by the 
DSL/Corps permit. 

 
11. New drainageways, levees, or alteration of watercourses to accommodate public 

projects administered by the Sandy Drainage Improvement Company or its 
successor, the City, Multnomah County, the state, or a federal agency, provided it 
is in compliance with Sections 14.035(C), and 14.040(R) and (S) of this Chapter. 

 
12. Any development that must implement a Federal Aviation Administration (FAA) 

compliant wildlife hazard management plan on property owned by the Port of 
Portland or within ten thousand (10,000) feet of an Aircraft Operating Area, as 
defined by the FAA, and removal of trees that interfere with the landing or takeoff 
flight path of aircraft at the Troutdale Airport or otherwise interferes with the safe 
operation of the airport as determined by the Port of Portland.  The removal of 
trees that interfere with the operation of the Troutdale Airport are permitted 
outright. 
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13. Removal of refuse as defined in the City of Troutdale Municipal Code.

14.035 Floodplain Development Permit 

A. Background. To participate in the National Flood Insurance Program (NFIP), a
community must adopt and enforce a floodplain management ordinance that regulates
development in the floodplain. This floodplain management ordinance is housed
primarily in Chapter 14 of this Code, but is in part addressed in other Chapters of this
Code. One of the basic Federal requirements for regulating Development in the
Floodplain is a requirement for a Floodplain Development Permit (locally, a Floodplain
Development Permit) before construction or other development begins within any Special
Flood Hazard Area. In this context, the term "development" is defined in Section 1.040.
This chapter contains provisions for the federally required Floodplain Development
Permit and is consistent with the National Flood Insurance Program (NFIP) regulations.
A Floodplain Development Permit is required for development within the Flood
Management Area except as noted in Section 14.035.C of this Chapter.

B. Applicability. Unless exempt per Section 14.035.C, below, approval of a Floodplain
Development Permit shall be obtained before construction or development begins within
any area of special flood hazard established in Section 14.010.B of this Chapter. The
permit shall be for all structures including manufactured dwellings, as set forth in the
Section 1.040 and for all development including fill and other activities, also as set forth
in the Section 1.040.

C. Exemptions. The following activities do not require a Floodplain Development Permit:

1. Removal of invasive, nuisance, or prohibited plant species that exposes the
ground, provided a revegetation plan approved or prepared by the City, state, a
federal agency, Metro, SOLV, the East Multnomah Soil & Water Conservation
District, or other similar organizations as determined by the Floodplain Manager,
is carried out to provide shade and habitat, prevent erosion of steep slopes and/or
sedimentation into the protected water feature. A copy of the plan shall be
provided to the Community Development Department prior to beginning the
work.

2. Placement of fill in residential zones, provided it is consistent with other
applicable provisions of this Code, and provided the fill is used solely for the
purpose of constructing a sandbox, a raised gardening bed, or other similar
landscape feature.

 3. Installation of three strand, on bendable pole, wire farm type fencing that is
constructed consistent with the provisions in Section 14.040 of this Chapter.

Ryan Krueger
Update this section to add language about wildfire mitigation. Undeveloped land is a Type II review as specified in the TMC.
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4. Landscape maintenance activities consistent with the standards identified in this
Section.

5. Wetlands not subject to flooding as described Section 14.010.B of this Chapter, nor
identified as designated habitat covered under the Endangered Species Act, and are
not exempt for review under Section 4.300 of this Code.

D. Submission Requirements.  An application for a Floodplain Development Permit within
the Flood Management Area shall include the following, and these requirements apply to
all applicants for development approval unless otherwise noted below:

1. A site plan showing the proposed development on the site, drawn to a standard
scale, and including an illustrated scale for use in reductions. A site plan shall also
consist of the following:

a. SFHA boundaries, and the base flood elevations based upon the North
American Vertical Datum of 1988 (NAVD 88);

b. The 1996 flood boundaries established by Metro;

c. Floodway boundaries as determined by datum available from the FIRM and
Flood Insurance Study;

d. The name, location, and dimensions of affected streams or rivers, and the
bankfull stage or the two-year storm level.

e. The area comprising the vegetation corridor as established by Sections
4.316 and 4.317 of this Code;

f. Wetlands that are determined significant by the Oregon Department of State
Lands or have the following characteristics. All wetland determinations
made prior to development must be reviewed and acknowledged by the
Oregon Department of State Lands prior to issuance of City permits. The
characteristics shall be determined by a qualified scientist.

i. The wetland is fed by surface flows, sheet flows, or precipitation;
has evidence of flooding during the growing season; at least sixty
percent (60%) of the area is vegetation; and is over one-half acre in
size; or, the wetland qualifies as having “intact water quality
function” under the 1996 Oregon Freshwater Wetland Assessment
Methodology; or

ii. The wetland is in the Flood Management Area; has evidence of
flooding during the growing season; is five (5) acres or more in size;
and has a restricted outlet or no outlet; or, the wetland qualifies as
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having “intact hydrologic control function” under the 1996 Oregon 
Freshwater Wetland Assessment Methodology; or 

 
iii.  The wetland, or a portion of the wetland, is within a horizontal 

distance of less than one-fourth (1/4) mile from a water body which 
meets the State of Oregon Department of Environmental Quality 
definition of “water quality limited water body” in OAR Chapter 
340, Division 41 (1996). 

 
2. Topographic survey. The survey shall show the floodway and floodplain. The 

survey shall also show the location of existing and proposed improvements on the 
site, trees or tree clusters (including those to be removed), existing roads, utilities, 
and structures, buildings, structures, fencing, walls, landscaping, storage of 
materials or equipment, drainage facilities, parking areas, and other impervious 
surface areas. The survey shall be drawn to scale, with two (2) foot contours, and 
shall note the distance from Top-of-bank to the improvements on the site; 

 
3. Where base flood elevation data is provided through the City’s Flood Insurance 

Study, or by other means as permitted in this Chapter, the developer shall obtain 
and record the actual elevation of the lowest floor (including basement) of all new 
or substantially improved structures, including the placement of a manufactured 
dwelling, and whether or not the structure contains a basement. This information 
shall be based upon NAVD 88 and provided on a City Floodplain Development 
Permit form, and should include the following, as applicable:  

 
a.  For all new or substantially improved, elevated, or floodproofed 

structures, verify and record the actual elevation.  
 
b.  Where development occurs within Zone A of the Flood Management Area 

and the Base Flood Elevation (BFE) data is not available either through 
the Flood Insurance Study or from another authoritative source as 
authorized in Subsection 14.020(C) of this Chapter, the Floodplain 
Development Permit shall be reviewed for compliance with FEMA 
Publication 265 issued July 1995 “Managing Floodplain Development in 
Approximate Zone A Areas”, adopted herein for reference, and applicable 
State of Oregon Building Codes. 

 
 4. Hydrology and soils report. Where ground disturbance or vegetation removal is 

proposed that exposes the soil, this report shall be required. This report shall 
include information on the hydrological activities of the site, the effect of 
hydrologic conditions on the proposed development, and any hydrological or 
erosion hazards. This report shall also include characteristics of the soils on the 
site, suitability for development, its carrying capacity, and erosion or slumping 
characteristics that might present a hazard to life and property, or adversely affect 
the function or stability of a public use or facility. This report shall also include 
information on the nature, distribution, and strength of existing soils; the 
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adequacy of the site for development purposes; and an assessment of grading 
procedures required to impose the minimum disturbance to the natural state. The 
report shall be prepared by a professional engineer registered in Oregon. In 
Oregon Department of Geology and Mineral Industries (DOGAMI) inventory of 
landslide hazard areas, on hillsides where grading will lessen stability, or in areas 
where historic or prehistoric mudflows have occurred, a soils engineer and/or 
engineering geologist registered in Oregon shall certify the development will not 
negatively impact public safety, adjacent properties, or water quality. 

 
5. Grading plan. If grading is to occur, a grading plan shall be required that shows 

existing and finished contours (two-foot contour intervals), drainage, all cut and 
fill slopes and proposed drainage channels, direction of drainage flow, location of 
proposed structures and existing structures which may be affected by the 
proposed grading operations, and water quality facilities .  

 
6. Vegetation report. Where vegetation is to be removed or other impacts to the 

onsite vegetation is to be expected as a result of development, this report shall be 
required. This report shall consist of a survey of existing vegetation, whether it is 
native or introduced, and how it will be altered by the proposed development. 
Measures for enhancement of the site, including revegetation with approved plant 
species, will be clearly stated, as well as methods for immediate and long-term 
stabilization of slopes and control of soil erosion. The vegetation report shall be 
prepared by a landscape architect, landscape designer, botanist, arborist, or other 
authority as determined by the Floodplain Manager with specific knowledge of 
approved plant species, planting and maintenance methods, survival rates, and 
their ability to control erosion and sedimentation. The contractor for installation 
and maintenance will be responsible for replacing any approved plant species that 
do not survive the first two (2) years after planting.  

 
7. A “No-Rise” certification and a Letter of Map Change (LOMC) shall be 

submitted with the land use application for the following activities within the 
floodway as mapped by FEMA: 

 
a.  Permanent bank stabilization that occurs in the floodway. 
 
b.  Development, alterations, or relocations of the floodway, including any 

permanent fill within the floodway.  
 

 8.  Building and structure elevations. For all existing and proposed, relocated, or 
expanded buildings and structures, elevation in relation to  the Highest Adjacent 
Grade, the North American Vertical Datum 1988 (NAVD88), and the base flood 
elevation as applicable, of the: 

 
a.  Lowest enclosed area of all existing and proposed, relocated, or expanded 

buildings and structures. This includes crawlspaces, basement floors, and 
attached garages, electrical equipment (except utility meters), heating and 

Ryan Krueger
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ventilation equipment, plumbing, air conditioning equipment, and/or other 
service facilities (including ductwork); top of proposed garage slabs; and 
next highest floor situated above the items herein. 

 
b.  Elevation to which any existing building or structure has been or is 

proposed to be flood-proofed; and certification by a registered 
professional engineer that the flood-proofing methods for any 
nonresidential structure meet the floodproofing criteria in this Chapter. 

 
c.  The locations and sizes of all flood openings in any proposed buildings 

and structures. 
 
 9.  Infrastructure. Location of all proposed infrastructure necessary to serve the 

proposed development shall be required when such new development is proposed 
by the applicant. Such infrastructure includes, but is not limited to, streets, 
driveways, water, sanitary sewer, and storm drainage. 

 
 10.  Floodplain or watercourse alterations. Where floodplain or watercourse 

alterations are proposed, a description of the extent to which any floodplain or 
watercourse is proposed to be altered or affected as a result of proposed 
development shall be required. 

 
 11. All federally-mandated or state-mandated permits issued by other governmental 

agencies shall be obtained, or obtaining such permits shall be a Condition of 
Approval to be satisfied prior to issuance of any construction permit. Such 
permits include but are not limited to Section 404 of the Federal Water Pollution 
Control Act Amendments of 1972, 33 U.S.C. 1334, 16 U.S.C. 1531-1544, and 
State of Oregon Removal-Fill permits, as amended. 

 
E. Application for Floodplain Development Permit. A Floodplain Development Permit shall 

be obtained before construction or development begins within any area of special flood 
hazard established in Section 14.010 of this Chapter. The permit shall be for all structures 
including manufactured dwellings, as set forth in Section 1.040 and for all development 
including fill and other activities, also as set forth in Section 1.040. Applications for a 
Floodplain Development Permit shall be made on forms furnished by the Community 
Development Department and may include, but not be limited to, plans drawn to scale 
showing the nature, location, dimensions, elevations of the area in question, existing or 
proposed structures, fill, storage of materials, drainage facilities, and the location of the 
foregoing.  

 
1.  A Type I Floodplain Development Permit is required for the following: 

 
a.  Construction of a single-family dwelling, including the placement of a 

manufactured dwelling or repair or alteration of existing single-family 
dwellings and manufactured dwellings. Single-family dwellings and 
manufactured dwellings shall be built in compliance with the applicable 



Troutdale Development Code  Chapter 14 – Flood Management 

75-03 Text Amendment TDC 14-16 CC Hearing Draft: 27-Nov-18 

development standards in Section 14.040 of this Chapter. 
 

b.  Bank stabilization or tree and vegetation removal necessary to preserve an 
existing structure during an emergency. During the flood emergency or 
other emergency the permit is not required; however, as immediately as 
possible following the emergency a Floodplain Development Permit shall 
be obtained that documents the bank stabilization and tree and vegetation 
removal measures taken during the emergency; the schedule and 
procedure that will be used to remove any temporary fill, including sand 
bags, and the schedule and procedure to replant tree and vegetation where 
required according to the standards in Section 4.300. If the stabilization 
measures will not be removed, a Type II Floodplain Development Permit 
will be required as well as a “No-Rise” certification and LOMC as 
applicable. The required Floodplain Development Permit shall also show 
that the long-term stability of the site is in compliance with all other 
relevant Development Standards identified in Section 14.040 as 
applicable. 

 
c.  Wildfire mitigation projects as identified in this Chapter. 

 
2. A Type II Floodplain Development Permit is required for: 

 
a.  Any use in the underlying zoning district requiring a Type II Site 

Development review. 
 

b. New or expanded streets or bridges. 
 
c. New or expanded railroads or trestles. 
 
d. Permanent bank stabilization or fill within the floodplain or floodway. 
 
e. Balanced cut and fill activity within the floodplain, with a Letter of Map 

Change, as required in this Code. 
 
f. Fill of wetlands. If the wetland is outside of the floodplain and not 

hydrologically connected, a Floodplain Development Permit is not 
required, only the Site Development Review. 

 
g. Other uses similar in nature to those listed above. 

 
3. A Type III procedure and Floodplain Development Permit shall be processed for 

uses requiring a Type III review in the underlying zoning district, for all special 
variances requested from the standards of this Chapter, and for any proposed 
alteration of a watercourse of any perennial or intermittent streams. 

 
F.  Review Criteria - Requests for approval of a Floodplain Development Permit shall be 
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reviewed by the Floodplain Administrator or designee to ensure: 
 

1. Consistency with the standards from Sections 1.040, Chapter 2, and Section 
14.040 of this Code, as applicable; 

 
2. Consistency with other applicable standards of this Code and all other applicable 

policies and standards adopted by the City. 
 

G.  Mandatory Conditions of Approval - The following Conditions of Approval are 
mandatory and shall be imposed on every approved Floodplain Development Permit: 

 
1. Required During Construction Elevation Certificate. For all new construction, 

development, and substantial improvements, the permit holder shall provide to the 
Floodplain Administrator or designee an as-built certification of the floor 
elevation or flood-proofing elevation immediately after the lowest floor or flood-
proofing is placed and prior to further vertical construction. Any deficiencies 
identified by the Floodplain Administrator or designee shall be corrected by the 
permit holder immediately and prior to work proceeding. Failure to submit 
certification or failure to make the corrections shall be cause for the Floodplain 
Administrator or designee or the Building Official to issue a stop-work order for 
the project. 

  
2. Required Documentation Prior to Issuance of Certificate of Occupancy 

 
a.  In addition to the requirements of the Building Codes pertaining to 

Certificate of Occupancy, prior to the final inspection the owner or 
authorized agent shall submit the following documentation to the 
Floodplain Administrator or designee and the documentation shall be 
prepared and sealed by a registered surveyor or engineer: 

 
i.   For elevated buildings and structures in Special Flood Hazard 

Areas, the as-built elevation of the lowest floor, including 
basement, or where no base flood elevation is available the height 
above highest adjacent grade of the lowest floor; 

 
ii. For buildings and structures that have been floodproofed, the 

elevation to which the building or structure was floodproofed. 
 

b.  Failure to submit certification or failure to correct violations shall be cause 
for the Floodplain Administrator or designee or the Building Official to 
withhold a Certificate of Occupancy until such deficiencies are corrected. 

 
3. For applications for partitions and subdivisions, one of the following shall be 

required: 
 

a.  Protection of Flood Management Areas with a conservation easement; 
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b.  Platting Flood Management Areas as common open space; or 
 
c.  Offer of sale or donation of Flood Management Area property to public 

agencies or private non-profits for preservation where feasible. 
 
14.040 Development Standards. The land use application shall establish through the use of narrative, 

site plans, and professional reports, the following: 
 

A. Type II or III approval for new development, including additions or alterations to existing 
structures, except for single family dwellings, in the Flood Management Area may be 
allowed, provided that: 

 
1. The applicant shall demonstrate that there is no reasonable nor practical 

alternative design or method of development that would have a lesser impact on 
the Flood Management Area than the one proposed. 

 
2. If there is no reasonable nor practical alternative design or method of 

development the project shall be designed in compliance with applicable parts of 
Subsections (B) through (X) of this Section, so that the impacts on the Flood 
Management Area are limited and the plans shall include restoration, replacement, 
or rehabilitation of the vegetation within the Flood Management Area. 

 
3. The applicant shall provide mitigation to ensure that impacts to the functions and 

values of the vegetation corridor and integrity of the slope will be mitigated or 
restored to the extent practicable. 

 
B. A professional engineer registered in Oregon must certify that the development will not 

result in any increase in flood levels throughout the SFHA during the occurrence of the 
base flood discharge, and that water quality will not be adversely affected. 

 
C. As applicable, the development must be authorized by the Oregon Department of State 

Lands, U.S. Army Corps of Engineers, the Oregon Department of Fish and Wildlife, and 
the Sandy Drainage Improvement Company. The applicant shall obtain and submit a 
copy of all required state and federal permits for any proposed development in the Flood 
Management Area, including Section 404 of the Federal Water Pollution Control Act 
Amendments of 1972, 33 USC 1334. 

 
D. Unless otherwise authorized under the provisions of this Chapter, the development shall 

comply with the underlying zoning district dimensional standards and the minimum 
vegetation corridor as established in Sections 4.316 and 4.317 of this Code. The applicant 
shall submit an exhibit that shows the location and provides a description of all actions to 
be provided to mitigate the impacts of permitted development as established in Section 
4.314 of this Code. 

 

Ryan Krueger
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E. Protect the water quality resource, and Flood Management Area functions and values
from uncontained areas of hazardous materials as defined by the State of Oregon
Department of Environmental Quality water quality standards.

F. Limit impervious surface areas in the Flood Management Area.

1. The impervious surface of the development may not exceed thirty percent (30%)
of the flood plain area, provided the standards of this Code are met. Exception:
Public roads necessary to serve the transportation needs of the City may exceed
thirty percent (30%) of the Flood Management Area provided all other applicable
standards of this Chapter have been met.

2. Clustering of houses and multiple-family units, zero lot line developments, and/or
modifications to setbacks may be approved under the Type II procedure in order
to accommodate the density permitted within the underlying zoning district and
not exceed the impervious surface limitation of thirty percent (30%) of the Flood
Management Area on the site.

3. The Director, or their designee, may grant an administrative variance of up to fifty
percent (50%) of any dimensional standard in the underlying zoning district
where necessary to avoid development within the Flood Management Area.

G. Maintain flood storage capacity. The  developer  is  required  to  offset  new  fill  placed
in  the  floodplain  by excavating  an  additional  flood-able  area  to  replace  the  lost
flood  storage  area,  preferably  at hydrologically equivalent sites. All development
proposals in the SFHA shall provide compensatory mitigation for impacts to flood
storage, water infiltration, and riparian vegetation to ensure that new development does
not increase flood hazards on other properties. A mitigation plan shall be submitted with
the land use application. All required actions derived from that plan shall be completed
prior to issuance of a Certificate of Occupancy, a Certificate of Completion for a
subdivision, or the final building inspection, as applicable. Balanced cut and fill is
required for permitted development in the Flood Management Area. Excavation and fill
shall be performed in a manner to maintain or increase flood storage and conveyance
capacity and not increase design flood elevations. A professional engineer registered in
Oregon must certify that the development will not result in any increase in flood levels
throughout the SFHA during the occurrence of the base flood discharge except as
described in Section 14.040.G(8), and that water quality will not be adversely affected.

1. All fill placed at or below the design flood elevation in the Flood Management
Area shall be balanced with at least an equal volume or amount of soil material
removal. The development shall be designed to minimize development within the
Flood Management Area and amount of fill necessary. Balanced cut and fill may
be used to elevate structures but shall not be used for density transfer. Residential
density must be calculated prior to changes to the floodplain as a result of
balanced cut and fill.
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2. Excavation shall not be counted as compensating for fill if such areas will be 
filled with water in non-storm winter conditions. 

 
3. The cumulative effect of any proposed development shall not increase the water 

surface elevation of the base flood except as described in Section 14.040.G(8). 
Onsite flood storage capacity shall not decrease as a result of development, 
vegetation removal, or excavation except as described in Section 14.040.G(8). 

 
4. A “No-Rise” certification is required for any fill or permitted development within 

the floodway pursuant to Section 60.3(d)(3) of the National Flood Insurance 
Program. 

 
a.  The “No-Rise” supporting data and a copy of the engineering certification 

must be submitted to, and reviewed by, the City prior to approval of 
development, and the data shall be submitted with the Floodplain 
Development Permit. 

 
b.  The “No-Rise” certification and supporting technical data must stipulate 

no impact on the 100-year flood elevations, floodway elevations, or 
floodway widths at the new cross-sections and at all existing cross-
sections anywhere in the model. 

 
c.  A sample “No-Rise” certification is available in the Community 

Development Department. 
 

5. All new buildings built on fill in the regulatory floodplain shall be constructed on 
fill: 

 
a.      Certified by a professional engineer registered in Oregon as suitably 

designed and compacted for the development (e.g. fill that meets the 
criteria of 1803.5.8 and Section 1804.4 of the International Building Code, 
Section 2.4 of ASCE 24, or their equivalent); and 

 
b.  Providing protection from erosion and scour. 

 
6. When a project proposes development that will alter a watercourse, modify 

floodplain boundaries, or modify Base Flood Elevations, the application shall 
obtain a Conditional Letter of Map Change from FEMA prior to grading and 
filling the site and then obtain and submit the final Letter of Map Change prior to 
final inspections, or issuance of a certificate of completion, or issuance of the 
certificate of occupancy as required under this Section. When a project applicant 
has demonstrated through the Floodplain Development Permit that, in addition to 
the standards listed for Section 14.040.G, the following standards have been 
achieved, a Conditional Letter of Map Change/Letter of Map Change may not be 
required: 

 

Ryan Krueger
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a. Fill is not proposed in the floodway for the site to be impacted through
development;

b. The project site is not being elevated to or above the base flood elevation
(BFE);

c. The project is proposing to remove unsuitable existing material (topsoil)
and backfilling with select structural material, not alter the existing
(natural grade) elevation of the site;

d. The site to be impacted does not have US Fish and Wildlife Service
(USFWS) designations for critical habitat for Threatened or Endangered;
and

e. In areas where a regulatory floodway has not been designated, the new
construction, substantial improvements, or other development (including
fill) within A or AE Zones on the community’s FIRM, has 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 at any point within the
community.

7. All proposals that include engineering analysis for maintenance of flood storage
capacity are subject to review by a qualified engineer licensed in the State of
Oregon. The applicant shall be responsible for the cost of this independent review
and will be advised at the time of application of this expectation.

8. As described in FEMA’s “NFIP Guidebook - A Local Administrator’s Guide to
Floodplain Management and the National Flood Insurance Program, 5th Addition,
Appendix E - Policy on Fish Enhancement Structures in the Floodway”, projects
that are specifically implemented to restore or enhance US Fish and Wildlife
Service (USFWS) identified Threatened or Endangered anadromous fish species
or habitat where such species have been determined to reside qualify to allow for
minimal rises in the 100-year flood levels as a result of implementation. In
addition to the Submission Standards identified in Section 14.035.D, applicants
for such projects shall also provide statements from Rural Conservation and
Development, the Natural Resource Conservation Service, or similarly qualified
staff of fisheries, natural resource, or water resources agencies that less than the
maximum hydraulic analyses may be allowed. A professional engineer registered
in Oregon shall provide a feasibility analysis and certify that the project was
designed to keep any rise in 100-year flood levels to as close to zero as practically
possible and ensure that no structures would be impacted by a potential rise.
Additionally, routine maintenance of any such project would be necessary to
sustain conveyance over time. A plan that sets forth how long-term maintenance
is to be maintained shall be required with the submittal of the Floodplain
Development Permit. An additional mandatory condition of approval, as
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recommended by FEMA, shall be attached to such projects that emphasize the 
dynamics of a river or creek, and, where the Floodplain Manager has deemed 
necessary, a requirement for further analysis. 

 
H. Residential Development, including accessory structures as referenced in Section 5.010 

of this Code and not constructed in accordance with Section 14.040.V. Note: if more than 
fifty percent (50%) of the lot being developed is affected by the floodplain, then the 
minimum density standard of this Code does not apply. 

 
1. Elevate structures. The minimum finished floor elevation, including basement 

floor, for all new or substantially improved residential structures in the Flood 
Management Area shall be at least two (2) feet above the base flood elevation, as 
established by Section 14.010.B in this Chapter, and as demonstrated through the 
Elevation Certificate submittals as established in this Section. Elevation 
Certificates shall be required for all residential development as required by the 
Community Rating System. 

 
a.  An Elevation Certificate shall be submitted with the construction plans. 

The Elevation Certificate shall include the elevation of the lowest floor 
(including basement). The Elevation Certificate shall be certified by a land 
surveyor, engineer, or architect who is authorized by state or local law to 
certify elevation information for construction within specific flood hazard 
areas. 

 
b.  A second certified Elevation Certificate shall be submitted to the City of 

Troutdale prior to pouring the foundation. 
 
c.  A third certified Elevation Certificate shall be submitted after the structure 

is completed based upon finished construction. 
 
d.  The City shall maintain the Elevation Certificates for public inspection. 

 
2. Fully enclosed areas below the lowest floor that are subject to flooding are 

prohibited, or shall be designed to automatically equalize hydrostatic flood forces 
on exterior walls by allowing for the entry and exit of flood waters. Designs for 
meeting this requirement must either be certified by a registered professional 
engineer or architect, or must meet or exceed the following minimum criteria: 

 
a.  A minimum of two (2) openings having a total net area of not less than 

one (1) square inch for every square foot of enclosed area subject to 
flooding shall be provided. 

 
b.  The bottom of all openings shall be no higher than one (1) foot above 

grade. 
 
c.  Openings may be equipped with screens, louvers, or other devices 
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provided that they permit the automatic entry and exit of floodwaters. 
 
d.  Where possible, openings will be installed on at least two opposing sides 

of the enclosed area. 
 
3. Below-grade crawlspaces are allowed only when in compliance with the design 

requirements of FEMA Technical Bulletin 11-01, “Crawlspace Construction for 
Buildings Located in Special Flood Hazard Areas.” Buildings that have below-
grade crawlspaces will have higher flood insurance premiums than buildings that 
have the preferred crawlspace construction with an interior elevation at or above 
the lowest adjacent exterior grade. 

 
a.  The building must be designed and adequately anchored to resist flotation, 

collapse, and lateral movement of the structure resulting from 
hydrodynamic and hydrostatic loads, including the effects of buoyancy. 
Hydrostatic loads and the effects of buoyancy can usually be addressed 
through the required openings: 

 
i. Openings that equalize hydrostatic pressures by allowing for the 

automatic entry and existence of floodwaters is required. The 
bottom of each flood vent opening can be no more than one (1) 
foot above the lowest adjacent exterior grade. See FEMA 
Technical Bulletin 1-93, Opening in Foundation Walls, for 
guidance. 

 
ii. All portions of the building below the base flood elevation must be 

constructed with materials resistant to flood damage. This includes 
not only the foundation walls of the crawlspace used to elevate the 
building, but also any joists, insulation, or other materials that 
extend below the BFE. The recommended construction practice is 
to elevate the bottom of joists and all insulation above BFE. 
Ductwork or other utility systems located below the insulation may 
pull away from their supports. See page 8 of Technical Bulleting 1-
93 and FEMA Technical Bulletin 2-93 Flood Resistant Materials 
Requirements. 

 
iii. Any building utility systems within the crawlspace must be 

elevated above the base flood elevation or designed so that 
floodwaters cannot enter or accumulate within the system 
components during flood conditions. Ductwork, in particular, must 
either be placed above the BFE or sealed from floodwaters. For 
further guidance, see FEMA 348, Protecting Building Utilities 
from Flood Damage. 

 
b.  The interior grade of a crawlspace below the base flood elevation must not 

be more than two (2) feet below the lowest adjacent exterior grade. 
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c.  The height of the below-grade crawlspace, measured from the interior 

grade of the crawlspace to the top of the crawlspace foundation wall must 
not exceed four (4) feet at any point. The height limitation is the maximum 
allowable unsupported wall height according to the engineering analyses 
and building Code requirements for flood hazard areas. Crawlspaces may 
not be converted to basements. 

 
d.  There must be an adequate drainage system that removes floodwaters from 

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

 
e.  Crawlspace construction is not permitted in areas with flood velocities 

greater than five (5) feet per second unless the design is reviewed by a 
qualified design professional, such as a registered architect or professional 
engineer. For velocities in excess of five (5) feet per second, other 
foundation types should be used. 

 
f.  The crawlspace is an enclosed area below the base flood elevation (BFE) 

and, as such, must have openings that equalize hydrostatic pressures by 
allowing the automatic entry and exit of floodwaters. The bottom of each 
flood vent opening can be no more than one (1) foot above the lowest 
immediate interior or exterior grade. 

 
4. Substantial improvements will require elevation of any non-elevated structure to 

two (2) feet above the base flood elevation in compliance with this Section and in 
accordance with Section 1.040. Substantial improvement is considered to occur 
when the first alteration of any wall, ceiling, floor, or other structural part of the 
building commences, whether or not that alteration affects the external 
dimensions of the structure. Substantial improvements include: 

 
a.  Any repair, reconstruction, or improvement of a structure, the cost of 

which exceeds forty-nine percent (49%) of the market value of the 
structure as established by the County appraiser or a licensed professional 
appraiser. 

 
b.  Reconstruction or repair of a structure that exceeds forty-nine percent 

(49%) of the market value of the building before it was damaged. 
 
c.  Additions to an existing structure when the addition increases the market 

value of the structure by more than forty-nine percent (49%) or the floor 
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area by more than twenty percent (20%). 

5. Comply with other standards of this Section, as applicable.

I. Manufactured dwellings within the Special Flood Hazard Area.

1. All manufactured dwellings to be placed or substantially improved on sites that
are outside of a manufactured dwelling park or subdivision; in a new
manufactured dwelling park or subdivision; in an expansion to an existing
manufactured dwelling park or subdivision, or in an existing manufactured
dwelling park or subdivision on which a manufactured dwelling has incurred
substantial damage shall be elevated on a permanent foundation such that the
finished floor of the manufactured dwelling is elevated to a minimum eighteen
(18) inches (46 cm) above the base flood elevation and be securely anchored to an
adequately designed foundation system to resist flotation, collapse, and lateral
movement.

2. Manufactured dwellings to be placed or substantially improved on sites in an
existing manufactured dwelling park or subdivision within the Special Flood
Hazard Area on the community’s FIRM that are not subject to the above
manufactured dwelling provisions shall be elevated so that either:

a. The finished floor of the manufactured dwelling is elevated to a minimum of
eighteen (18) inches (46 cm) above the base flood elevation; or

b. The manufactured dwelling chassis is supported by reinforced piers or
other foundation elements of at least equivalent strength that are no less
than thirty-six (36) inches in height above grade and be securely anchored
to an adequately designed foundation system to resist flotation, collapse,
and lateral movement. Anchoring shall be installed using methods and
practices that minimize flood damage. 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).

3. Manufactured dwellings shall have all electrical crossover connections installed at
a minimum of twelve (12) inches above BFE.

4. Manufactured dwellings supported on solid foundation walls shall be constructed
with flood openings that comply with Section 14.040.H(2).

5. Comply with the other standards of this Section as applicable.

J. Recreational Vehicles (RV) within the Special Flood Hazard Area, whether in a park or
on private property outside of a park, are required to:
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1. Be on the site for fewer than one hundred eighty (180) consecutive days, and

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

3. Meet the permit requirements of Section 14.040.I and the elevation and anchoring
requirements for manufactured dwellings.

4. The RV “pads” shall be paved with asphaltic concrete or comparable, and have a
special water quality facility for the collection of the stormwater from the site.

5. The RV “pads” shall be wide enough to accommodate a trailer parked next to the
towing vehicle or be long enough to accommodate both towing vehicle and
trailer.

K. Nonresidential Construction. New construction, development, and substantial
improvement of any commercial, industrial, or other nonresidential structure shall have
the lowest floor, including basement, elevated to no less than two (2) feet above the base
flood elevation; or, together with attendant utility and sanitary facilities, shall:

1. Be dry floodproofed so that below the base flood level the structure is watertight
with walls substantially impermeable to the passage of water. A dry floodproofing
certificate shall be filed with the City following the form and procedure
established by the Federal Emergency Management Agency.

2. Have structural components capable of resisting hydrostatic and hydrodynamic
loads and effects of buoyancy, in accordance with standards established by the
Federal Emergency Management Agency and the National Flood Insurance
Program.

3. Be certified by a registered professional engineer or architect that the design and
methods of development are in accordance with accepted standards of practice for
meeting provisions of National Flood Insurance Program regulations (CFR
60.3(c)(4) and (5)) based on their development and/or review of the structural
design, specifications, and plans. Such certifications shall be provided to the City.

4. Nonresidential structures that are elevated, not dry floodproofed, must meet the
same standards for space below the lowest floor as described in Section 14.040.H.
If elevated, an Elevation Certificate shall be submitted with the construction
plans, prior to pouring the foundation, and after construction.

5. Applicants dry 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 the base flood elevation will
be rated as one (1)  foot below the base flood elevation).
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6. Applicants that elect to utilize floodproofing instead of elevation shall supply a
comprehensive Maintenance Plan at the time of building plan review for the entire
structure to include but not limited to: exterior envelope of structure; all
penetrations to the exterior of the structure; all shields, gates, barriers, or
components designed to provide floodproofing protection to the structure; all
seals or gaskets for shields, gates, barriers, or components; and, the location of all
shields, gates, barriers, and components as well as all associated hardware, and
any materials or specialized tools necessary to seal the structure.

7. Applicants may be required by the Floodplain Manager to supply an Emergency
Action Plan (EAP) for the installation and sealing of the structure prior to a
flooding event that clearly identifies what triggers the EAP and who is responsible
for enacting the EAP.

8. Comply with other standards of this Section as applicable.

L. Remove temporary fills. Temporary fills permitted during construction or emergency
bank stabilization shall be removed if not in compliance with the balanced cut and fill
standard of this Code or prior to issuance of a Certificate of Occupancy or release of any
bond issued for the development.

M. Preserve and/or restore the vegetation corridor within the disturbed areas, and retain the
existing tree canopy as established in Sections 4.316, Width of Vegetation Corridor, and
4.317, Methods for Determining Vegetation Corridors Next to Primary Protected Water
Features, of this Chapter. An enhancement plan for disturbed areas shall be prepared and
implemented to stabilize slopes to prevent landslides on slopes and sedimentation of
water features. This plan shall provide for the replanting and maintenance of approved
plant species designed to achieve pre-disturbance conditions.

N. Maintain or reduce stream temperatures.

O. Minimize erosive velocities, nutrient, and pollutant loading into water. Use filtering,
infiltration, and natural water purification for stormwater runoff in compliance with the
Erosion Control and Water Quality Standards of Section 5.600 of this Code. The
applicant’s engineering plans shall certify that runoff and sedimentation from the site will
comply with the standards of Section 5.600 of this Code.

P. Anchoring. All new construction, development, and substantial improvements shall be
anchored to prevent flotation, collapse, or lateral movement of the structure.

Q. Construction Materials and Methods. All new construction, development, and substantial
improvements shall use flood-resistant materials in accordance with the requirements of
FEMA Technical Bulletin 2-93 “Flood Resistant Materials Requirements” and utilities
shall be designed and installed in accordance with FEMA Publication 348 “Protecting
Building Utilities from Flood Damage.” The following standards are only a summary of
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those requirements: 

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

2. All new construction, development, and substantial improvements shall be
constructed using methods and practices that minimize flood damage and
minimize impacts to natural floodplain functions, including flood storage, water
infiltration, and riparian vegetation.

3. Electrical, heating, ventilation, plumbing, and air conditioning equipment, and
other service facilities shall be designed and/or otherwise elevated or located so as
to prevent water from entering or accumulating within the components during
conditions of flooding.

4. No construction materials or methods may be used within the floodplain that
would impair or damage water quality or native vegetation.

5. All development shall have adequate drainage provided to reduce exposure to
flood damage and maintain water quality.

R. Utilities and Roads.

1. Stream crossings shall be as close to perpendicular to the stream as practicable.
Bridges shall be used instead of culverts wherever practicable, and comply with
the Oregon Department of Fish and Wildlife construction standards.

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

3. 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.

4. Onsite waste disposal systems shall be located to avoid impairment to them, or
contamination from them, during flooding consistent with the State of Oregon
Department of Environmental Quality.

5. Utility and road placement shall occur outside the floodway unless the utility or
road is necessary to serve permitted development, and there is no reasonable
alternative. Roads built in the floodplain shall be built at or above the base flood
elevation to provide access to emergency vehicles during a flood.

6. Stormwater management and water quality facilities shall comply with the siting
and construction standards of Section 5.700 of this Code.

Ryan Krueger
Consistent with BiOp.
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S. For any alterations or relocations of a watercourse the developer shall be required to
notify the Oregon Department of State Lands, the Oregon Department of Land
Conservation and Development, and adjacent communities that will be impacted by the
alteration or relocation. The developer shall be responsible for obtaining and submitting
copies of any required project permits required by the Oregon Department of State Lands,
U.S. Army Corps of Engineers, Oregon Department of Fish and Wildlife Service, Federal
Emergency Management Agency, and other affected agencies, as applicable. The flood
carrying capacity of the altered or relocated watercourse shall not be diminished and shall
be maintained. Alterations will require a “No-Rise” certification for changes to the
floodway, and changes that relocate the floodplain will require a Letter of Map Change
(LOMC) from FEMA or may require a revised Flood Insurance Study and Flood
Insurance Rate Map for the City. The burden for all engineering studies required to
process these forms is the applicant’s, not the City’s.

T. Subdivision Proposals. In addition to compliance with the underlying zoning district
standards of this Code and this Chapter, the development of the subdivision shall be
subject to the following additional criteria:

1. All subdivision proposals shall be consistent with the need to minimize flood
damage.

2. All subdivision proposals shall have public utilities and facilities such as sewer,
gas, electrical, and water systems located and constructed to minimize flood
damage.

3. All subdivision proposals shall have adequate drainage provided to reduce
exposure to flood damage.

4. Where the base flood elevation data has not been provided or is not available from
another authoritative source, it shall be generated for subdivision proposals and
other proposed developments which contain at least fifty (50) lots or five (5)
acres, whichever is less.

5. If more than fifty percent (50%) of the lot being partitioned or subdivided is
affected by the floodplain, then the minimum density standard of this Code does
not apply.

U. Critical Facilities.

1. Construction of new critical facilities shall be, to the extent possible, located
outside the limits of the Special Flood Hazard Area.

2. Construction of new critical facilities shall be permissible within the SFHA if no
feasible alternative site is available.

3. Critical facilities constructed within the SFHA shall have the lowest floor

Ryan Krueger
CAV requirement
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elevated one foot above the height of the 500-year flood level. Submit Elevation 
Certificates with the construction plans, prior to pouring the foundation, and upon 
completion of the structure in accordance with Subsections H(1)(a - c) of this 
Section. 

4. Access to and from the critical facility shall also be protected to the height utilized
above.

5. Access routes elevated to or above the level of the base flood elevation shall be
provided to all critical facilities to the extent possible.

6. Floodproofing and sealing measures must be taken to ensure that toxic substances
will not be displaced by or released into floodwaters.

7. Comply with the other standards of this Section as applicable.

V. Small Accessory Structure. Relief from elevation or floodproofing as required in this
Section may be granted for small accessory structures that meet the following standards.
The applicant shall be advised that this type of allowance will result in higher insurance
rates for these structures, as applicable.

1. Less than two hundred (200) square feet, less than $5,000 in valuation, and do not
exceed one story;

2. Not temperature controlled;

3. Not used for human habitation and are used solely for parking of vehicles or
storage of items having low damage potential when submerged;

4. Not used to store toxic material, oil or gasoline, or any priority persistent pollutant
identified by the State of Oregon Department of Environmental Quality unless
confined in a tank installed in compliance with this ordinance or stored at least
two feet above base flood elevation;

5. Located and constructed to have low damage potential;

6. Constructed with materials resistant to flood damage as described in this Section;

7. Anchored to prevent flotation, collapse, or lateral movement of the structure
resulting from hydrodynamic and hydrostatic loads, including the effects of
buoyancy, during conditions of the base flood;

8. Constructed to equalize hydrostatic flood forces on exterior walls by allowing for
the automatic entry and exit of floodwater. Designs for complying with this
requirement must be certified by a licensed professional engineer or architect or
designed in compliance with Section 14.040.H(2):

Ryan Krueger
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9. 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.

14.045 Floodways. Located within areas of special flood hazard established in Section 14.010.B of 
this Chapter 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. Except as provided in Section 14.045.C, encroachments, including fill, new construction,
development, substantial improvements, and other development are prohibited unless
certification by a registered professional civil engineer is provided demonstrating through
hydrologic and hydraulic analyses performed in accordance with standard engineering
practice that encroachments shall not result in any increase in flood levels during the
occurrence of the base flood discharge.

B. If Section 14.040.A is satisfied, all new construction, development, and substantial
improvements shall comply with all applicable flood hazard reduction provisions of
Section 14.040 of this Code.

C. Floodways and other high hazard zones are extremely hazardous areas due to
exceptionally high flood and erosion potential. In these areas, the development actions
permitted in high hazard zones shall be limited to water-dependent uses; bridges and
other location-dependent uses; habitat restoration activities consistent with Sections
14.035.C(2); low-intensity recreation; and bioengineered banks.

14.050 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 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. 

14.055 Flood Management Area Variance Procedures. Variances from dimensional standards of the 
underlying zoning district or other provisions of this Code not part of this Chapter shall be 
processed in accordance with Section 6.800 of this Code. 

A. Generally, the only condition under which a variance from the elevation standard may be
issued is for new construction, development, and substantial improvements to be erected
on a lot of one-half (1/2) acre or less in size contiguous to and surrounded by lots with
existing structures constructed below the base flood level, providing that the
considerations of Section 14.055.A(1 - 11) have been fully reviewed. As the lot size
increases the technical justification required for issuing the variance increases.

1. The danger that materials may be swept onto other lands to the injury of others;

Ryan Krueger
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2. The danger to life and property due to flooding or erosion damage;

3. The susceptibility of the proposed facility and its contents to flood damage and
the effect of such damage on the individual owner;

4. The importance of the services provided by the proposed facility to the
community;

5. The necessity to the facility of a waterfront location, where applicable;

6. The availability of alternative locations for the proposed use which are not subject
to flooding or erosion damage;

7. The compatibility of the proposed use with existing and anticipated development;

8. The relationship of the proposed use to the comprehensive plan and floodplain
management program for that area;

9. The safety of access to the property in times of flood for ordinary and emergency
vehicles;

10. 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,

11. 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.

B. Variances may be issued for the reconstruction, rehabilitation, or restoration of structures
listed on the National Register of Historic Places or the Statewide Inventory of Historic
Properties, without regard to the procedures set forth in this Section.

1. Is the minimum necessary to preserve the historic character and design of the site,
building or structure;

2. Will not result in the site, building or structure losing its historic designation; and

3. Demonstrates consistency with all other local, state, or federal laws or ordinances,
including documentation of any necessary consultations with state or federal
agencies.

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

Ryan Krueger
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D. Variances shall only be issued upon a determination that the variance is the minimum
necessary, considering the flood hazard, to afford relief.

E. The Director, or their designee, may grant a Type II variance of up to fifty percent (50%)
of any dimensional standard in the underlying zoning district where necessary to avoid
construction or development within the Flood Management Area. The Director or
designee shall make a determination in accordance with the criteria established in Section
14.055.J of this Chapter.

F. Applications for variances to dimensional standards in excess of that provided in Section
14.055.E shall be a Type III application.

G. The Planning Commission or Director, or their designee, may attach conditions to the
granting of variances as it deems necessary to further the purpose of this Chapter.

H. As a participant in the National Flood Insurance Program, the City is not authorized to
grant a variance from the requirement to elevate or floodproof structures in accordance
with state and federal regulations, whichever is most restrictive. 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 criteria except
Section 14.055.A and otherwise complies with Sections 14.040.P - R of this Chapter.

I. The City cannot grant a variance from the special flood hazard designation assigned by
the Federal Insurance Administrator to a site. However, a property owner may request a
Letter of Map Change (LOMC) from the Federal Emergency Management Agency.

J. In reviewing a Type III Variance, the Planning Commission shall consider all technical
evaluations, relevant factors, and standards specified in other Sections of this Chapter and
other Chapters of this Code, and make affirmative findings, with or without conditions,
for each of the following criteria:

1. A showing of good and sufficient cause that the need for the variance is not of the
applicant’s making and will not result in a use of the site that is not otherwise
permitted in the underlying zoning district.

2. A determination that failure to grant the variance would result in exceptional
hardship to the applicant and is the minimum necessary to grant relief.

3. A determination that the granting of a variance will not result in increased flood
heights, additional threats to public safety, extraordinary public expense, create
nuisances, cause fraud on or victimization of the public as identified in Section
14.055.A(1) – (11) or conflict with existing local, state, or federal laws or
ordinances.

4. The safety of access to the property in times of flood for ordinary and emergency
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vehicles. 

5. A determination that the development project cannot be located outside the
Special Flood Hazard Area and/or high hazard area and that impacts to flood
storage, water infiltration, and riparian vegetation have been minimized to the
extent practicable.

6. A demonstration of consistency with all other local, state, or federal laws or
ordinances, including documentation of any necessary consultations with state or
federal agencies.

14.060 Prescribed Conditions for the Rehabilitation or Replacement of Pre-Existing Structures. The 
replacement of pre-existing structures or development damaged or destroyed accidentally is 
subject to following standards: 

A. The structure or development was in existence within the Flood Management Area prior
to February 1, 2019.

B. The use is allowed in the underlying zoning district at the time the application is made to
rehabilitate or replace the structure.

C. A Type I Floodplain Development Permit is approved prior to applying for building
permits.

D. The rehabilitation or replacement is rebuilt on the same footprint of the original structure
and does not increase the impervious area within the Special Flood Hazard Area.

E. The rehabilitated or replaced structure is elevated, if residential, or floodproofed or
elevated, if non-residential, in accordance with the applicable standards of this Chapter,
the definition found Section 1.040, and all additional relevant standards in this Code.

Ryan Krueger
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