15-08-04 Flood Plain Overlay District

A Findings

1.
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Flood hazard areas of Sandy City are subject to pertodic mundation which may result i loss of life
and property. health hazards. disruptions of commerce and governmental services, extraordinary public
expenditures for flood protection and relief. and mpairment of the tax base, all of which adversely
affect the public health, safety and general welfare.

These flood losses are caused by the cumulative effect of obstructions in areas of special flood
hazard wluch merease flood heights and velocities, and when inadequately anchored, damage uses in

other areas. TUses that are madequately flood proofed. elevated. or otherwise protected from flood
damage also contribute to flood loss.

B. Purpose of Flood Plain Overlay District. It 1s the purpose of this chapter to promote the public health,

safety. and general welfare, and to nummize public and private loss due to flood conditions to specific
areas by provisions designed to:
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Protect human life and health;
Minmmize expenditure of public money for flood control projects:

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

Minmmize prolonged busmess mterruptions;

Mimmize damage to public facilities and utilities such as water and gas mams, electric. telephone and
sewer lines. and streets and bridges located in areas of special flood hazard:

Help maintain a stable tax base by providing for the sound use and development of areas of special
flood hazard so as to mintmize future flood blight areas;

Ensure that potential buvers are notified that property is i an area of special flood hazard; and

Ensure that those who occupy the areas of special flood hazards assume responsibility for ther
actions.

" Methods of Reducing Flood Losses. In order to accomplish its purposes. this chapter includes methods

and provisions for:
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Restricting or prohibiting uses which are dangerous to health. safety, and property due to water or
eroston hazards, or wluch result in damaging mncreases of erosion, flood heights or velocities;

Requiring that uses vulnerable to floods. including facilities which serve such uses. be protected
agamst flood damage at the time of 1mitial construction;

Controlling the alteration of natural floodplams, stream chamnels, and natural protective barriers,
which help accommodate or channel flood waters:



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

5. Preventing or regulating the construction of flood barriers which will vnnaturally divert flood waters
or which mav increase flood hazards in other areas.

. Lands To Which This Ordinance Applies. This chapter shall apply to all areas of special flood hazards
within the jurisdiction of Sandy City, Utah

Basis For Establishing The Areas Of Special Flood Hazard The areas of special flood hazard are those
identified by the Federal Emergency Management Agency in a scientific and engineering report entitled
"Flood Insurance Study, Salt Lake County, Utah, Unincorporated Areas.” September 30, 1994, with
accompanying Flood Insurance Rate Maps, Flood Boundary-Floodway Maps and any revision thereto are
hereby adopted by reference and declared to be a part of this ordinance. The Flood Insurance Study 15 on
file at Sandy City Hall, 10000 Centenmial Parkoway, Sandy City, Utah, 84070, When base flood elevation

data has not been provided, the Commmunity Development Director shall obtain, review, and reasonably
utilize any base flood elevation data available from a Federal, State, or ather source, m order to administer
this chapter.

Compliance. No structure or land shall hereafter be constructed. located. extended. converted or altered
without full compliance with the terms of this ordinance and other applicable regulations.

;. Abrogation And Greater Restrictions. This ordinance 1s not intended to repeal, abrogate, or impair any

existing easements. covenants, or deed restrictions. However, where this ordinance and another ordinance,
easement, covenant, or deed restriction conflict or overlap, whichever mmposes the more stringent
restrictions shall prevail.

. Interpretation. In the mterpretation and application of this ordinance, all provisions shall be:

1. Considerad as mininmm requirements;
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Liberally construed i favor of the governing body; and
3. Deemed nesther to lumt nor repeal any other powers granted under State statutes.

Warning And Disclaimer Of Liability. The degree of flood protection required by this ordinance 1is
conzidered reasonable for regulatory purposes and 1s basad on scientific and engineering considerations.
Larger floods can and will occur on rare occasions. Flood heights may be mereased by man-made or
natural causes. This ordinance does not mmply that land outside the areas of special flood hazard or uses
pernutted within such areas will be free from flooding or flood damages. This ordinance shall not create
hability on the part of Sandy City, any officer or employvee thereof, or the Federal Emergency Management

Agency for any flood damages that result from the reliance on this ordinance or any administrative decision
lawfully made thereunder.

Relationship Of Floodplain Regulations To Zones. The flood plain hazard regulations of this chapter
shall be supplemental to, and not 1 lieu of, the applicable zoming provisions of the zone in which the land
15 located. Property located within said "areas of special flood hazard" shall be developed only 1n
conformance with the provisions set forth herein. In cases of conflict between such zone classifications
and the Floodplain Hazard Regulations, the most restrictive provisions shall govern. Permitted and
conditional uses pernutred in the "areas of special flood hazard” shall be developed only i conformance
with the provisions set forth heremn.  All uses involving development as defined heremn shall further meet
the supplemental conditions and standards set forth in this chapter.



K. Special Flood Hazard Area Approval. A conditional use permit shall be obtamed before construction
or development begins within an area of special flood hazard. Prior to 1ssuance of a conditional use permut,
the Planming Commussion shall ensure that requirements of this chapter are met.

Application for such approval shall be made on forms furmshed by the Comnumity Development
Department and may mnclude, but not be linuted to: plans mn duplicate drawn to scale showing the nature,
location, dimensions, and elevations of the area i question; existing or proposed structures, fill, storage
of materals. drainage facilities; and the location of the foregoing. Specifically. the following mformation
15 required:

1. Elevation in relation to mean sea level, of the lowest floor (mcluding basement) of all structures;
2. Elevation in relation to mean sea level to which any structure has been floodproofed;

3. Certification by a registered professional engineer or architect that the floodproofing methods for any
non-residential structure meet the floodproofing critenia i this Section, and.

4. Description of the extent to which any water course will be altered or relocated as a result of proposed
development.

L. Responsibility Of The Commmunity Development Director. The Sandy City Commmumty Development
Director shall be responsible to:

1. Rewiew Apphcations

a. Review all applications to determune 1f the proposed development 1s located i the Floodway. If
located 1n the Floodway, assure that the encroachment provisions of this Section are met.

b. Rewiew all applications to deternune that the requarements of thus ordinance have been satisfied.

c. Rewview all applications to deternune that all necessary pernuts have been obtamned from Federal,
State, or local governmental agencies from which prior approval 1s required.

d. When base flood elevation data has not been provided in accordance with the Section entitled
BASISFORESTABLISHING THE AREAS OF SPECTIAL FLOOD HAZARD, the Commumnity
Development Director shall obtam, review, and reasonably utilize any base flood elevation and
floodway data available from a Federal. State, or other source as criteria for requirmg that new

construction. substantial mmprovements, or other development in Zone A are adnumstered in
accordance with this Code.
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Maintam Information File

a. Obtam and record the actual elevation provided by the developer (in relation to mean sea level)
of the lowest floor (mcluding basement) of all new or substantially minproved structures, and
whether or not the structure contams a basement.

b.  For all new or substantially improved floodproofed structures:

1. Venfy and record the actual elevation provided by the Developer (in relation to mean sea
level) to which the structure has been floodproofed, and

2. Mamtain the floodproofing certifications required in by this Chapter.

¢ Mamtam for public nspection all records pertanmng to the provisions of this ordinance.



3. Verify Alteration of Watercourses - Verify that:

a.

A pernut has been obtamed from the Salt Lake County Division of Flood Control and Water
Quality for any alteration of a watercourse identified as a Flood Control Facility m Tatle VI
Section 7-2-5_ of the Ordinances of Salt Lake County or succeeding provision.

A pernut has been obtained from the State Engineer for alteration of a natural stream channel.

Mamtenance 15 provided for within the altered or relocated portion of said watercourse so the
flood-carrying capacity 1s not dimimshed. County-wide facilities are maintained by Salt Lake
County Flood Control Services, City facilities are maintained by Sandy City.

Notification has been made to cities adjacent to the watercourse and to the State of Utah, Division
of Comprehensive Emergency Management, prior to any alteration or relocation of a watercourse
and evidence of such notification has been submitted to the Federal Emergency MManagement
Agency.

M. Imterpretation of FIRM Boundaries. The Commmunity Development Department Director shall make
interpretations, where needed. as to the exact location of the boundaries of the areas of special flood hazard
(for example, where there appears to be a conflict between a mapped boundary and actual field conditions).
The person contesting the location of the boundary shall be grven a reasonable opportumity to appeal the
mterpretation as provided in sub-section (N). below..

N. Appeals

1. The Board of Adjustment as established by the Development Code of Sandy City shall hear and decide
all appeals and requests for variances from the requirements of this chapter as provided m Chapter 15-
01. The following conditions shall be considered m addition to those provisions :

a.

b.

The danger that materials may be swept mnto other lands to the mpury of others;
The danger to life and property due to flooding or erosion damage;

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

The importance of the services provaded by the proposed facility to the commumty;
The necessity to the facility of a waterfront location, where applicable;

The availability of alternative locations, for the proposed use which are not sulyect to flooding or
erosion damage;

The compatibility of the proposed use with the existing and anncipated development;

The relationship of the proposed use to the general plan and floodplain management program for
that area:

The safety of access to the property i times of flood for ordinary and emergency vehicles;

The expected heights, velociry, duration, rate of rise, and sediment transport of the flood waters
and the effects of wave action, if apphicable. expected at the site; and.

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

Condimons for Vanances

a. Generally, variances may be issued for new construction and substantial inprovements to be
erected on a lot of one-half acre or less m size contiguous to and surrounded by lots with existing
structures constructed below the base flood level, providing items (1-11) n Sub-Section (N)(1)
above have been fullv considered. As the lot size mcreases beyond the one-half acre, the technical
justifications required for 1ssuing the variance increases.

b. Variances may be 1ssued for the reconstruction, rehabilitation or restoration of structures listed
on the National Register of Historic Places or the State Inventory of Historic Places, without
regard to the procedures set forth in the remainder of this section.

c. Variances shall not be 1ssued withm any designated floodway if anv merease in flood levels durmg
the base flood discharge would result.

d.  Variances shall onlv be 1ssued upon a determination that the variance 15 the nuninwm necessary
considering the flood hazard. to afford relief

e Variances shall only be tssued upon:
1. A showing of good and sufficient cause;

2. A determination that failure to grant the varance would result in exceptional and undue
hardship to the applicant: and

3. A deternunation that the granting of a varance will not result m increased flood heights,
additional threats to public safety, extraordinary public expense, create nusances, cause fraud
on or victimization of the public as identified in this Section. or conflict with existing local
laws or ordinances.

Anv applicant to whom a variance 15 granted shall be given written notice that the structure will be
permitted to be built with a lowest floor elevation below 1 {one) foot above the base flood elevation
and that the cost of flood insurance will be commensurate with the increased risk resulting from the
reduced lowest floor elevation.

Sandy City shall maintain the records of all appeal actions and the Board of Adjustment and report
any variances to the Federal Emergency Management Agency upon request.

Q. Floodways. Since the floodway 1s an extremely hazardous area due to the velocity of floodwaters which
carry debris, potential projectiles, and eroston potential, the following provisions apply:

L

Encroachments, including fill, new construction, substantial improvements, and other developments
are prohibited unless certfication by a registered professional engineer is provided demonstrating that

encroachments shall not result in any mncrease i flood levels during the occurrence of the base flood
discharge.



2. All new construction and substantial improvements shall comply with all applicable flood hazard
reduction provisions of this Section

Development Standards within Flood Plain Overlay District. In addition to the general development
standards found elsewhere i this Code, in all areas of special flood hazards. the following standards are

required:
1. Anchoring
a.  Allnew construction and substantial improvements shall be anchored to prevent flotation. collapse

or lateral movement of the structure and capable of resisting the hydrostatic and hydrodvnamic
loads.

All mamufactured homes must be elevated and anchored to resist flotation, collapse or lateral
movement and capable of resisting the hydrostatic and hyvdrodynamic loads. Methods of anchoring
may include, but are not lumted to, use of over-the-top or frame ties to ground anchors. This
requirement is 1n addition to applicable State and local anchoring requirements for resistng wind
forces. Spectfic requirements may be:

1. Ower-the top ties be provided at each of the four corners of the manufactured home, with two
additional ties per side at mtermediate locations, with manufactured homes less than 50 feet
long requiring one additional tie per side;
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Frame ties be provided at each corner of the home with five additional ties per side at
mtermediate points, with manufactured homes less than 50 feet long requiring four additional
ties per side;

3. All components of the anchoring system be capable of carrying a force of 4,800 pounds; and.

4 Any additions to the manufactured home be similarly anchored.

2. Construction Materials and Methods

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

b, All new construction and substantial mmprovements shall be constructed using methods and
practices that mininmze flood damage.

c.  All new construction and substantial improvements shall be constructed with electrical, heating,
ventilation, plumbing. and air conditioning equipment and other service facilities that are designad
and/or located so as to prevent water from entermg or accunmlating within the components during
conditions of floading.

3. Utilities

a. All new and replacement water supply systems shall be designed to numimize or eliminate
mfiltration of flood waters mto the systen;

b. New and replacement sanitarv sewage systems shall be designed to minimmze or elinminate



mfiltration of flood waters into the systems and discharge from the systems into flood waters; and

c. On-site waste disposal systems shall be located to avoid impairment to them or confamination
from them during the flooding.

Subdivision Proposals
1. Al subdivision propozals shall be consistent with the need to miinize flood damage;

2. All subdivision proposals shall have public urilities and facilities such as sewer. gas. electrical.
and water systems located and constructed to mintmize flood damage;

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

4. Base flood elevation data shall be provided for subdivision proposals and other proposad
development.

Residential Construction. New construction and substantial improvement of anv residential stmacture
shall have the lowest floor, ncluding basement. elevated to a mimmum of 1 (one) foot above the base
flood elevation.

Non-residential Construction. New construction and substantial mmprovement of any commercial,
industrial or other non-residential structure shall etther have the lowest floor, including basement,
elevated to a mininmmm of 1 (one) above the base flood elevation: or, together with attendant utility and
santtary facilities, shall:

a. Be floodproofed so that below 1 {one) foot above the base flood level the structure 1s watertight
with walls substantially impermeable to the passage of water.

a. Have structural components capable of resisting lydrostatic and hydrodynanuc loads and affects
of buovance; and

b. Becertified by a registerad professional engmeer or archatect that the standards of this subsection
are satisfied. Such certifications shall be provided to the Commmmity Development Director.

Openings in Enclosures Below the Lowest Floor. For all new construction and substantial
improvements, fully enclosed areas below the lowest floor that are subject to flooding shall be designad
to automatically equalize hydrostatic flood forces on exterior walls by allowmg for the entry and exit
of floodwaters. Designs for meeting this requirement mwst ether be certified by a regstered
professional engineer or architect or nmist meet or excead the following mamnmem criteria;

e A mumnwm of two openings having a total net area of not less than one square inch for every
square foot of enclosed area subject to flooding shall be provided:

f  The bottom of all openings shall be no higher than one foot above grade;

g.  Opemngs may be equipped with screens, louvers, or other coverings or devices provided that they
pernut the automatic entrv and ext of floodwaters.



8. Mamufactured Homes
a. Manufactured homes shall be anchored m accordance with this Section

b.  All manufactured homes or those to be substantially improved shall be elevated on a permanent
foundation such that the lowest floor of the manufactured home is at or above the base flood
elevation and 1s securely anchored to an adequately anchored foundation system

c. All manufactured homes or those to be substantially mmproved shall conform to the following

TEqUITEENTS’

1. Require that manufactured homes that are placed or substantially mmproved on a site (I)
outside of a manufactured home park or subdivision. (i) in a new manufactured home park
or subdivision, (1t} 1 an expansion to an existing manufactured home park or subdivision,
or (1v) 1n an existing manufactured home park or subdivision on which a manufactured home
has mcurred "substantial damage” as the result of a flood. be elevated on a permanent
foundation such that the lowest floor of the mamufactured home 1s elevated to or above the
base flood elevation and be securely anchored to an adequately anchored foundation system
to resist flotation. collapse and lateral movement.

2. Require that manufactured homes to be placed or substantially mmproved on sites in existing
manufactured home parks or subdivisions that are not subject to the provisions i (A) above
be elevated so that either (T} the lowest floor of the manufactured home 1s at or above the base
flood elevation. of (11) the manufactured home chassis is supported by remforced piers or other
foundation elements that are no less than 36 inches i height above grade and be securely
anchored to an adequately anchored foundation system to resist flotation, collapse, and lateral
movemert.

5. Recreational Velicles. Require that recreational vehicles etther (I) be on site for fewer than 180
consecutive days, (11) be fully licensed and ready for highway use, or (111) meet the pernut requirements
and elevation and anchoring requirements for resisting wind forces.

Q. Jordan River Floodplain - Special Regulations

1. Adoption of Prnted Volume. Pursuant to the authority granted to the City by the laws of the State of
Utah, the City hereby adopted by reference the provisions contamed in an ordinance adopted and
printed by Salt Lake County. The said ordinance 15 entitled Chapter 17.10 and was adopted by the
Salt Lake County Commussion on July 20, 1994 and is entitled "Jordan River Flood Channel
Management Ordinance " Three copies of the said printed ordinance are on file with the Sandy City
Recorder for mformation and mspection by the public.

2. Amendments To Printed Ordmance. The following amendments are hereby adopted with regard to the
printed ordmance as set forth i Sub-Section (Q). above:

a. The provisions of Section 17.10.070.A are hereby amended to read as follows:
"In addition to all required Sandy City pernuts, licenses and approvals, before construction

or development begins within any area of the Jordan River flood channel established by
section 17.10.030. approval nmmst be obtained from. and a special pernut issued by, the county



engmeering division. Application for such approval and pernut shall be made on forms
fitnshed by the engineering division and shall melude, but not be linuted to:”

The provisions of Section 17.10.080 are hereby amended to read as follows:
"Any applicant requesting approval for construction or development within any area of the

Jordan River flood chamnel shall submat to the county engmeering division and the Sandy City
Engineer six copies of the following studies and reports:”

3. Additional Regulations In addition to those requirements specifically cutlined m Chapter 17 10 of

the Salt Lake County Code, the following requirements shall be completed prior to development:

a.

The Jordan River Basin has been identified and mapped by Salt Lake County as having a "High
Liquefaction Potential". Because of this special characteristic of this area. a site specific natural
hazards study for residential subdivisions. multi-fanuly residential structures, industrial and
conmercial buildings nust be completed and accepted by the Sandy City Engineer before approval
for required permits, licenses and other approvals 1s 1ssued. The study shall address the soil
conditions of the property to be developed, the natural hazards that exist, and proposed mitigation
measures to mitigate, if possible, the natural hazards. If the natural hazard cannot be nutigated
i1 a satisfactory manner. no approval shall be given by the Sandy City Engineer.

All development shall comply with the recommendations as made by the "Jordan Raver District
and Parkowav Development Study”. completed by Bingham Engmeering and accepted by Sandy
Ciry mn February 1995 Three copies of the said study are on file with the Sandy City Recorder
for information and mspection by the public.




