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Planning Commission Staff report 
 
 
 

 
 

To:  Planning Commission  Date:  March 12, 2019  
 
From:   Carolyn Johnson, Community Development Administrator 
 
Subject:  Application 187-19-005 – Modifications to Chapter 17.318/Flood 
Damage Prevention to reflect state and federal regulations for flood hazard management 
as required by Federal Emergency Management Agency (FEMA).  
 
Staff Recommendation:  Review and recommend City Council approval of Application 
187-19-005 as presented in this staff report; there is sufficient evidence in the record 
upon which a Council approval can be based to reflect state and federal regulations for 
flood hazard management as required by Federal Emergency Management Agency 
(FEMA).  
 
I.  Amendment:  The City is required by the Federal Emergency Management 
Agency (FEMA) to amend its Flood Damage Prevention Regulations for compliance with 
new FEMA regulations. City Engineering and Planning staff worked with FEMA and 
DLCD staff to review FEMA regulations (Attachment B) to assure the new regulations 
are acceptable to FEMA standards.  Key amendment components are:  
 
-Changes to and expansion of definitions (17.318.050) 
 
-Identification of the December 7, 2018 date for the Federal Insurance Study for Coos 
County and its incorporated areas. The prior date had been September 25, 2009. 
(17.318.080) 
 
-Deletion of repetitive specific language about encroachments in the floodway 
(17.318.130) 
 
- Removal of language for Manufactured homes (17.318.130(5) & 17.318.160(d)) with 
addition of language for manufactured dwellings requiring compliance with FEMA’s 
“Manufactured Home Installation in Flood Hazard Areas” guidebook. 
  
-Addition of specific language for variances (17.318.300) 
 
-Addition of a violation/penalties section to the regulations. (17.318.400) 
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II. Comprehensive Plan/CMBC consistency  
 

Section#/ Title Requirement  Complies  

CBMC 17.130/ 
Procedures 
 

Public Notification and notification to DLCD  Yes. DLCD was 
notified timely on 
January 15, 2019.   

CBMC Section 
17.360/Plan 
amendment and 
Zone Change                                                                                     

Planning Commission determination of 
Consistency with approval criteria noted in 
17.360.060 (a, b, and c)  

Yes.  See  
Attachment A for  
Consistency findings.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                

Comprehensive 
Plan 2000 
Volume Natural 
Hazards Goal 
#1. 

The City shall exercise sound land use practices 
to conserve and protect the quality of all its natural 
resources and safeguard the life and property of 
its citizens from natural hazards and disasters.  

Yes. The adoption of 
the proposed 
amendment meets 
the requirement of 
Comprehensive Plan 
Natural Hazards Goal 
#1.  

Comprehensive 
Plan 2000 
Volume 1 
Strategy NRH.5 

Coos Bay shall continue to participate in the 
National Flood Insurance Program of the U.S. 
Dept of Housing and Urban Development, 
recognizing that participation in this program 
substantially insures the health and  
wellbeing of its residents and allows city residents 
to benefit from subsidized flood insurance rates.  

Yes. Coos Bay 
continues to 
participate in the 
National Flood 
Insurance program.  

Comprehensive 
Plan 2000 
Volume 1 
Strategy NRH.6 

Coos Bay shall require that construction in flood 
prone areas shall meet certain flood proofing 
standards such as structure orientation to flood 
flow, flotation prevention measures, and a 
minimum elevation of the lowest story.  The city 
recognizes that this development, if permitted, 
should offer the minimum obstruction to the flow of 
flood water and should be designed to afford the 
most protection to human life and property.  

Yes. The proposed 
amendment 
standards specify 
flood proofing 
standards specified 
in Strategy NRH.6 as 
found in CBMC 
section 17.318.   

Statewide 
Planning Goals 
relative to 
amendments.  
ORS 197.175 
(2b)  

Pursuant to ORS chapters 195, 196 and 197, 
each city and county in this state shall 
enact land use regulations to implement their 
comprehensive plans. 

Yes. The City utilizes 
Development Code 
to enact land use 
regulations to 
implement the 
Comprehensive Plan.  
Amendment 187-19-
004 is an amendment 
to Section 17.   
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III. Conclusion.  The proposed amendment is consistent with the applicable 
policies of the City’s Comprehensive Plan and meets the findings for consistency 
with the following: 
 
1. CBMC section 17.130 – Procedures;  
2. Section 17.360 – Plan amendment and Zone Change;  
3. Comprehensive Plan Volume 1 Natural Hazards Goal 1, Natural Hazards Goal 

policies NRH.5 and NRH.6.   
4.  Statewide Planning Goals relative to amendments. ORS 197.175 (2b) 
 
Attachment A provides the Planning Commission’s recommendation for findings of fact 
to authorize Amendment 187-019-005.   
 
IV. Attachments: 
A – Planning Commission recommendation to Council 
B – Amendments in legislative format 
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Attachment A 
March 12, 2019 Planning Commission Recommendation for Council action  

 
Background: On March 12, 2019, the Planning Commission reviewed Application 187-
19-005 – Modifications to Coos Bay Municipal Code Chapter 17.318/Flood Damage 
Prevention to reflect state and federal regulations for flood hazard management 
required by Federal Emergency Management Agency (FEMA).  
 
Recommendation:  The Planning Commission hereby recommends the City Council 
authorize modifications to Coos Bay Municipal Code Chapter 17.318/Flood Damage 
Prevention Ordinance as follows:   
-  Changes to and expansion of definitions (17.318.050) 
-  Identification of the December 7, 2018 date for the Federal Insurance Study for 
Coos County and its incorporated areas. The prior date had been September 25, 2009. 
(17.318.080) 
-  Deletion of repetitive specific language about encroachments in the floodway 
(17.318.130) 
-  Removal of language for Manufactured homes (17.318.130(5) & 17.318.160(d)) 
with addition of language for manufactured dwellings requiring compliance with FEMA’s 
“Manufactured Home Installation in Flood Hazard Areas” guidebook. 
-  Addition of specific language for variances (17.318.300) 
-  Addition of a violation/penalties section to the regulations. (17.318.400)   
 
Findings: The Planning Commission’s recommendation is based on the following 
findings:  
 
Criteria #1:  CBMC section 17.360.060(a) - The proposed amendment is consistent with 
the applicable policies of the comprehensive plan or that a significant change in 
circumstances requires an amendment to the plan or map. 
 
Finding #1 – The proposed amendment meets the Comprehensive Plan Natural 
Resources goal #1 to exercise sound land use practices to conserve and protect the 
quality of all its natural resources and safeguard the life and property of its citizens from 
natural hazards and disasters.  
 
Finding #2 – The proposed amendment is required for the City to comply with FEMA 
regulations, a changed circumstance since the last update of the City’s Flood Damage 
Prevention Ordinance in 2016. 
 
Finding #3 – The proposed amendment is consistent with Comprehensive Plan strategy 
NRH.5 to participate in the National Flood Insurance Program with the recognition that 
that participation in this program substantially insures the health and well-being of its 
residents and allows city residents to benefit from subsidized flood insurance rates. 
 
Finding #4 - The proposed amendment is consistent with Comprehensive Plan strategy 
NRH.6 by including language in CBMC section 17.318 to require that construction in flood 
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prone areas meet certain flood proofing standards such as structure orientation to flood 
flow, flotation prevention measures, and a minimum elevation of the lowest story. 
 
Criteria #2:  17.360.060(b) The proposed amendment is in the public interest. 
 
Finding #1 - It is in the public’s interest for the City to adopt FEMA required amendments 
to CBMC section 17.318 to 1) assure the public’s health and safety and 2) comply with 
the FEMA mandate that local governments adopt FEMA standards to avoid being subject 
to the loss of opportunity for its citizens to purchase flood insurance 
 
Criteria #3: 17.360.060 (c) Approval of the amendment will not result in a decrease in the 
level-of-service for capital facilities and services identified in the Coos Bay capital 
improvement plan(s). 
 
Finding #1- The amendment will not result in a decrease in the level-of-service because 
the amendment will enable to the City to comply with FEMA regulations to assure the 
health and safety of its citizens.  
 
Finding #2 - The amendment will not have an effect on the level of service for capital 
facilities and services. 
 
 
Planning Commission Vote:  
 
Yea:   
 
Nay:   
 
Abstain: 
 
Absent:  

 
 

 
Attest:  
 
 
 
 
________________________      
Carolyn Johnson 
Community Development Administrator  
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Attachment B 
Stricken language 
New language 
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