City of Carson City
Agenda Report

Date Submitted: August 19, 2011 Agenda Date Requested: September 1, 2011
Time Reqguested: 5 minutes

To: Mayor and Supervisors

From: Public Works Department

Subject Title: For Possible Action: Action to adopt on Second Reading Bill No. 116, An
Ordinance amending Carson City Municipal Code Title 12 Water, Sewerage, and Drainage by
revising Chapter 12.09 Flood Damage Prevention, by adding additional definitions and clarifying
and modifying previous definitions of Section 12.09.020 Definitions, by amending Section
12.09.040 Declaration of Purpose, by correcting misused words and adding the additional
purpose of maintaining qualifying standards for participation in the National Flood Insurance
Program, and by clarifying the language of Section 12.09.050 Methods of Reducing Flood
Losses, by amending Section 12.09.060 General Provisions, by adding three subsections:
Declaration of Public Nuisance, Unlawful Acts, and Severability, by amending Section 12.09.070
Administration by changing the requirement of development approval to requiring a development
permit before construction or development begins within any area of special flood hazard and by
adding additional information which shall be on the application for a development permit and by
adding the requirement of submission of new technical data to FEMA, by modifying the
requirements of Section 12.09.080 by adding a freeboard requirement of two feet for lowest
floor and new standards for recreational vehicles, standards for critical structures, and protection
of floodplain storage capacity by amending Section 12.09.090 Variance Procedures, by
clarifying the nature of variances, and by changing the name of Section 12.09.100 To Map
Revision/Amendment Procedures, which clarifies and adds subsections consistent with FEMA
procedures, and other matters properly related thereto. (Robert Fellows)

Staff Summary: This ordinance is to update the City’s fioodplain regulations to be consistent
with FEMA guidelines and includes increasing floodplain standards.

Type of Action Requested: (check one)

( ) Resolution (__X ) Ordinance
{__) Formal Action/fMotion  ( ) Other (Specify)

Does This Action Require A Business Impact Statement: () Yes (X ) No

Recommended Board Action: | move to adopt, on second reading, Bill No. 116, An Ordinance
amending Carson City Municipal Code Title 12 Water, Sewerage, and Drainage by revising
Chapter 12.09 Flood Damage Prevention, by adding additional definitions and clarifying and
medifying previous definitions of Section 12.09.020 Definitions, by amending Section 12.09.040
Declaration of Purpose, by correcting misused words and adding the additional purpose of
maintaining qualifying standards for participation in the National Flood Insurance Program, and
by clarifying the language of Section 12.09.050 Methods of Reducing Flood Losses, by
amending Section 12.09.060 General Provisions, by adding three subsections: Declaration of
Public Nuisance, Unlawful Acts, and Severability, by amending Section 12.09.070 Administration
by changing the requirement of development approval to requiring a development permit before



permit before construction or development begins within any area of special flood hazard and by
adding additional information which shall be on the application for a development permit and by
adding the requirement of submission of new technical data to FEMA, by modifying the
requirements of Section 12.09.080 by adding a freeboard requirement of two feet for lowest
floor and new standards for recreational vehicles, standards for critical structures, and protection
of floodplain storage capacity by amending Section 12.09.090 Variance Procedures, by
clarifying the nature of variances, and by changing the name of Section 12.09.100 To Map
Revision/Amendment Procedures, which clarifies and adds subsections consistent with FEMA
procedures, and other matters properly related thereto.

Explanation for Recommended Board Action: To be in good standing with the State
Floodplain guidelines and the National Floodplain Insurance Program, NFIP, each community
must adopt a minimum floodplain management ordinance. As NFIP regulations change, so
must each community ordinances change to be in compliance with the Federal rules.

The proposed Carson City ordinance amendment includes these higher standards: (a) the
requirement for two (2) feet of freeboard from the base flood elevation to the lowest floor
elevation; (b} a reduction in the allowable base flood elevation rise from one (1)} foot to ninety-
nine one hundredths (0.99) of a foot; and (c) the requirement for protection of flood volume
capacity. Adopting higher standards has a two-fold effect, first effect is a reduction in flood
damage to structures in flood zones. Less damage means less recovery time, less money spent
to remove debris and make repairs. A faster recovery means citizens are able to get back to
their normal routine which benefits the City in property and sales tax. The second effect is less
money spent on flood insurance. Currently there are 658 policies in the City or $504,109 in
premiums for coverage of $161,974,800. Structures in flood zones that have greater freeboard
pay lower insurance rates plus get additional discounts based on the community’s CRS rating.

Carson City participates in the Community Rating System, CRS, which rewards communities
with insurance premium discounts. Currently, Carson City is a Class 6 community, (2040 points)
which provide for 20 percent insurance premium discount. By adopting this amended Flood
Damage Prevention ordinance with some higher regulatory standards, Carson City may receive
an additional 370 points. To become a Class 5 community, 2500 points are needed which
provides for a 25 percent insurance premium discount.

This ordinance update has been reviewed and presented to the public, engineers and
contractors over the past several months with only one comment related to the cost of
construction to comply with the freeboard requirement. Staff believes the long term benefits of
reduced damage and less disruption outweigh the increased initial construction cost. The
document was made available for public review at City Hall, the Library and the Permit Center as
well as through the City's web site by emailed link.

Staff has made the minor clarifications to the ordinance as requested by the Board at their
August 18, 2011 meeting.

Applicable Statute, Code, Policy, Rule or Regulation: NRS 278.020, 244A 057 and 543.020.
Fiscal Impact: No fiscal impact.
Explanation of Impact: N/A

Funding Source: N/A



Alternatives: Remove the modifications for higher regulatory standards and retain the minimum
ordinance language.

Supporting Material: Proposed 12.09 Ordinance Update.

Prepared By: Robert Fellows, F[ood%ager
Reviewed By: Date: 5?"'23 il
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Chapter 12.09 Flood Damage Prevention — Key to update

Words or text underlined is added text to the ordinance

Mords-ortextin-brackets-and-strikethrough] is deleted text from the ordinance




ORDINANCE NO.
BILL NO.

AN ORDINANCE AMENDING CARSON CITY MUNICIPAL CODE
TITLE 12 WATER, SEWERAGE, AND DRAINAGE BY REVISING
CHAPTER 12.09 FLOOD DAMAGE PREVENTION, BY ADDING
ADDITIONAL DEFINITIONS AND CLARIFYING AND MODIFYING
PREVIOUS DEFINITIONS OF SECTION 12.09.020 DEFINITIONS, BY
AMENDING SECTION 12.09.040 DECLARATION OF PURPOSE, BY
CORRECTING MISUSED WORDS AND ADDING THE ADDITIONAL
PURPOSE OF MAINTAINING QUALIFYING STANDARDS FOR
PARTICIPATION IN THE NATIONAL TFLOOD INSURANCE
PROGRAM, AND BY CLARIFYING THE LANGUAGE OF SECTION
12.09.050 METHODS OF REDUCING FLOOD LOSSES, BY AMENDING
SECTION 12.09.060 GENERAL PROVISIONS, BY ADDING THREE
SUBSECTIONS: DECLARATION OF PUBLIC NUISANCE, UNLAWFUL
ACTS, AND SEVERABILITY, BY AMENDING SECTION 12.09.070
ADMINISTRATION BY CHANGING THE REQUIREMENT OF
DEVELOPMENT APPROVAL TO REQUIRING A DEVELOPMENT
PERMIT BEFORE CONSTRUCTION OR DEVELOPMENT BEGINS
WITHIN ANY AREA OF SPECIAL FLOOD HAZARD AND BY ADDING
ADDITIONAL INFORMATION WHICH SHALL BE ON THE
APPLICATION FOR A DEVELOPMENT PERMIT AND BY ADDING
THE REQUIREMENT OF SUBMISSION OF NEW TECHNICAL DATA
TO FEMA, BY MODIFYING THE REQUIREMENTS OF SECTION
12.09.080 BY ADDING A FREEBOARD REQUIREMENT OF TWO
FEET FOR LOWEST FLOOR AND NEW STANDARDS FOR
RECREATIONAL  VEHICLES, STANDARDS FOR  CRITICAL
STRUCTURES, AND PROTECTION OF FLOODPLAIN STORAGE
CAPACITY BY AMENDING SECTION 12.059.090 VARIANCE
PROCEDURES, BY CLARIFYING THE NATURE OF VARIANCES,
AND BY CHANGING THE NAME OF SECTION 12.09.100 TO MAP
REVISION/AMENDMENT PROCEDURES, WHICH CLARIFIES AND
ADDS SUBSECTIONS CONSISTENT WITH FEMA PROCEDURES,
AND OTHER MATTERS PROPERLY RELATED THERETO,

8/18/2011
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THE BOARD OF SUPERVISORS OF CARSON CITY, NEVADA, DO ORDAIN:

SECTION I:

That Title 12.09 of the Carson City Municipal Code is hereby amended as follows:

Sections:

Chapter 12,09
FLOOD DAMAGE PREVENTION

12.09.010 Short title.

12.09.020 Definitions,

12.09.025 Statutory Authorization

12.09.030 Findings of fact.

12.09.040 Dreclaration of purpose.

[2.09.050 Methods of reducing flood losses.
12.09.060 General provisions.

12.09.070 Administration.

12.09.080 Provisions for flood hazard reduction.
12.09.090 Variance procedures.

12.09.100 [Letter-of map-amendiment;)Map Revision/Amendment Procedures.

12.09.010

Short title. This chapter of the Carson City Municipal Code shall be shown and cited as

SECTION 1ii:

the Carson City Flood Damage Prevention Ordinance.

That Title 12.09.020 of the Carson City Municipal Code is hereby amended as follows:

12.09.020 Definitions. As used in this chapter:

1. “Accessory use” means a use which is incidental and subordinate to the principal use of
the parcel of land on which it is located.

2. "Alluvial fan" is an area subject to flooding when the floodplain is comprised of low flow
channels where sediment accompanies the shallow tlooding and the unstable soils scour
and erode during a flooding event.

3. “Allavial fan flooding” means flooding occurring on the surface of an alluvial fan or
similar land form which originates at the apex and is characterized by high-velocity
flows: active processes of erosion, sediment transport, deposition, and unpredictable flow
patiis.

4, “Anchoring™ means a series of methods used to secure a structure to its foolings or
foundation wall so that it will not be displaced by flood or wind forces.

5. “Apex’” means the highest point on an alluvial fan or similar landform below which the
flow path of the major stream that formed the fan becomes unpredictable and alluvial fan
flooding can occur.

[216. "Appeal” is a request for a review of the Local Floodplain Administrator's
interpretation of any provision of this chapter or a request for a variance.

[3:]7. "Area of shallow flooding" is a designated AQ Zone on the Flood Insurance Rate Map.

The base flood depths range from one (17) to three feet (3'); a clearly defined map
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channel indeterminate; and, velocity flow may be evident. AQ is characterized as sheet
flow and AH indicates ponding.

"Base flood" is the flood having a one percent (1%) chance of being equalled or

1

“Base flood elevation” (BFE) means the height in relation to mean sea level expected 1o

10.

be reached by the waters of the base flood at pertinent points in the floodplain of riverine
areas.
“Basement” means any area of the building having its floor subgrade (below ground

11,

level) on all sides. A sub grade crawlspace is considered a basement unless if meets the
minimum technical requirements defined in FEMA Technical Bulletin 11-01
(Crawlspace Construction for Buildings Located in Special Flood Hazard Areas, 2001).
“Building” - See structure.

12.

“Community” means any state or area or political subdivision thereof, or any Indian tribe

or authorized tribal organization, or authorized native organization, which has anthority
to adapt and enforce flood plain management regulations for the areas within its
jurisdiction.

“Community rating system” (CRS} means a program developed by FIA to provide

14.

incentives for those communities in the Regular Program that have gone beyond the
minimum floodpiain management requirements to develop extra measures to provide
protection from flooding,

“Conditional letter of map amendment” (CLOMA) means a letter from FEMA stating

I5.

that a proposed structure that is not to be elevated by fill would not be inundated by the
base flood if built as proposed.
“Conditional letier of map revision” (CLOMR) means procedures by which contractors,

16.

developers and comimunities can request review and determination by the Federal
Insurance Administrator of scientific and technical data for a proposed proiect, when

complete and functioning effectively would modify the elevation of individual structures

and parcels of land, stream channels, and floodplains on the FIRM.
“Conditional letfer of map revision (based on {illY’ {CLOMR-F) means a letter from

FEMA stating that a parcel of land or proposed structure that is to be elevated by fili
would not be inundated by the base flood if fill is placed on the parcel as proposed or the
structure is built as proposed.

“Critical structures” means any structure for which even a slight chance of fiooding

would reduce or eliminate its designed function of supporting a community in an
emergency. Fire stations, hospitals, municipal airports, police stations, communication
antennas or towers. elder care facilities {retirement homes} fuel storage facilities, schools
desipgnated as emergency shelters, fresh water and sewage treatinent facilitics are some
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examples of critical structures.
“Date of construction” means the date that the buiiding permit was issued provided the

19,

actual start of construction, repair, reconstruction, or improvement was within 180 days
of the permit date.
“Designated floodway™ means the channel of a stream and the portion of the adjoining

[6]20.

21,

floodplain designated by a regulatory agency 1o be kept free of further development to
provide for unobstructed passage of ﬂood ﬂows
“Development" i ; : R

ﬂeed—ha%a}ei—] means any man- made change to im Droved or ummvroved real estatc

including but not limited to buildings or other structures. mining, dredging, filling,
grading, paving, excavation or drilling operations or storage of equipment or materials
located within special flood hazard area.

“Digital flood insurance rate map” (DFIRM) means the official map, in digital format, on

22,

which the Federal Emerpency Management Agency or Federal Insurance Administration
has delineated both the arcas of special flood hazards and the risk premium zones
applicable to the community, The DFIRM is the legal equivalent of the FIRM in
communities where a DFIRM is available (See Flood Insurance Rate Map),

“Dry floodproofing” means a floodproofing method used to design and construct

23.

buildings so as to prevent the entrance of floodwaters,
“Elevation certificate” means the elevation certificate is required in order to properly rate

24,

post-FIRM buildings, which are buildings constructed after publication of the Flood
Insurance Rate Map (FIRM), for flood insurance Zones A1-A30. AE, AH, A {with BFE},
VE, V1-V30, V (with BFE). AR, AR/A, AR/AE, AR/AL-A30, AR/AH, and AR/AQ.
The elevation certificate is not required for pre-FIRM buildings unless the building is
being rated under the optional post-FIRM Flood insurance rules.

“Enclosure” means that portion of an elevated building below the lowest elevated floor

23.

that is either partially or fully shut-in by rigid walls,
“Encroachment” means the advance or infrinpement of uses, plant srowth, excavation,

[F126.

[8]27.

28.

fill, buildings, permanent structures or development, storage of equipment and materials,
or anv other physical object placed in the floodplain, that hinders the passage of water or
otherwise affects flood flows.

"Ex1st1ng manufactu!ed home pa:k or manufactmed home subdivision" means a [pareel

Imanufactured home park or subdivision for which the consnuct[on of facilities for
servicing the lois on which the manufactured homes are to be affixed {including, at a
minimum, the installation of utilities, the construction of streets, and either final site
grading or the pouring of concrete pads) is completed before the effective date of the
ordinance codified in this chapter.

"Expansion to an existing manufactured home park or manufactured home subdivision”
is the preparation of additional sites by the construction of facilities for serving the lots
on which the manufactured homes are to be affixed (including the installation of utilities,
either final site grading or pouring of concrete pads, or the construction of streets).
“Federal Emergency Management Asency” (FEMA) is the federal agency under which

29.

the National Flood Insurance Program (NFIP) is administered.
“Federal Insurance Administration” (FIA) is the government unit, a part of Federal

Emergency Management Agency (FEMA), that adminisfers the National Flood
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Insurance Propram (NFIP).
30. “Flash flood” means a flood that crests in a shoit period of time and is often

characterized by high velocity flows. It is often the resuli of heavy rainfall in a localized

31. “Flood, flooding or flood waters™ means a general and temporary condition of partial

or complete inundation of normally dry land areas from the overflow of floodwaters;

the unusual and rapid accumulation or runoff of surface waters from any source and

mudslides (i.e., mudflows} and the condition resulting from flood-related erosion.
32, “Flood control’ means keeping flood waters away from specific developmenis or

populated areas, areas by the construction of flood storage reservoirs, channel
alterations, dikes and levees, bypass channels or other en,qmeermg works.
I . " " e 1 3

33. “Fiood Haz'ud Boundaw Map” (FHBM) is an oiﬁc1al map of a community, 1ssued

by theAdministrator, where the boundaries of the flood. mudslide (i.e., mudflow)
related erosion areas having special hazards have been designated as Zones A, M,
and for E,

34, “Flood Insurance Rate Map” (FIRM) is the official map on which the Federal

Emergency Management Agency or Federal Insurance Administration has delineated
both the areas of special flood hazards and the risk premium zones applicable to the
community. Includes Digital Flood Insurance Rate Map (DFIRM) in communities
where a DFIRM is available (See Digital Flood Insurance Rate Map).

[H2]35. "Flood Insurance Study" is the official report provided by the Federal Emergency
Management Agency that includes flood profiles, the Flood Insurance Rate Map
(FIRM), the Flood Boundary Floodway Map, and the water surface elevation of the

base flood.
36. “Floodplain and flood-prone area” means any land area susceptible to being
inundated by waters from any source. (also See Flood, flooding or flood waters),
37. “Floodplain management™ is the operation of an overall program of corrective and

preventive measures for reducing flood damage and preserving and enhancing,

where possible. natural resources in the floodplain, including but not limited to
emergency preparedness plans, flood conirol works and floodplain management
plans, regulations and ordinances.

38. “Floodplain management regulations” means this chapter, and anv federal, state or

local regulations plus community zoning ordinances, subdivision regulations.
building codes, health regulations, special purpose ordinances (such as a grading

and erosion control} and other applications of police power which contfrol

development in flood-prone areas to prevent and reduce flood loss and damage.
[3139. "F loodplooﬁng means [aﬂyeem&naﬁe&e#s&metum#aﬁdﬁwﬂs&&e%aeﬁmeﬂs;

dﬂmage-m—wa%es%a%eﬁ—lmpfeﬂﬁed-impeﬁ-}q any combmatlon of snuctma] and

nonstructural additions. changes, or adjustments to structures which reduce or
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climinate flood damage to real estate or improved property, water and sanitary
facilities, structures and their contents. Refer to FEMA Technical Bulleting TB-1
{Openings in Foundation Walls and Walls of Enclosures, 2008), TB-3 (Non-
residential Floodnroofing — Requirements and Certification, 1993}, and TB-7(Wet
Floodproofing Requirements, 1993) for Guidelines on dry and wet floodproofing,
[#4140. "Flood-related erosion” is a condition that exists in conjunction with a flooding event
that alters the composition of the shoreline or bank of & watercourse. It is a condition
that increases the possibility of loss due to the erosion of the land area adjacent to the
shoreline or watercourse,
[#5]41. "Floodway" means the channel or a river or other watercourse and the adjacent land area
that must be reserved in order to discharge the base flood without cumulatively

mmeasmg the water su1face elevatlon more than [eﬂe—feet—{—i—)io 99 foot.[-The-fleodway

42, “F]ood lnsm ance Rlsk Zone Desmnattons are the zone designations indicating the

magnitude of the flood hazard in specific areas of a community. See Special Flood
Hazard Area.
43. “Zone A” means Special Flood Hazard Areas inundated by the 100-vear flood; base

flood elevations are not determined.

44, “Zone A1-30 and Zone AE” means Special Flood Hazard Areas inundated by the 100-
year flood; base flood elevations are determined.

45, “Zone AO” means Special Flood Hazard Areas inundated by the 100-vear flood; with
flood depths of 1 to 3 feet (usually sheet flow on sloping terrain); average depths are
determined. For areas of alluvial tan flooding, velocities are also determined,

46, “Zone AH” means Special Flood Hazard Areas inundated by the 100-vear flood: flood
depths of 1 to 3 feet (usually areas of ponding); base flood elevations are determined.
47, “Zone AR” means Special Flood Hazard Areas that result from the decertification of a

previousty accredited flood protection system that is in the process of being restored to
provide a 100-vear or greater level of flood protection,

48. “Zones AR/ A1-30, AR/ AE, AR/ AH, AR/ AQ, and AR/ A” means Special Flood
Hazard Areas that result froim the decertification of a previously accredited flood
protection system that is in the process of being restored to provide a 100-vear or greater
level of flood protection. After restoration is complete. these areas will still experience
residual flooding from other flooding sources.

49, “Zone A99” means Special Fiood Hazard Areas inundated by the [00-year flood to be
protected from the 100-vear flood by a Federal flood protection system under
construction: no base flood elevations determined.

50. “Zone B and Zone X (shaded)” means Areas of 500-year flood: areas subject to the [00-
vear flood with average depths of less than 1 foot or with contributing drainage area less
than 1 square mile; and areas protected by levees from the base flood.

S1. “Zone C and Zone X (unshaded)” means Areas determined to be outside the 500-vear
Hloodplain.

52. “Zone D means Areas in which flood hazards are undetermined,

53. “Footing” means the enlarged base of a foundation wall, pier, or column, designed to
spread the load of the structure so that it does not exceed the soil bearing capacity.

54, “Foundation” means the underlying structure of a building usually constructed of
concrete that supports the foundation walls, piers, or columns,

55. “Foundation walls” means a support struciure that connects the foundation fo the main
portion of the building or superstructure,

56. “Freeboard” means a margin of safety usually expressed in feet above a flood level for

purposes of flood plain management, Freeboard tends to compensate for the many
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unknown factors that could contribute to flood heights greater than the height calculated
for selected size flood and floodway conditions, such as wave action, bridge openings,
and the hydrological effect of urbanization of the watershed.

57. “Functionally dependent use” means a use which cannot perform its intended purpose
untless it is tocated or carried out in close proximity to water, The term includes only
marina facilities, port facilities that are necessary for the loading and unloading of cargo
or passengers, and boat building and boat repair facilities, but does not include long-term
storage or related manufacturing facilities,

58. “Governing body” means the focal governing unit, county or municipality that is
empowered {o adopt and implement regulations to provide for public health, safety and
general welfare of its citizenty,

59, “Hardship” is related to Variances of this chapter. The exceptional hardship would resuit
from a failure to grant the requested variance. The Board of Supervisors requires the
variance be exceptional, unusual, and pertain onlv to the property involved., Mere
economic or financial hardship alone is not exceptional. Inconvenience, aesthetic
considerations, physical handicaps, personal preferences. or the disapproval of one's
neighbors likewise cannot. as a rule, qualify as an exceptional hardship, Al of these
problems can be resolved through other means without granting a variance, even if the
alternative is more expensive, or requires the propeity owner to build elsewhere or put
the parcel to a different use than originally intended,

60. “Hishest adjacent grade” means the highest natural elevation of ground surface prior to
construction next to the proposed walls of a structure or the highest ground surface next
to the structure.

61. “Historic structure’ means any structure that is:

a. Listed inclividually in the National Register of Historic Places (a listing
maintained by the Depariment of Interior) or preliminarily deterimined by the Secretary
of the Interior as meeting-the requirements for individual listing on the National
Register;

b. Certified or preliminarily determined by the Secretary of the Interfor as
contributing to the historical significance of a repistered historic district or a district

preliminariiy deterimined by the Secretary to qualify as a registered historic district;

C. Individually listed on a State inventory of historic places in stafes with historic
preservation programs which have been approved by the Secretary of Interior; or
d, Individually listed on a local inventory of historic places in communities with
historic preservation prograins that have been certified efther by an approved State
program as determined by the Secrefary of the Interior or directly by the Secretary of the
Interior in states without approved programs.

62, “Hydrodynamic loads” are forces imposed on structies by floodwaters due to the
impact of moving water on the upstream side of the structure, drag along its sides, and
eddies or negative pressures on its downstream side.

63. “Hydrostatic loads” are forces imposed on 4 flooded structure due to the weight of the
water,
64. “Letter of map amendment” (LOMA) is the procedure by which any owner or lessee of

property who believes his property has been inadvertently included in a Special
Flood Hazard Area can submit scientific and technical information to the Federal
Insurance Administrator for review fo remove the property from said area. The
Administrator will not consider a LOMA if the information submitied is based on
alteration of topography or new hvdrologic or hvdraulic conditions since the effective
date of the FIRM.

65. “Letter of map revision” (LOMR} is an official revision to a currently effective FIRM.
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A LOMR officially changes flood zone, floodplain and floodway designations, flood
elevations and planimetric featyres.

66. “Letter of map revision {based on fillY* (LOMR-F)} is a letter from FEMA stating that an
existing structure or parcel of land that has been elevated by fill would not be inundated
by the base flood.

67. “Levee” means a man-made structure, usually an earthen embankment, designed and
constructed in accordance with sound engineering practices to contain, courtrol or divert
the fiow of water so as to provide protection fiom temporary flooding,

[+6]68. "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
low.est floor, pr ovxded that such enclosme [isnot built-se-asterenderthe structure in

esign-requirements-ofthis-chapter,] does not

violate applicable non-elevation design requirements.

[#7169. "Hazard mitigation plan" is a plan that incorporates a process whereby the potential of
future loss due to flooding can be minimized by planning and implementing alternatives
to ﬂoodplam management commun1ty-w1de

70. “Manufactured home’ (mobile home) means a structure, fransportable in one or more
sections, which is built on a permanent chassis and is designed for use with or without a
permanent foundation when atiached to the required utilifies. The term “manufactured
home" does not include "recreational vehicles”.

71. “Manufactured home park or subdivision” means a parcel or conticuous parcels of land
divided into two or more manufactured home lots for rent or sale.
72. “Market value” is for the purposes of determining substantial improvement, market value

pertains only to the structure in question. It does not pertain o the land, landscaping or
detached accessory structures on the property. For determining improvement, the value
of the land must always be subtracted.

Acceptable estimates of market value can be obtained from the following sources:

a. Independent appraisals by a professional appraiser; or

b. Detailed estimates of the structure's Actual Cash Value (used as a substitute for
market value based on the preference of the community); or

c. Property appraisails used for tax assessment purposes (Adiusted Assessed Value:
used as a screening tool); or

. The value of buildings taken from NFIP claims data {used as a screening tool):
of.

e "Qualified estimates” based on sound professional judgment made by staff of the

local building department or local or State tax assessor's office.
As indicated above, some market value estimates should only be used as screening tools
to identify those structures where the substantial improvement ratios are obviously less
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than or greater than 50% (e.g., less than 40% or preater than 60%). For structures that
fall between the 40% and 60% range, more precise market value estimates should be

used,
126 A ron ok ial food g e land in the fesdplain within-C o
ubject-te-a-one-percent-1 %% }-orpreaterchanceof f inoin-any-given-vea:
=}
73. “Mobile home” has the same meaning as manufactured home.

74. “Natural grade” means the grade unaffected by construction techniques such as fill,
landscaping, or berming,

[24]75. "New construction" means structures for which the "start of construction” commenced
on or after the effective date of the ordinance codified in this chapter.

76. “New manufactured home (mobile home) subdivision” means a manufactured home
park or subdivision for which the construction of facilities for servicing the lots on
which the manufactured homes are to be affixed including at a minimum, the
installation of utilities, the construction of streets, and either final site grading or the

pouring of concrete pads is completed on or after the effective date of these floodplain

77. “Non-residential” includes, but is not limited to: small business concerns, churches.
schools, farm buildings (including grain bins and silos), poolhouses, clubhouses,
recreational buildings, mercantile structures, agricultural and industrial structures,
warehouses, and hotels or totels with normat rooin rentals for less than 6 months
duration.

78. “Obstruction” includes, but is not limited to. any dam, wall, wharf, embankment, levee,
dike, pile. abutment, protection, excavation, channelization, bridge, conduit, culvert,
building, wire, fence, rock, gravel refuse, fill, structure, vegetation or other material in,
along, across or projecting into any watercourse which may alter, impede, retard or
change the direction and or velocity of the flow of water, or due to its location, its
propensiiy to snare or collect debris carried by the flow of water, or its likelihood of
being carried downstrean.

79. “One-hundred vear-flood” has the same meaning as base flood.

“Physical map revisions” (PMR) is a reprinted NFIP map incorporating changes to
floodplains, floodways, or flood elevations, Because of the time and cost involved to
change, reprint, and redistribute an NFIP map, a PMR is usually processed when a
revision reflects large scope changes.

8t “Ponding hazard™ is a flood hazard that occurs in flat areas when there are depressions in
the ground that collect “ponds” of water, The ponding hazard is represented by the zone
designation AH on the FIRM.

82. “Post-FIRM construction” means construction or substantial improvement that started on
or after the effective date of the initial Flood Insurance Rate Map (FIRM) of the
community or after December 31, 1974, whichever is {ater.

83. “Pre-FIRM construction” means construction or substantial improvement which started
on or before December 31, 1974 or before the effective date of the initial Flood
Insurance Rate Map (FIRM) of the community, whichever is later.

84, “Principal residence” is a single family dwelling in which at the tiime of loss, the named
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insured or the named insured’s spouse has lived for either (1) 80 percent of the calendar
year, or (2) 80 percent of the period of ownership, if fess than | vear,

“Proper openings for enclosures”(Applicable to Zones A, A1-A30, AE, AQ, AH, AR,

86.

and AR Dual) relates o all enclosures below the lowest floor must be designed to
antomatically equalize hydrostatic flood forces on exterior walls by allowing for
the enfrv and exit of tfloodwaters. A minimum of two openings. with positioning on at
least two walls, having a total net area of not less than 1 square inch for every square
foot of enclosed area subject to flooding must be provided,

“Public safety” relates to granting of a variance, the variance must not result in anything

87,

which is injurious to safety or o health of people, neishborhoods or community.
“Public nuisance” relates to any person that unlawfully obstructs the fiee passage or use,

88.

in the customary manner, of anv navigable lake, or river, above or below ground
channel, swale, stream, canal, or basii.
“Recreational vehicle” means a vehicle built on a single chassis, 400 square feet or less

89.

when measured at the largest horizonial projection, designed to be self-propelled or
permanently towable by a light-duty track, and desipned primarity not foruse as a
permanent dwelling but as temporary living quarters for recreational, camping, travel, or
seasonal use.

“Special Flood Hazard Area”(SFHA) is Darkly shaded area on a Flood Hazard Boundary

Mayp (FHBM) or a Flood Insurance Rate Map (FIRM} that identifies an area that hasa 1-
percent chance of being flooded in any given vear (100-vear floodplain). Over a 30-year
period, the life of most mortgages, there is at least a 26 percent chance that this area will
be flooded. The FIRM identifies these shaded areas as FIRM Zones A, AQ, AH, Al-
A30, AE, A99, AR, AR/A, AR/AE, AR/AT-A30, AR/AH. AR/AQ, V, V1-V30, and VE.
See Flood Insurance Risk Zone Designations

90,

“Start of construction” includes substantial improvement and other proposed new

development and means the date the building permit was issued, provided the actual start

of construction, repatr, reconstruction, rehabilitation, addition, placement, or other
improvement was within 180 days from the date of the permit. The actual start means
either the first placement of permanent construction of a structure on a site, such as the
pouring of slab or footings, the installation of piles, the consiruction of columns, or any
work bevond the stage of excavation, or the placement of a manufactined home on a

foundation. Perimanent construction does not include land preparation, such as clearing,
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grading, and filling: nor does it include the installation of streets and or walkwavs; nor
does it include excavation for a basement, footings, piers, or foundations or the erection
of temporary forms; nor does it include the instaliation 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.

{24191, "Structure" is a walled and roofed building [ermenufactored-home-thatds
principatby-above ground:] or manufactured home that is principally above ground.
A structure mav be a gas or a liquid storage tank.

92. “Substantial damage” means damage of any origin sustained by a structure whereby
the cost of restoring the structure to jts before damage condition would equal or

exceed 50 percent of the market value of the structure before the damage occurred.

t 1t

: m-af Historie Places:]

G3. “Substantial improvement” means any reconstruction, rehabilitation, addition. or other

proposed new development of a structure, the cost of which equals or exceeds 50 percent
of the market vaiue 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 t¢ 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 a 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.”

{26:]94. "Variances" means a grant of relief from the requirements of this chapter which permits
construction in a manner that would otherwise be prohibited by this chapter.

5. “Violation” means the failure of a structure (new or substantially improved/damaged) or
other development to be fully compliant with this chapter. A structure or other
development in a special flood hazard area, without an elevation certificate, other
certifications or other evidence of compliance required in this chapter is presuined to be
in violation until such time as that documentation is provided.

96, “Water surface elevation” means the height, in relation to the North American Vertical
Datum (NAVD) of 1988, or {other datum, where specified) of floods of various
magnitudes and frequencies in the floodplains of coastal or riverine areas.

11
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“Watercourse” means a lake, river, creek, stream, wash. arrovo, channel or other

98.

{opographic feature on or over which waters flow at least periodicatly, Watercourse

includes specifically designated areas in which substantial flood damage mav occur.
%2010 Carson City Control Network” means the record of survey map recorded on

99.

August 11, 2010, as map number 2749, document number 403435 in the office of
Recorder, Carson City, Nevada,
“Appeal Board” means the Board of Supervisors of Carson City.

12.09.025

Statutory Authorization. The legislature of the State of Nevada in Nevada Revised

12.09.030

Statutes 278.020, 244 A.057, and 543.020 confers upon focal government units authority
to adopt regulations designed to promote the public health, safety, and general welfare of
its citizenry. Therefore, the Board of Supervisors of Carson City does hereby adopt the
following floodplain management regulations.

Findings of fact.

[.

SECTION IiL;

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

That these flood losses are caused by the cumulative effect of obstructions in areas of
spectal flood hazards which increase flood heights and velocities, and when
inadequately anchored, damage uses in other areas. Uses that are inadequately
floodproofed, elevated or otherwise protected from flood damage also contribute to the
flood loss.

That Title 12.09.040 of the Carson Cify Municipal Code is hereby amended as follows:

12.09.040

Declaration of purpose. It is the purpose of this chapter to promote the public

b

health, safety, and general welfare, and to minimize public and private losses

due to flood conditions in specific areas by provisions designed:

To protect human life and health;

To minimize expenditure of public money for costly flood-control projects;

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

To minimize prolonged business interruptions;

To minimize damage to public facilities and utilities such as water and gas mains,

electric, telephone and sewer lines, streets and bridges located in areas of special

flood hazard;

To help maintain a stable tax base by providing for the [seeond-lsound use and

development of areas of special flood hazard so as to minimize future blight areas;

To [insure-|ensure that potential buyers are notified that property is in an area of

special flood hazard; and

To [insure-lensure that those who occupy the areas of special flood hazard assume

responsibility for their actions; and:

To maintain gualifying standards for participation in the National Flood Insurance

Program,

12
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SECTION IV:
That Title 12.09.050 of the Carson City Municipal Code is hereby amended as follows:

12.09.050 Methods of reducing flood losses. In order to accomplish its purposes, this
chapter includes methods and provisions for:
1. 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
or in flood heights or velocities;

2. Requiring that Jand uses vulnerable to floods, including facilities which serve
such uses, be protected against flood damage at the time of initial construction;

3. Controlling the alteration of natural floodplains, stream channels and natural
protective barriers, which help accommodate or channel floodwaters;

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

5. Preventing or regulating the construction of flood barriers which will unnaturally

divert floodwaters or which may increase flood hazards in other areas,

SECTION V:
That Titte 12.09.060 of the Carson City Municipal Code is hereby amended as follows:

12.09.060 General provisions. The general provisions of this chapter are as follows:
1. Lands to [¥]which this Chapter Applies. This chapter shall apply to all areas of
special flood hazards within the jurisdiction of Carson City,
I 2. Basis for Establishing the Areas of Special Flood Hazard, The areas of special

flood hazard identified by the Federal Insurance Administration, through the
Federal Emergency Management Agency in the Flood Insurance Study (FIS),
with the accompanying Flood Insurance Rate Maps (FIRM), dated [October16;
1996]March 4, 1986 and all subsequent amendments and/or revisions, -are hereby
adopted by reference and declared to be a part of this chapter. The Flood
Insurance Study is on file at the Development Services - Engineering for Carson
City in its offices of record for public reference and review.,

| 3. Compliance. No structure or land shall hereafter be constructed, located,
extended, converted or altered without full compliance with the terms of this
chapter and other applicable regulations. Violations of the provisions of this
chapter by failure to comply with any of its requirements (including violations of
conditions and safeguards established in connection with conditions) shall
constitute a misdemeanor. Any person who viclates this chapter or fails to comply
with any of its requirements shall upon conviction be guilty of a misdemeanor of
each violation, and in addition shalt pay all costs and expenses involved in the
case. Nothing herein contained shall prevent Carson City from taking such other
lawful actions as is necessary to prevent or remedy any violation.

4, Abrogation and Greater Restrictions. This chapter is not intended to repeal,
abrogate or impair any existing easements, covenants or deed restrictions.
However, where the ordinance codified in this chapter and another chapter,
easement, covenant or deed restriction conflict or overlap, whichever imposes the
more stringent restrictions shall prevail.

| 5. Interpretation, In the interpretation and application of this chapter, alf provisions
shall be:
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a. Considered as minimum requirements;
b. Liberally construed in favor of the governing body; and
c. Deemed neither to limit nor repeal any other powers granted under state

statutes.
Warning and Disclaimer of Liability. The degree of flood protection required by
this chapter is considered reasonable for regulatory purpoeses and is based on
scientific and engineering considerations. Larger floods can and will occur on rare
oceasions. Flood heights may be increased by man--made or natural causes. This
chapter does not imply that land outside the areas of special flood hazards or uses
permitted within such area will be five from flooding or flood damages. This
chapter shall not create liability on the part of Carson City, any officer or
employee thereof, or the Federal Insurance Administration, for any flood damages
that result reliant on this chapter or any administrative decision lawfully made
thereunder]hercunder.
Declaration of Public Nuisance. Every new structure, buildine, fill, excavation or

development [ocated or maintained within any area of special flood hazard after
March 4, 1986 is in violation of this chapter and considered a public nuisance per
se and may be abated, prevented or restrained by action of this political
subdivision.

Unlawful Acts. It is unlawiul for any person to divert, retard or obstruct the flow

of waters in any watercourse whenever it creates a hazard to life or property
without securing the appropriate local, state and/or Federal permit{s). Any person
violating the provisions of this section shall be guilty of a misdemeanor.
Severability. This chapter and the various parts thereof are hereby declared to be

SECTION VI:

severable. Should any section of this ordinance be declared by the courts to be
unconstitutional or invalid, such decisions shall not affect the validity of the
chapter as a whole, or any portion theveof other than the section so declared to be
unconstitutional or invalid,

That Title 12,09.070 of the Carson City Municipal Code is hereby amended as follows:

12.09.070

N

Administration. This chapter shall be administered as follows:

L.

Establishment of Development [-Appreval|Permit. A development [approval]
permit shall be obtained before construction or development begins within any
arca of special flood hazard established pursuant fo this chapter. The [appreval]
perinit shall be for all structures including manufactured homes, and for all
development including fill and other activities.

Application for a development [appreval|permit shall be made on forms

furnished by the [FesalFleodplain-Administrator] Permit Center and may include,

but not be limited to: plans in duplicate scale showing the nature, location,
dimensions, and elevation of the area in question; existing or proposed structures,
fill, storage of materials, drainage facilities; and the location of the foregoing.

Specifically, the following information is required:

a. Proposed elevation in relation to mean sea tevel, of the lowest floor
(including basement) of all residential and non-regidential structures
whether new or substantially improved to be located in Zones A, AR-A30,
AE, and AH, if base flood elevations data are available[Propesed
elevationin-relation-to-meansealevel efthe lowest fleer-{including
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b. Proposed elevation in relation to mean sea level to whlch any new or
substantially improved non-residential structure will be floodproofed;
c. Certification by a registered professional engineer or architect that the

floodproofing methods for any nonresidential structure and/or any utility
meets the floodproofing criteria; [and]

d. Description of the extent to which any watercourse will be altered or
relocated as a result of proposed development. When a watercourse will
be altered or relocated as a result of the proposed development, the
applicant must submit the maps, computations, and other materiais
required by the Federal Emergency Management Agency (FEMA) to
process a Letter of Map Revision (LOMR) and pay any fees or other costs
assessed by FEMA for processing the revision;

e. In Zone AQ the proposed elevation in relation to mean sea level, of the

lowest floor (including basement) and the elevation of the highest
adiacent grade of all residential and non—residential structures whether
new or substantially improved:

f. A technical analysis, by a professional engineer licensed in the Siate of

Nevada, showing the proposed development located in the special flood

hazard area will not cause physical damage to any other property; and
£, When there is no base flood elevation data available for Zone A from any

source, the base flood elevation data will be provided by the permit
applicant for all proposed development of subdivisions, manufactured
home and recreational vehicle parks in the special flood hazard areas, for
all developments of 50 lots or 5 acres, whichever is less.

h. Basis of elevation for floodplain analysis and certificates shall use the

("]

2010 Carson City Control Network vertical data.
Designation of the Local Floodplain Administrator, The City Engineer or his
designee [-lis hereby appointed to administer and implement this chapter by
granting or denying development applications in accordance with its provisions.
Duties and Responsibilities of the Administrator. The duties and responsibilities
of the administrator shall include, but not be limited to:

a. Permit Review.

(N Review of development applications to determine that the
requirements of this chapter have been satistied;-

) Review of all applications to determine that the site is reasonably
safe from flooding;s

3) Review of all development applications to determine if the
proposed development in the Special Flood Hazard Area may
result in physical damage to any other property to include stream
bank erosion and any increase in velogities or that it does not
adversely affects the flood-carrying capacity of the area where
base flood elevations have been determined but a floodway has
not been designated.[ef special-fleod-hazard.] For purposes of this
chapter, "adversely affected” means that the cumulative effect of
the proposed development, when combined with all other existing
and anticipated development, will not increase the water surface
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elevation of the base flood more than [ene-]0.99 foot[-H5] at any

point._To assist the Local Floodplain Administrator in making

this determination, the permit applicant may be required to submit
additional technical analvses:

(€3] Review of all proposals for the development of five (5) parcels or
more to assure that the flood discharge exiting the development
after construction is equal to or less than the flood discharge at
the location prior to development;=

(5) Review all development applications to determine that all
necessary permits have been obtained from those federal, state, or
local governmental agencies from which prior approval is
required:; and

(6) Verify that vertical elevations used for any analvsis or certificate

is from the 2010 Carson City Conirol Network vertical data.

Use of Other Base Flood Data.

(1) When base flood elevation data has not been provided, the -Local
Floodplain Administrator shall obtain, review, and reasonably
utilize the best base flood data available from any source: federal,
state, or other; such as high water marks(s), floods of record, or
private engineering reports, in order to administer this chapter
and provide the developer with an estimated base flood elevation.

{2) Multiple parcels (five (5) or more) will be required to have all
proposals establish the 100-year base flood elevation before
consideration of the tentative plan for development. The Local
Floodplain Administrator may, at his/her discretion, require
standards exceeding those identified in this chapter,_Any higher
standards above those in this chapter shall be adopted by the
Board of Supervisors.

Information to be Obtained and Maintained. The Local Floodplain

Administrator shall obtain and retain for public inspection and have

available for the National Flood Insurance Program coordinator or the

Federal Emergency Management Agency representative conducting a

Community Assistance Visit, the following:[The Loeat-Eleodplain

1ab] tod-for food lioies:]
(N Floodplain development permits and certificates of

compliance [The-certification required-inthis chapterrand]

() Elevation Certificates with record of certification required by for
Lowest Floor Cemhcation [Gm%rﬁe%eﬁe#ﬂ&eelwaﬁeﬁ—eﬁhe

3) Certifications tequned fo1 Nomemdentlal Flﬂodmooﬁng Hf—ﬁihs
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(4 Elevation Certificates with record of certification required for

Areas Below the Lowest Floor.
(5} Elevation Centificates with record of certification of elevation

required for Subdivisions.
{6) Certification required for Floodways.

(7} Variances issued pursuant to Variance Procedures.

(8} Notices required under Alteration of Watercourses.

Alteration of Walercourse. Prior to issuing a permit for any alteration or
relocation of watercourse the Local Floodplain Administrator must:[Iis
e ope : - q

(1) Notify all adjacent communities, Nevada's National Flood
Insurance Program Coordinator, and submiftal of evidence of
such notification to the Federal Insurance Administration, and the
Federal Emergency Management Agency:[Notifr-adjacent

ieies_wl Heable, and-4 P Nevade Water
o Leubmitevid Fsuchnotificati !
Fedefal-—Eﬁ&ekgeﬂeyLMaﬁagemeﬂt—Ageﬁey—]

{2) Determine that the potential permit recipient has provided for

maintenance within the altered or relocated portion of said

watexcounse so that the flood carr vma capamtv is not (llmmlshed

(3) Have tecewed a Conditional Letter of Map Revision {CLOMR)

defermination from FEMA.
{4} Provide funds from the Developer to the City for processing the

Letter of Map Revision (LOMR).
a. Funds shail be in United States currency.

b. The amount of the funds shall be determined by an

independent professional firm and shall include data collection,
modeling, document research and preparation, FEMA processing
fees, and filing of FEMA forms. The cost of the estimate wilt be
split by the City and the Developer.

c. Once the funds are agreed upon and collected by the City,

there will be no further obligation from the Developer for the
LOMR,
Interpretation of Flood Insurance Rate Map (FIRM) Boundaries. The

Local Floodplain Administrator or his designee [will-]Jmay provide
interpretations, where necded, as to the exact location of the boundaries of
the areas of special flood hazards (for example, whete there appears to be
a conﬁlct between a mapped bounda;y and actual field cond:tlons) [Clihe

Mamtenance of Flood Plotectmn Measuxes The mamtenance of any and
all flood protection measures (levees, dikes, dams, or reservoirs) will be
required of the jurisdiction where such measures provide protection. If
these measures are privately owned, an operation or maintenance plan
will be required of the owner to be on file with Development Services.
Carson City is required to acknowledge all maintenance plans by the
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adoption of such plans by ordinance.

£ Hagzard Mitigation Plan. The planning commission and board of
supervisors shall be responsible for reviewing all proposals for new
development and shall weigh all requests for future floodplain
development against the city's master plan. Consideration of the following
elements are required before approval:

(1) Determination of whether or not a proposed development is in or
affects a known floodplain.

(2 Inform the public of the proposed activity.

{3 Determine if there is a practicable alternative or site for the
proposed activity.

4) Identify impact of the activity on the floodplain,

(5) Provide a plan to mitigate the impact of the activity.

h. Submission of New Technical Data to FEMA. When Carson City base
flood elevations cither iIncrease or decrease resulting from physical
changes affecting flooding conditions. as soon as practicable, buf not later
than six months after the date such information becomes available,

Carson City will submit the technical or scientific data to FEMA. Such
submissions are necessary so that upon confirmation of the physical

changes affecting flooding conditions, risk premiumn rates and flood plain
management requirernents will be based upon current data.

SECTION VII:
That Title 12.09.080 of the Carson City Municipal Code is hereby amended as folfows:

12.09.080 Provisions for flood hazard reduction.
L, Standards for Construction. In all areas of special flood hazard, the following
standards are required:
a. Anchoring.

(1) All new construction and substantial improvements shall be
anchored to prevent flotation, collapse or lateral movement of the
structure_resulting from hvdrodynamic and hydrostatic loads.
including the effects of buoyancy; and

{2) All manufactured homes shall meet the anchoring standards for
Manufactured Homes.[Al-manufactured-heme units-shall-be-an-

datnage:]
b. Construction Materials and [methods]Methods.

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

2) All new construction and substantial improvements shall use
methods and practices that minimize flood damage.

3) All elements that function as a part of the structure, such asg

electrical, heating, ventilation, plumbing, air conditioning
equipment and other service facilities shall be located so as to
prevent water from entering or accumulating within the
components during conditions of flooding[sueh-asfurnace, hot
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the-base-fleod-elevationor-depth-number-specified-on-the Fleod
Insurance Rate-Map-(FIRMD.]

Within Zones AH or AQ, improvements shall provide adequate

drainage paths around struciures on slopes to guide flood waters
around and away from proposed structures.

C. Elevation [and-Eleedpreofing]Requirements for Lowest Floor

&)

2

(3)

In Zone AD, elevated above the highest adjacent grade to a height 2 feet
above the depth number specified in feet on the FIRM, or elevated at
least three feet above the highest adjacent grade if no depth number is

specified.New-eonstructionand-substantial- improvement-of any

In Zone A, elevated 2 feet above the base flood elevation, as determined

bv Local Floodplain Administrator. :

In all other zones, elevated at least 2 feet above the base flood
elevation. [Nenresidential construetion shall either beelevatedin
for st thiscl i o | 0 {
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d. Lowest Floor Certification Requirements. Upon completion of the structure, the

elevation of the lowest floor including basement shall be certified by a registered
professional engineer or surveyor and verified by the community building
inspector to be properly elevated, The certification shall be provided to the
Floodplain Administrator using the current FEMA Elevation Certificate,

2. Nonresidential Floodproofing Reguireinents. Nonresidential construction shall
either be elevated to conform with Elevation Requirements for Lowest Floor or
together with attendant utility and sanitary facilities;

(1) Will be floodproofed below the elevation recommended under Elevation
Requirements for Lowest Floor so that the structure is watertight with
walls substantially impermeable to the passage of water;

(2) Will have the structural components capable of resisting hydrostatic and
hyvdrodynamic loads and effects of buovancy; and
{(3) Will be certified by a registered professional engineer or architect that

the standards of Elevation Requirements for Lowest Floor are satisfied.
The certification shall be provided to the Local Floodplain
Administrator.

f. Requirements for Areas Below the Lowest Floor. All new construction and
substantial improvements with fully enclosed areas below the lowest floor
{excluding basements) that are usable solely for parking of vehicles, building
access or storage, and which_are subject to flooding, shall be designed to
automatically equalize hydrostatic flood forces on exteripr walls by allowing for
the entry and exit of floodwaters. Designs for meeting this requirement shall
follow the suidelines in FEMA Technicat Bulletins TB-1 (Openings in
Foundation Walls and Walls of Enclosures, 2008} and TB-7 (Wet Floodproofing
Requirements, 1993) and must either be certified by a licensed professional
engineer ar architect to meet or exceed the following minimum criteria;

(1} Must have a minimum of two openings having a total nef area of not less
than one square inch for every square foot of enclosed area subject to
flooding; and

() The bottom of all such openings will be no higher than one foot above
the lowest adjacent finished grade.

Openings may be equipped with louvers, valves, screens or other coverings or

devices provided they permit the automatic entry and exit of floodwaters.

2. Standards for Alluvial Fans. Areas subject to alluvial-fan flooding have irregular flow
paths that result in erosion of existing channels and the undermining of fill material,
Those areas are identified on the Flood Insurance Rate Map (FIRM) as AQ Zones with
velocities.

a. All structures must be securely anchored to minimize the impact of the flood and
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sediment damage.
b. All new construction and sabstantial improvements must be elevated on pilings,
columns, or armoured fill so that the bottom lowest floor beam is clevated at or
above the depth number.

c. Use of all fill materials must be armoured to protect the material from the
velocity of the flood flow.
d. All proposals for subdivision development must provide a mitigation plan that

identifies the engineering methods used to:

§)) Protect structures from erosion and scour caused by the velocity of the
flood flow;

() Capture or transport flood and sediment flow through the subdivision to
a safe point of disposition.

e. Al manufactured homes shall be prohibited within the identified hazard area
except within existing manufactured home parks or subdivisions.
f. Approval by the director of public works is required.

Standards for Utilities.

a. All new and replacement water supply [and-sanitary-sewage-Jsystems shall be
designed to minimize or eliminate infiltration of floodwaters into the system|

and discharpe-fromrsystemsinto-Hoadwaters].

b. on-site waste disposal system shall be located to avoid impairment to them or
contamination from them during flooding.

c. All new and replacement sanitary sewage systems shall be designed to minimize

or eliminate infiltration of flood waters or discharge from the systems into flood
waters. Sanitary sewer and storm drainage systems for buildings that have
openings below the base flood elevation shali be provided with automatic
backflow valves or other automatic backflow devices that are installed in each
discharge line passing through a building's exterior wall

Standards for Subdivisions.

a All preliminary subdivision proposals shall identify the flood hazard area and the
elevation of the base flood.
b. All final subdivision plans will provide the elevation of proposed structure(s),

pads, and adjacent grade. If the site is filled above the base flood, the final pad
elevation shall be cettified by a registered professional or surveyor and provided
to the official as set forth in this chapter,

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

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

e. All subdivision proposals shall have adequate drainage provided to reduce

exposure to flood damage as set forth in this chapter. Certification of compliance
shall be required of the developer and the project's engineer.
f. Additionally all subdivision proposals will demonstrate, by providing a detailed

hydrologic and hydraulic analyses that the proposed development, when
combined with all other existing and anticipated development, witl not increase
the water surface elevation of the base flood more than one foot at any point
within the Special Flood Hazard Area.

Standards for Manufactured Homes|-and-Manufastured Home Parks-and-Subdivisions].
a. All manufactured homes that are placed or substantially improved, within Zones

A, AH, AE, and on the community's Flood Insurance Rate Map, on sites
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3) In an exusmn fo an e‘nstmg manufactured home park or subdmsmn

(4) In an existing manufactured home park or subdivision on a site upon
which a manufactured home has incurred "substantial damage" as a

result of a ﬂaod [%e@mwﬂmﬂmpheab}e—st&t&aﬁd

a. Shall be elevated on a permanent foundation so that the lowest

floor will be elevated o or above the base flood elevation and be
securely anchored to an adequately anchored foundation system
to resist flotation, collapse and lateral movement, Methods of
anchoring may include, but are not to be limited to, use of over-
the-top or frame ties to ground anchors. This requirement is in
addition to applicable State and local anchoring requirements for
resisting wind forces,

All manufactured homes to be placed or substantially improved on sites in an
existing manufactured home park or subdivision within Zones A, AH, and AE
on the cominunity's Flood Insurance Rate Map that are not subject to the
DIOVESIOHS for the Stand'uds for Critical Stluctutes will be elevated 50 that

(1) The bottom of structural frame or the lowest point of the manufactured

hoine is at least 2 feet above the base flood elevation: orfAdequate-surface
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{2} The manufactured home chassis is supported by reinforeed piers or other
foundation elements of af least equivalent strength that are no less than 36 inches
in height above grade plus freeboard and securely anchoered to an adequately

anch01ed foundation svstem to resist flotation, collapse, and Iateml

() Alzoning m""'*emem-s—shal-l—be—eampi-l-eé—wﬁh—l
— () Adl-zoning requis

C. Within Zone A, when no base flood elevation data is available, new and
substantially improved manufactured homes shall have the floor elevated at least

thlee feet above the highest ad|acent giade mem&m}faetmed—heme—s-haﬂ—be

d. Within Zone AQ, the floor for aEE new and substantiafly improved manufactured

homes will be elevated above the highest adjacent grade af feast as high as the
depth number specified on the Flood Insurance Rate Map, or at least two feet if
no depth number is specified. Upon the completion of the structure, the
elevation of the lowest floor including basement shall be certified by a registered

professional.[Certifieation-of complanceds-required-of the- developerand
engineerresponsiblefor-the plon-andformanufaetured-home placement:]

Floodways. Since the floodway is an extremely hazardous area due to the velocity of
floodwaters, which carry debris, potential projectiles, and erosion potential, the

foiiowmg prowsmns apply Ebee&ted%%hmeas—eﬁspeaa%ﬂeeé-ha—z&%d—es%abhshedm

a. If a floodway has not been designated within the specxal flood hazard areas
established in Basis for Establishing Aveas of Special Flood Hazard. no new
construction, substantial improvement, or other development {including fill}
shall be permitted within Zones A1-30 and AE, unless it has been 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 0.99 foot at any point within the

ommumty Imme&émmmsﬂﬂdﬂdﬁ*gﬁlknweeﬂs&ueﬂeﬂ—sﬂbﬁaﬁ&ai

b. In designated ﬂoodwavs focated within the special flood hazard areas established
in Basis for Establishing Areas of Special Flood Hazard encroachment shall be
prohibited, including fill, new construction, substantial improvements, storage of
equipment or supplies, and any other development within the adopted regulatory
floodway: unless it has been demonstrated through hydrologic and hydraulic
analyses, performed in accerdance with standard engincering practice that the
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proposed encroachment would not result in any increase in flood levels within
the community during the occurrence of the base flood discharge, and the
Federal Emergency Management Agency has issued a Conditional Letter of Man

Rev151on ( CLOMR) H—ﬁm—ﬂe@éway%s&d%ﬁ&ﬁeé—{he—pemﬂkhe}da—shaﬂpmiée

C. If the above “a and b” in Floodways have been satisfied: all proposed new

development and substantial improvements will comply with all other applicable

flood hazard reduction provisions of Provisions for Fiood Hazard Reduction.
[eld. No manufactured homes shall be placed in a floodway except in existing

manufactured home parks or existing manufactured home subdivisions.

7. Standards for Recreational Vehicles, All recreational vehicles placed on sites within the
floodplain on the community’s Flood Insurance Rate Map will either;

a. Be on the site for fewer than 180 consecutive days;

b, Be fully licensed and ready for highway use. A recreational vehicle is ready for
highway use if it is on its wheels or lacking system, is attached to the site only
by quick disconnect type utilities and security devices, and has no permanently
attached additions, or:

c. Will meet the permit requirements for Permit Application and the elevation and
anchoring requirements for manufactured homes for Standards for Manufactured
Homes.

8. Standards for Critical Structures. Critical structures are not authorized in a Special Flood

Hazaird Area, unfess:

a. All alternative locations in Flood Zone X have been considered and rejected.

b. All alternative locations in Flood Zone Shaded X have been considered and
rejected.

If the Local Floodplain Manager determines the only practical alternative location for the

development of a new or substantially improved critical structure is in a Special Flood

Hazard Area he musf:

a. Give public notice of the decision and reasons tor the elimination of all
alternative [ocations.

9. Protection of Floodplain Storage Capacity. Whenever any portion of a floodplain is
authotrized for use, the space occupied by the authorized fill or structure below
the base flood elevation shall be compensated for and balanced by a
hydraulically equivalent volumne of excavation taken from below the base flood
elevation. All such excavations shall be constructed to drain freely to the
watercourse.
SECTICN VIIL:

That Title 12.09.090 of the Carson City Municipal Code is hereby amended as follows:

12.09.060

Variance procedures.  The variance procedures are as follows:

1.

Nature of Variances. The variance criteria set forth in this chapter of the ordinance are

based on the general principal of zoning law that variances pertain to a piece of property

and are not [Z_)Si'SOﬂﬁ] in nature_ A variance may be granted for a QHI’CGE of propeity with
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physical characteristics so unusual that complying with the requirements of this
ordinance would create an exceptional hardship to the applicant or the surrounding
property owners. The characteristics must be unique to the property and not be shared by
adjacent parcels, The unique characteristic must pertain to the land itself, not to the
structure, its inhabitants, or the property owners.

It is the duty of the Board of Supervisors to help protect its citizens from flooding, This

need is so compelling and the implications of the cost of insuring a structure built below
flood level are so serious that variances from the flood elevation or from other
requirements in the flood ordinance are quite rare, The long-term: goal of preventing and
reducing flood loss and damage can only be met if variances are strictly limited.
Therefore, the variance guidelines provided in this ordinance are more detailed and
contain multiple provisions that must be met before a variance can be properly granted.
The criteria are designed to screen out those situations in which alternatives other than a
variance are more appropriate.

If. upon review, the Administrator of FEMA determines that community practices

F12.

indicate a pattern of issuing variances that is inconsistent with the objectives of sound

flood plain management, the community may be suspended from the National Flood
Insurance Progran,

Appeal Board.

1. The [blBoard of [s]Supervisors, as established by Title 18 of this code, shall hear
and decide appeals and requests for variances from the requirements of this
chapter.

b. The [b]Board of [s]Supervisors shall hear and decide appeals, if filed within

thirty (30) days from any decision or determination, when it is alleged there is an
error in any requirement, decision or determination made by the administrator of

, this chapter.

C. Those aggrieved by the decision of the [b]Board of [s]Supervisors may appeal
such decision to the appropriate court as provided in the Nevada Revised
Statutes.

d. In passing upon such applications, the [b]Board of [s|Supervisors shall consider

all technical evaluations, all relevant factors, standards, ete., specified in other

sections of this chapter, and:

{(n The danger that materials may be swept onte 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
conmmunity;

(5) The necessity to the facility of a riverfront location, where applicable;

(6) The availability of alternative locations for the proposed uses that are
not subject to flooding or erosion damags;

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

(8) The relationship of the proposed use to the city's master 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;
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(10)  The expected heights, velocity, duration, rate of rise and sediment
transport of the floodwaters and the effects of wave action, if applicable,
expected at the site;

(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 system, and streets and
bridges.

e. Anvy applicant to whom a variance is granted shall be given written notice over
the signature of a community official that:

(H The issuance of a variance to construct a structure below the base flood
level will result in increased premium rates;

() Such construction below the base flood level increases risks to life and
property. It is recommended that a copy of the notice shall be recorded
by the Local Floodplain Administrator in the Office of the Carson City
Recorder and shall be recorded in a manner so that it appears as an
exception on the title of the affected parcel of Tand,

f. The Local Floodplain Administrator will maintain a record of all variance

actions. including justification for their issuance, and report such variances
issued in its biennial report submitted to the Federal Insurance Adiministration,

Federal Emer: geney Management Apency,

Agmwqu&%PI

Conditions for Variances.

a.

Generally, variances mav be issued for new construction, substantial

improvements, and other proposed new development to be erected on a lot of
one-half acre or less in size contiguous to and surrounded by lots with
existing structures construcied below the base flood level, providing that the

procedures of Administration and Provisions for Flood Hazard Reduction of
the ordinance have been fully considered. As the [ot size increases beyond
one-half acre, the technical justification required for issuing the variance
increases.

Variances may be issued for the repair or rehabilitation of “historic

siructures,” as defined in Definitions, upon a defermination that the proposed

repair or rehabilitation will not preclude the structure's continued designation

as an historic structure and the vartance is the minimum necessary o

preserve the historic character and design of the structure.
Variances shall not be issued within any mapped regulatory floodway if any

increase in flood fevels during the base flood discharge would result.
Variances shall only be issued upon a determination that the variance is the
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"minimum necessary” considering the flood hazard, to afford relief.
"Minimum necessary"” means to afford relief with a minimum of deviation

from the requirements of this ordinance. For example, in the case of
variances to an elevation requirement, this means the Board of Supervisors

need not grant permission for the applicant to build at grade, or even to
whatever elevation the applicant proposed, but only 1o that elevation which
the Board of Supervisors believes will both provide relief and preserve the

mtem ltLOf the iocal or dmance.

Variances shall only be issued upon:

[dle.

(1) Showing of good and sufficient cause;[A-shewingofzeod-and

{2) 1. A determination that failure to grant the variance would result
in exceptional "hardship,” as defined in Deflinitions, to the

applicant;[A-determination-that faihure-toprant the-variance-would
restlt-in exceptionrl-hardship to-the-appHeants}

3 A defermination that the granting of a variance will not result in
increased flood heights, additional threats to public safety, or
extraordinary public expense, create a nuisance,_as defined in
Definitions, 'Public Safety/ Nuisance™), cause fraud or vietimization,
as defined in Definitions of the public, or conflict with existing local
§aws or mdmances [A—detemmm&em—thai—the-gmﬂngef%%m&nea
erdinances:]

fe]lf,  Variances may be issued for new construction, substantial improvement, and
other proposed new development necessary for the conduct of a functionally
dependent use provided that the provisions of Conditions for Variances Sub-
sections a through e are satisfied and that the structure or other development is
protected by methods that minimize flood damages during the base flood and

does not result in additional threats to public safety and does not create a

;gub]:c nu]sance Aﬁyuapﬁhe&ﬂﬁe%ﬁem—a#aﬂaneeﬂsgfaﬂed—sh&ll—be—g%!eﬂ

o, Upon consicferatlon of all the factors of Appeal Board and the purposes of this
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ordinance, the Board of Supervisors may attach such conditions to the
granting of, variances as it deems necessary to further the purposes of this
ordinance.

That Title 12.09.100 of the Carson City Municipal Code is hereby amended as follows:

12.09.100

[Letter ofmap-amendment|Map Revision/Amendment Procedures.

L.

Letter of Map Revision/Amendment. National Flood Insurance Program regulations
provide procedures fo remove property from the 100-vear floodplain or from a Special
Flood Hazard Area. Amendments and revisions to community Flood Insurance Rate
Maps can not adversely impact the floodplain or floodway delineation's of the level of
the 100-vear flood.

There ate several procedures provided whereby the Federal Insurance Administrator

will review information from the comniunity, an owner, or a lessee of property where
it is believed the property should not be included in a Special Flood Hazard Area.

Submissions to FEMA for revisions to effective Flood insurance Studies (FISs) by

individual and community requesters will require the signing of
application/certification forms. These forms will provide FEMA with assurance that

all pertinent data relating fo the revision is included in the submittal. They will also
assure that: {a) the data and methodology are based on current conditions; {b)
qualified professional have assembled data and performed all necessary computations:
and (¢} all individuals and organizations impacted by proposed changes are aware of
the changes and will have an opportunity 1o comment on them. FEMA procedures
permit the following fypes of request:

A request for a revision to the effective FIS information (FIRM, FBFM, and / or FIS

report) is usually a request that FEMA replace the effective floodplain boundaries,
flood profiles, floodway boundaries, etc., with those determined by the requester.
Before FEMA will replace the effective FIS information with the revised information,
the requester must: (a) provide all of the data used in determining the revised
floodplain boundaties. flood profiles, floodway boundaries, etc.: (b)) provide all data
necessary to demonstrate that the physical modifications to the floodplain have been
adequately designed to withstand the fmpacts of the 1% annual chance flood event and
facilities will be adequately maintained; (¢} demonstrate that the revised information
{e.g,, hydrologic and hydraulic anatyses and the resulting floodplain and floodway
boundaries) are consistent with the effective FIS information.

Requests for amendments or revisions to FEMA maps st be reviewed and

submitted o FEMA by Carson City with the applicant for a map amendment or
revision required to prepare all the supporting information and appropriate FEMA
forms. -

The scientific or technical information to be submitied with these requests may

include, but is not imited to the following:| There-are-two- 2 Hnethods-efappeal that
exempta-strectore from-the-purchase-of Hood-insurance;both-must-be-supperted-by
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property’sloecation:]

a. An actual copy of the recorded plat map bearing the seal of the appropriate

recordation official County Clerk or Recorder of Deeds indicating the official
recordation and proper citation, Deed or Plat Book Volume and Page Number,
or an equivalent identification where annotation of the deed or plat book is not
the practice,

b, A topographical map showing;
(1} Ground elevation contours in relation to the NGVD (National

Geodetic Vertical Datum).

() The total area of the property in question.

%) The location of the structure or structures located on the property in
question,

(4} The elevation of the lowest adjacent grade fo a structure or structures.

{5} An indication of the curvilinear line which represents the area subject

to inundation by a base flood. The curvilinear line should be based
upon information provided by an appropriate authorifative source,
such as a Federal Agency, Depariment of Water Resources, a County
Water Control District. a County or City Engineer, a Federal
Emergency Management Agency Flood Insurance Study, or a
determination by a Registered Professional Engineer.

C. A copy of the FHBM or FIRM indicating the location of the property in
question.

d. A certification by a Registered Professional Engineer or Licensed Land
Survevor that the Jowest grade adjacent to the structure is above the base flood

e. The completion of the appropriate forms in the Federal Emergency

Management Agency's Packets, Amendments and Revisions To National
Flood Insurance Program Maps (MT-1 FEMA FORM 81-87 Series and MT-2
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FEMA FORM 81-89 Series).
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SECTION X:

That no other provisions of Title 12.09 of the Carson City Municipal Code are affected by this
ordinance.

PROPOSED this  day of , 2011

PROPOSED BY Supervisor

PASSED onthe __ day of , 2011
VOTE: AYES:
NAYES:
ABSENT:
Robert Crowell, Mayor
ATTEST:

Alan Glover, Clerk Recorder

This Ordinance shall be in force and effect from and after the day of , 2011,
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