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Just the Facts:   
Permits to Work on Property in the Sandy River Basin / Floodplain 

DRAFT IV -- January 24, 2013 

DRAFT Jan. 23, 2014 

General Information 
 
Three agencies have jurisdiction in the Sandy River Basin area and administer regulations that 
require permits when work is done on property in the area.  The three agencies are: 

 US Army Corps of Engineers (USACE) 

 Oregon Department of State Lands (DSL) 

 Clackamas County (CC) 
 
These three agencies, working together, enforce federal laws and regulations (USACE), state 
laws and regulations (DSL), and local laws and regulations (CC).  In general, the laws and 
regulations are designed to: 

 Protect the health and safety of the property owner;  

 Protect the health and safety of others in the community who may be affected by 
actions taken on the property; 

 Protect and preserve the natural environment. 
 
The three agencies have worked together to create a Regional General Permit (RGP) for Sandy 
River Basin January 2011 Flood Response, which is in effect through August 31, 2016.  A 
regional general permit is issued by the USACE for a specific geographic area. Each regional 
general permit has specific terms and conditions that must be met for project-specific actions 
to be verified.  The Sandy River Basin RGP: 

 Provides an expedited permitting process for the agencies  

 Takes into account impacts on public interest, compliance with applicable federal and 
state laws, and minimal individual and cumulative environmental consequences   

 Is primarily focused on stabilization in place, but may involve minor replacement of 
eroded lands as needed to protect structures   

 Relies heavily on strong bio-engineering components.   

 Authorizes minor replacement of uplands to protect existing structures.   

 May require compensatory mitigation for a project having more than minimal impacts 
to the aquatic environment.   

 
A person or organization planning to do work on property in the Sandy River Basin / Floodplain 
should contact all three agencies to apply for appropriate permits.  Applications may be 
submitted and considered concurrently.  Fees are required for many of the permits in order to 
cover the costs of the agency to review the permit application and work with the applicant to 
ensure the action taken is both effective, safe, and complies with appropriate laws and 
regulations.  

http://www.nwp.usace.army.mil/Missions/Regulatory/Apply.aspx
http://www.nwp.usace.army.mil/Home.aspx
http://www.oregon.gov/dsl/Pages/index.aspx
http://www.clackamas.us/
http://www.nwp.usace.army.mil/Missions/Regulatory/Nationwide.aspx
http://www.nwp.usace.army.mil/Portals/24/docs/regulatory/_RGP08_sandy_flood.pdf
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   Clackamas County 
 

 JURISDICTION:  Depending on the situation, regulates all land and water in the 
floodplain, and in River and Stream Conservation Areas in unincorporated Clackamas 
County in order to protect health and safety, and ensure compliance with applicable 
laws and regulations. 
 

 WHAT 
o Implements National Flood Insurance standards so insurance is available to residents 
o Provides property line information (Surveyor’s Office) 
o Accepts applications for, reviews, notifies the public and issues River & Stream 

Conservation Area (RSCA) permits 
 Defines and regulates the riparian buffer along the river or stream 
 Protects native vegetation within the buffer 
 Requires bioengineered / composite methods of streambank stabilization, 

meaning a combination of rock, vegetation and woody debris  
 Limits structural streambank protection to only those circumstances where it 

is required to protect existing structures 
o Accepts applications for, reviews, notifies the public and issues Floodplain 

Development permits 
 Required for County compliance and membership in National Flood 

Insurance Program (NFIP) that, in turn, provides residents with access to 
federally-backed flood insurance 

 Regulates and sets standards for the effects of streambank stabilization 
facilities on the hydrology, hydraulics and general flood conditions of a 
stream, and how the hydrology and flood conditions effect adjacent 
properties as the result of installing streambank stabilization facilities 

 Usually requires analysis of project by professional with expertise in 
hydrology, hydraulics, fluvial geomorphology and / or hydrogeology 

o Does not issue emergency permits.  In an emergency, applicants are advised to 
contact the County, resolve the emergency situation and then apply for 
appropriate permits. 

 

 PRE-APPLICATION MEETING:  Optional; at the request of the applicant, the County will 
bring representatives from other involved agencies to the meeting 
 

 TIMELINE:   
o 6-8 weeks for staff review, including public notice 
o 150 days if initial decision is appealed 

 

 CONTACT 
o Rebecca Ceniga: 503-742-4505 or beckycen@co.clackamas.or.us, Clackamas County 

Planning & Zoning Division, Development Services Building, 150 Beavercreek, 
Oregon City, OR  97045; http://www.clackamas.us/planning/flood.html  

o Steve Hanschka: 503-742-4512 or stevehan@co.clackamas.or.us, Clackamas County 
Planning & Zoning Division, Development Services Building, 150 Beavercreek, 
Oregon City, OR  97045; http://www.clackamas.us/planning/flood.html 

http://www.clackamas.us/planning/flood.html
http://www.clackamas.us/planning/flood.html
http://www.clackamas.us/planning/flood.html
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Help Prevent Floods 
 

Don't dump or throw anything into ditches or streams:  A plugged 

channel cannot carry water, and when it rains, the excess water 
must go somewhere.  
 

Remove debris, trash, loose branches and vegetation:  Keep banks 

clear of brush and debris to help maintain an unobstructed flow 
of water in stream channels. Do not, however, remove 
vegetation actively growing on a stream bank, which is regulated 
by local, state and federal agencies.  
 

Obtain a floodplain development permit and/or building permit, if 
required:  To minimize damage to structures during floods, the 
County requires all new construction in the floodplain to be 
anchored against movement by floodwaters, resistant to flood 
forces, constructed with flood-resistant materials and flood-
proofed or elevated so the first floor of living space, as well as 
all mechanical and services, is at least one foot above the 
elevation of the 100-year flood.  
 

These standards apply to new structures and to substantial 
improvements of existing structures. Most other types of 
development within the floodplain also require a floodplain 
development permit, such as grading, cut and fill, and bank 
stabilization techniques.  
 

 

For More Information 

 Clackamas County floodplain information:  
http://www.clackamas.us/planning/flood.html  

 Clackamas County Emergency Management Flood Hazards:  
http://www.clackamas.us/emergency/flooding.html  

 National Flood Insurance Program, Federal Emergency 
Management Agency: 202-646-2500 or 
http://www.fema.gov/national-flood-insurance-program  

 Clackamas County Planning & Zoning: 503-742-4500 or 503-
742-4501.  
 

 

DID YOU KNOW . . . Depending where you are in  
Clackamas County, you receive an average of 43 to more than 

88 inches of rain every year. 
 

 

 

 

FLOOD INSURANCE RATES RISING TO COVER COSTS;  
County Residents Still Eligible For Discount   

 

Flood insurance rates are increasing.  The NFIP, founded in 
1968, provided subsidized insurance rates to people with 
homes that did not meet minimum standards but were built 
before FEMA's new flood mapping existed.  Now, after years of 
massive storms such as Hurricanes Katrina and Sandy, NFIP is 
out of money and deeply in debt.  In order to help the program 
become solvent and build a reserve fund, federal legislation 
approved in 2012 requires that flood insurance rates reflect 
the flood risk of the property. 

While some people with flood insurance will not see an 
increase because their rates already reflect their flood risk, 
others will need to pay significantly more based on their actual 
flood risk. Some rate changes have taken place, and others 
become effective October 1, 2013.  Triggers for rate changes 
include policy lapses, map changes and property purchases. 

Because Clackamas County is a member of the National Flood 
Insurance Program (NFIP) Community Rating System, residents 
in unincorporated areas who live in a floodplain receive a 20% 
discount on flood insurance premiums; and all other residents 
receive a 5-10% premium reduction. For more information, 
contact your insurance company or lender. 

As a NFIP member, the County must oversee floodplains based 
on Federal Emergency Management Agency (FEMA) standards.  
In turn, property owners must buy flood insurance for 
residences in the floodplain. By law, lending institutions 
require flood insurance for structures in a floodplain and have 
the option to require it for other areas. 

 

September 2013 
 

Clackamas County Planning & Zoning 
150 Beavercreek Rd., Oregon City, OR  97045; 503-742-4500 

http://www.clackamas.us/planning/floodinsurance.html  

Clackamas County Emergency Management 
2200 Kaen Rd., Suite A, Oregon City, OR 97045; 503-655-8378 

http://www.clackamas.us/emergency/ 

 

 

You May Need 

FLOOD INSURANCE! 
 

If you’re a Clackamas County resident or property owner, 
you have the option to buy flood insurance whether or 

not you live in a floodplain. 

  

If you own a home or business in 

unincorporated Clackamas County . . . 

http://www.clackamas.us/emergency/flooding.html
http://www.fema.gov/national-flood-insurance-program
http://www.clackamas.us/planning/floodinsurance.html
http://www.clackamas.us/emergency/


Here’s Why . . . 

 Homeowner and business insurance do NOT cover 
flood damage.  Separate flood insurance must be purchased 

to cover flood damage and loss.   
 

 Just a few inches of flood water can cause tens of 
thousands of dollars in damage not covered by 

homeowners insurance.  Over the past 10 years, the average 
flood claim has been nearly $48,000. 
 

 You’re not just at risk of a flood if you live near a river; 
floods can also occur because of clogged drains, surface water 
back-ups and flash-floods. 
 

 You don’t have to be in a floodplain to buy flood 
insurance.  Because Clackamas County is in the National 

Flood Insurance Program, all residents and business owners in 
unincorporated areas are eligible to buy flood insurance. 
 

Flood insurance is the most economical protection from 
devastating financial loss from a flood.  In January 2011, when 
the Sandy River changed its channel because of torrential rains, 
three houses were destroyed beyond repair and one house was 
swept downstream.  Of the property owners with the damaged 
houses, three  had flood insurance, including one outside of the 
mapped flood zone.  That owner had most of their loss covered by 
the flood insurance.  The owner without flood insurance was left 
on their own to recover from the devastating loss. 
 

Protect Yourself and Your Property  

What is covered by flood insurance?  Flood insurance covers 

buildings and their contents when inundated or undermined by 
floodwaters.  Flood insurance may also provide financial help to 
upgrade buildings to current floodplain construction standards.   

Building coverage includes:  

 The insured building and its foundation 

 Electrical and plumbing systems 

 Central air conditioning, furnaces, water heaters 

 Refrigerators, stoves and built-in appliances  

 Permanent carpeting over unfinished flooring 

Contents coverage includes:  

 Clothing, furniture, curtains, electronic equipment 

 Portable and window air conditioners 

 Portable microwaves and dishwashers 

 Carpeting not included in property coverage 

 Clothes washers and dryers 
 

How much coverage can I get? 
 For homeowners, flood insurance covers damage up to 

$250,000 and, if you purchase content coverage, up to 
$100,000 for building contents.  

 For business owners, flood insurance covers damage up to 
$500,000 for the building and, if you buy content coverage, up 
to $500,000 for contents.  
 

Where can I buy flood insurance?  Flood insurance is sold 

through private insurance companies and agents, and backed by the 
federal government; you can buy it through your insurance agent.  
It is required by law for federally-backed mortgages in floodplains. 

 

When should I buy flood insurance? Buy it now, before a 

flood appears imminent!  There is a 30-day waiting period for new 
coverage to become effective, so it’s important not to wait until 
risk of a flood.  (The only exception to the 30-day wait is when 
flood insurance is required of a loan upon closing.) 
 

I live in a condo–can I get flood insurance? Yes, flood 

insurance is available to homeowners, renters, condo owners, 
condo renters and commercial owners and renters. 
 

How much does flood insurance cost? Costs vary depending 

on how much insurance is purchased, what it covers and the 
property's flood risk.  All policy forms provide coverage for 
buildings and contents. However, since contents coverage is 
optional, you might want to discuss insuring personal property with 
your agent. 

What is Increased Cost of Compliance (ICC) coverage? If a 

flood damages your property, you may be required by law to bring 
your home up to community and/or state floodplain management 
standards. If you have flood insurance, and your home has been 
declared substantially damaged by your community, ICC coverage 

covers up to $30,000 of the cost to elevate, flood-proof, demolish 

or relocate your property. This ICC coverage is in addition to the 
coverage you receive to repair flood damages. 

What is a floodplain? A floodplain is an area of land subject to 

flooding that is next to a river, stream, lake, estuary or other body  
of water.  Clackamas County has about 20,000 acres of land and 
10,000 individual land parcels in floodplains.  Rivers and streams 
particularly prone to flood include the Clackamas, Molalla, Pudding, 
Salmon, Sandy, Tualatin, Willamette, Zig Zag, Johnson Creek, 
Abernethy Creek, Beavercreek, Milk Creek and Cedar Creek.    
 

How can I find out if I live in a floodplain?  Contact the city 

in which you live, or call County Planning at 503-742-4500. 
 

Can I buy flood insurance if I don’t live in a floodplain?  
Yes, because Clackamas County participates in the National Flood 
Insurance Program, federally-backed flood insurance is available 
for all structures in the county.  In fact, more than 25% of NFIP 
claims are filed by owners of property outside the 100-year 
floodplain.  And with rivers, like the Sandy, that flood outside of 
traditional floodplains, flood insurance is even more important. 

 

Prepare for Possible Future Floods 

 Buy flood insurance  if you're in any floodplain, and consider it 
even if you’re not, especially if you're near the Sandy River.   

 List all your personal property,  including furnishings, clothing 
and valuables.  Take pictures or video of your home and contents, 
especially high value items; keep insurance policies, pictures, videos 
and lists of personal property in a safe place. 

 Put together a 72-hour disaster supply kit.  (For details, go to 
http://www.redcross.org/ 
or http://www.ready.gov/.)  

 Consider ways to reduce 
long-term flooding risk, 
such as elevating your home 

or moving it to higher 
ground, building floodwalls 
or berms, flood-proofing 
and protecting utilities.   

 Plan how you would evacuate in the threat of a flood, such as 
what to take with you, the safest evacuation route and where to go. 

http://www.redcross.org/
http://www.ready.gov/


Sandy River 
Managing Flood 

Risk 
BCC Study Session 

April 22, 2014 



Current Area Activities & 
Upcoming Events 

• Upper Sandy River Flood Erosion Study 

• E. Barlow Trail Rd Bank Stabilization Project and 
Lolo Pass Road Alternatives Study 

• Installation of flood gauges as a step toward a 
better flood warning system 

• 3rd annual Flood of Information event in Fall 2014 

• Commemoration of the 50th anniversary of the 
1964 Christmas Flood 

• Development of a video about flood risk 
management 

 

 



Flood Erosion 
Study 

 Base line of 
analysis on channel 
migration hazard 

  
 Basis for future 

decisions/policy  
 
 Transparent 

process 



Channel Migration Hazards 
Upper Sandy River Basin – December 1964  

Mt. Hood National Forest 
US Forest Service 



Zig Zag Village Area – Jan. 17, 2011 

Photo: Oregonian 



Outside of Mapped Flood Zone 

Views from the Sandy River  



Outside of Mapped Flood Zone 

View of the Sandy River – Tranquil, yes? 



 



 



 

Zig Zag Village Jan-22-2011  
Post-Flood Aerial Reconnaissance  

Civil Air Patrol - Oregon Wing, Ted Tanory 



Zig Zag Village Jan-22-2011  
Post-Flood Aerial Reconnaissance  
Civil Air Patrol - Oregon Wing, Ted Tanory 



 

Lower Lolo Pass Road Area Photo: Jay Wilson 



Lower Lolo Pass Road Area 
Photo: Jay Wilson 



Timberline Rim Area 1967 



Timberline Rim 1972 



Channel Migration Zone 

Timberline Rim  



Got Flood Insurance? 

Timberline Rim  
Between river miles 41.5 and 42 

 
• 14 flood-affected properties, with a total FMV 

of $3.7 million 

• 95 remaining unaffected properties at risk 
with a total Fair Market Value of $19.7 million 

• 48 flood insurance policies as of July 2011 

 





E. Barlow Trail Rd Bank Stabilization Project 
 Location and Detour Map  

 



E. Barlow Trail Rd. – Site Photos 

 



Open House Exhibit Plan 

 



Open House Exhibit Cross Section 
 

 



Lolo Pass Washout Across from Autumn Lane 
Photo: PGE 



Lolo Pass Road Alternative Study 

 



Upper Sandy River Basin 
Flood Warning System 

• Sonar-based sensor monitors 
level of river 

• Five locations mounted on 
County bridges (4 installed) 

• Solar powered  

• Radio transmission to base 
station at Hoodland Fire 



Upper Sandy River Basin 
Flood Warning System 

 



Upper Sandy River Basin 
Flood Warning System 

 



Upper Sandy River Basin 
Flood Warning System 

 



 



Second Annual 
Flood of Information 
 
Upper Sandy River Basin 
 

September 2013 



The Great Sandy River Flood 
Christmas 1964-65 

50th Anniversary Project 

Permission Pending: Oregon Historical Society 



1964-1965 Floods 
Seeking Historical Accounts 



George Donnell Photo Album 
Jan, Mar, & May 1965 

Provided by Sue Allen 



1964 Flood 

• Record of practices 
we no longer endorse 

 

• Point of transition 
from  “flood control” 
to “flood risk 
management” 



Human Stories 

Courtesy: Mt Hood National Forest 



Carver Mobile Home Ranch Permission Pending: Oregon Historical Society 



Clackamas River Hwy 224 
Above White Water 

Courtesy: Mt Hood National Forest 



1964 Was Rough on Bridges Too 

Courtesy: Mt Hood National Forest 



December 1964 Flood - Hwy 99E Clackamas River Bridge 

 



Thank You 

Questions? 
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