
 
City of Central Point, Oregon     
 140 S 3rd Street, Central Point, OR 97502 
 541.664.3321 Fax 541.664.6384 
 www.centralpointoregon.gov   

 
STAFF REPORT 

April 7, 2015 
 
AGENDA ITEM:  File No.  FP-15001 
Consideration of a No-Rise Analysis for portions of Twin Creeks Crossing Phases I and II located within 
the regulatory floodway.  The project site includes 30 lots identified on the Jackson County Assessor’s 
Map as 37S 2W 03BD, Tax Lots 1100, 1200, 1400, 1500, 1700, 1800, 1900, 2000, 2300, 2400, 2500, 
2600, 2900, 3000, 3200, 3201, 3202, 3203, 3400, 3500, 3600, 3700, 3800, 3900, 4000, & 4100; 37S 2W 
03CA Tax Lots 802, 803 & 804; and 37S 2W 03CA Tax Lot 1200.  Applicant: Twin Creeks 
Development, LLC; Agent: Dan O’Connor, Medford Law 
 
STAFF SOURCE:  
Stephanie Holtey, Community Planner II 
 
BACKGROUND 
In 2006 and 2007 Twin Creeks Crossing Phases I and II received final plat allowing 
development of the lots in those two phases. At the time of final plat approval all lots were 
located outside of the special flood hazard area and the regulatory floodway.  In 2011 FEMA had 
prepared and the City adopted a new FEMA Flood Insurance Rate Map (FIRM). As a result of 
the new FIRM thirty (30) of the lots (Lots) in Phases I and II are now located in the special flood 
hazard area and most are fully impacted by the floodway (Attachment “A”).   
 
At this time the applicant proposes to construct single family dwellings and independent living 
cottages on the Lots.  Any proposed construction activities within the floodway are subject to 
compliance with Section 8.24.200 floodway development requirements, which prohibits 
floodway encroachments unless it can be demonstrated that there will be no increase to the flood 
elevations.  Per Section 8.24.200 there are two methods of demonstrating no increase in flood 
elevations: 
 

1. A No-Rise Certification (A No-Rise Certification would leave the properties in the flood 
hazard area and subject to flood insurance); or 

2. A Conditional Letter of Map Revision (CLOMR) followed by a Letter of Map Revision 
(LOMR) from FEMA (upon issuance of a LOMR the affected properties would be 
removed from the flood hazard area and no longer require flood insurance). 

 
At this time the applicant has submitted an application for a No-Rise Certification (Attachment 
“B”). A No-Rise Certification must demonstrate that development will not aggravate flooding. 
Once a No-Rise Certificate is issued by the Planning Commission the applicant can commence 
construction on the Lots (est. April 2015).  
 
In addition to the No-Rise application, the applicant has previously submitted, received, and is 
currently completing a floodway mitigation project approved by the Planning Commission in 
2014 (Resolution No. 806).  The basis of the approval was a technical analysis reviewed and 
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approved by FEMA as a Conditional Letter of Map Revision (CLOMR).  The CLOMR 
confirmed that construction of a floodway overflow channel would remove floodway impacts on 
all of the platted lots that are the subject of the No-Rise application, as well as all remaining 
platted lots in Twin Creeks Crossing Phase I.  Per the Applicant’s Findings (Attachment “C”), 
the mitigation work per the CLOMR has been completed with the exception of the culvert 
installation at Twin Creeks Crossing, which is scheduled for installation late spring.  It is 
expected that a LOMR will be submitted to FEMA shortly after completion of the culvert, with 
an estimated issuance date of early fall 2015.   
 
In an effort to facilitate a productive construction season for 2015 it is the applicant’s objective 
to pursue the No-Rise Certification first, followed shortly by completion of the CLOMR 
mitigation requirements and application for the LOMR.   
 

PROJECT DESCRIPTION 

Per the Twin Creeks Master Plan, the applicant proposes to construct  single family dwellings 
and independent living cottages on the Lots.  Per the No-Rise documentation, no additional fill 
material will be utilized to elevate building pads.  Construction will entail site grading, 
foundation excavation and fill compaction consistent with the City’s flood damage prevention 
standards.   

The No-Rise Analysis evaluates the effective conditions against existing and proposed 
conditions based on full build-out of Twin Creeks Crossing Phases I-III, the North Village Phase 
III, and as-built survey data for the recently constructed floodway swale.  According to the No-
Rise documentation, there is no difference between existing and proposed conditions.  The No-
Rise Analysis concludes that the excavated swale mitigates any potential rise associated with the 
proposed development, consistent with the CLOMR findings and the City’s no-rise standard. 
 
To approve the proposal, the No-Rise documentation must demonstrate that the following 
criteria are satisfied: 
 

• The proposal does not increase flood elevations or floodway widths based upon the 
effective FEMA flood mapping; and, 

• The proposal is consistent with the CLOMR mapping approved by FEMA and the City in 
2014, and will therefore not adversely impact the outcome of the LOMR. 

Per the applicant’s Findings and the No-Rise documentation, the proposal complies with these 
requirements.   
 
ISSUES 
The only issue relative to this application is the successful management of the No-Rise 
grading and construction activity in a manner that does not jeopardize issuance of the 
LOMR.  Although the applicant can demonstrate that the proposed No-Rise construction 
does not adversely impact the base flood elevation within any part of Twin Creeks and is 
consistent with the CLOMR, issuance of a LOMR is needed to revise the effective FEMA 
mapping and alleviate the flood insurance purchase and development requirements associated 
with being in a floodway.  The Development Agreement between Twin Creeks and the City 



provides for a personal guarantee that the floodway mitigation construction per the CLOMR 
will be completed no later than October 1, 2015 (Attachment “D”).  Section 8.24.170(B) 
provides that the applicant shall complete the LOMR within 6 months of project completion 
in accordance with Section 8.24.170(B).   
 
CONDITIONS OF APPROVAL 

1. Prior to the issuance of a building permit for any of the 30 lots the applicant shall 
submit a master grading plan for the 30 lots. The Master Grading Plan shall be 
approved by Northwest Hydraulic Consultants as compliant with and will not 
otherwise adversely affecting the CLOMR approved by FEMA. At time of submittal 
of a building permit for each lot, the applicant shall include a grading plan compliant 
with the approved Master Grading Plan; and prior to the issuance of a Certificate of 
Occupancy, the applicant shall provide certification by a licensed engineer that the 
grading plan, including any fill used for landscaping, is compliant with the approved 
Master Grading Plan. 
 

2. Prior to the City’s approval of the LOMR application, the applicant shall demonstrate 
that the LOMR is consistent with the approved CLOMR.  The developer shall be 
responsible for correcting any deviation from the CLOMR that results in floodway 
impacts to currently platted lots in Twin Creeks Crossing Phases I-III. 
 

3. For all remaining platted lots in the floodway, no additional no-rise certifications 
shall be permitted.  Development of these lots must rely strictly on receipt of the 
LOMR. 

 
ATTACHMENTS 
Attachment “A” – Floodway Development Application Location map 
Attachment “B” – No Rise Analysis 
Attachment “C” – Applicant’s Findings 
Attachment “D” – Twin Creeks Transit Oriented Development Agreement  
Attachment “E” – Resolution No. 817 
 
ACTION 
Consider Resolution No. 817 Approving the No-Rise Certification for a portion of Twin 
Creeks Crossing Phases I and II with conditions of approval 
 
RECOMMENDATION 
Approve Resolution No. 817. 
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16300 Christensen Road, Suite 350 | Seattle, WA 98188 | 206.241.6000 | www.nhcweb.com

water resource specialists

NHC Ref. No. 200044 

 

25 March 2015 
 

Twin Creeks Development Co. LLC 

P.O. Box 3577 

Central Point, OR 

97502 

Attention:  Bret Moore 
   

Via email:   bretm@twncrks.com 

Re:  Twin Creeks No‐Rise Analysis 2015 

Dear Mr. Moore: 

As requested, Northwest Hydraulic Consultants (NHC) has completed a “no‐rise” analysis for the Twin 
Creeks Development Company LLC (TCDC) following the Federal Emergency Management Agency 
(FEMA) “Procedures for ‘No‐Rise’ Certification for Proposed Developments in the Regulatory Floodway”.  
This analysis confirms that work conducted to‐date within the Twin Creeks Development, as well as the 
newly proposed work within the effective floodway in the Twin Creeks Crossing Phase I‐III will not result 
in an increase to 100‐year flood or floodway profiles relative to effective FEMA mapping (FEMA, 2011).  
The following letter serves as documentation of the no‐rise analysis conducted by NHC. 

 TWIN CREEKS NO‐RISE ANALYLSIS 

 Background 

The Twin Creeks Development is located along a FEMA designated 100‐year floodplain (Zone AE), with 
regulatory floodway.  This floodplain mapping became effective with the adoption of the Jackson County 
Flood Insurance Study (FIS) in May, 2011 (FEMA, 2011).  The effective mapping was determined through 
detailed studies of Jackson and Griffin Creeks conducted by NHC for the City of Central Point (City) and 
FEMA as part of the Jackson County FIS (FEMA, 2011).  Findings from these studies indicated that 
flooding in the Twin Creeks Development originates from overflow of Griffin Creek, immediately 
upstream of Pacific Highway, and continues to the northwest to merge with Jackson Creek.  The reach 
connecting Griffin and Jackson Creeks within the development is referred to as the 'Jackson Creek 
Overbank'.   

The effective floodplain mapping between the two study reaches, through the Twin Creeks 
Development, is broad and unconfined, resulting in a relatively wide floodway delineation.  It should be 
noted that this reach does not receive perennial flow and would function as an overflow channel during 
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infrequent, high magnitude flood events (there has been no observed flooding from Griffin Creek at the 
project site).  Draft mapping for Griffin and Jackson Creeks was provided to FEMA in 2008, and the 
restudies of both creeks became effective when the Jackson County FIS was adopted by FEMA and 
Jackson County on May 3, 2011. 
 
The Twin Creeks Development is a master plan community that precedes the most recent FEMA studies 
within the City.  When construction of the Twin Creeks Development began, prior to initiation of NHC's 
detailed studies of Jackson and Griffin Creeks, the area was not mapped within a FEMA floodplain.  
Development continued while the technical analysis for the updated FIS was being conducted (2006 to 
2009).  In 2009, the City began using preliminary flood hazard mapping, provided by NHC, to regulate 
development.  Thereafter, construction within the Twin Creeks Development was limited to areas 
outside what is now the effective floodway.   

In 2014, NHC completed a FEMA Conditional Letter of Map Revision (CLOMR) for the TCDC (NHC, 2014).  
The purpose of the CLOMR was to provide documentation for proposed floodway mitigation measures, 
namely, the construction of a flood swale along the eastern edge of the development. The CLOMR 
considered full build‐out conditions including construction of a flood swale, culvert crossing at the Twin 
Creeks crossing, and development of the entire North Village phase of the property based on plans 
prepared by Whetstone Engineering.  The CLOMR proposed realignment of the effective regulatory 
floodway, primarily based on the proposed construction of the flood swale, while also meeting no‐rise 
criteria.  The CLOMR was accepted by FEMA in late 2014.   

To‐date, development within the Twin Creeks project site is considered compliant with both FEMA and 
City floodplain management regulations.   

 Purpose 

The current no‐rise analysis is being conducted so TCDC can have a productive 2015 construction 
season.  To accomplish this the TCDC is proposing construction of approximately 29 lots located within 
the effective floodway in the Twin Creeks Crossing portion of the development.  As such, a FEMA no‐rise 
analysis is required.  Full development of the Twin Creeks Crossing Phases I‐III and North Village Phase 3, 
as well as the flood swale constructed in early 2015 is being considered in this analysis.  This analysis is 
intended to meet FEMA regulatory requirements for development within an effective floodway.   

A few items related to this analysis should be noted.  First, additional fill material will not be imported to 
the site for any remaining construction (H. Farber, personal communication, March 17, 2015).  Second, 
the proposed work associated with this no‐rise analysis does not adversely impact findings from the 
2014 CLOMR.  This is because the work proposed here represents intermediate conditions that are 
consistent with those originally proposed in the CLOMR.  Similarly, this work will not adversely affect the 
final Letter of Map Revision (LOMR) to be completed once all floodway mitigation measures are 
implemented.   

 Hydraulic Analysis 

A no‐rise analysis typically involves evaluation and comparison of (duplicate) effective, existing, and 
proposed conditions.  For this analysis the no‐rise comparison was conducted between only effective 



 

Twin Creeks Development  3 
2015 No‐Rise Analysis 
 

and proposed conditions.  Comparison between master plan grading and as‐built data within Twin 
Creeks Crossing Phases of the development collected in 2012 show negligible difference.  As such, 
existing conditions were not evaluated separately, but rather considered identical to proposed 
conditions.  A description of effective and proposed conditions used in this analysis follows.   

 Duplicate Effective Conditions 

NHC developed the original HEC‐RAS hydraulic models used for effective FEMA flood hazard mapping on 
Griffin and Jackson Creeks (FEMA, 2011; NHC, 2014).   As such, duplicate effective models were obtained 
directly from a Technical Support Data Notebook (TSDN) prepared by NHC and submitted to FEMA.   
Effective models and mapping reflect pre‐2008 site conditions.    

 Proposed Conditions 

General site grading, including the Twin Creeks Crossing Phases I, II, and III, as well as Phase 3 of the 
North Village portions of the development, was obtained from Whetstone Engineering on December 18, 
2012.  As‐built topographic data of the recently constructed flood swale was provided to NHC by Farber 
Surveying on February 14, 2015.   These proposed conditions differ from the 2014 CLOMR analysis in 
that they do not include Phases 1 and 2 of the North Village.  As previously noted, proposed conditions 
are considered identical to existing conditions in Twin Creeks Crossing Phases I, II, and III.    

 Results 

Results of the analysis show that construction of the flood swale has mitigated for any potential rise 
associated with the proposed development in the Twin Creeks Crossing Phases I, II, and III.  This 
conclusion is summarized in the attached table comparing computed effective and revised floodplain 
and floodway profiles.  In addition, the following supporting materials are attached:  

 A workmap comparing effective and revised contour data, floodplain, and floodway mapping.  

 Planimetric boundary survey of the Twin Creeks development (provided by Farber Surveying) 

 Cross‐section plots comparing effective and revised grading through the development 

 A copy of the effective Floodway Data Table (FWDT) from FEMA (2011) 

 Engineering “No‐Rise” Certification is also attached.   

 

 References 

Federal Emergency Management Agency (FEMA). 2011.  Flood Insurance Study, Jackson County, Oregon 
and Incorporated Areas.  Flood Insurance Study Number 41029V000A.  May 3. 

Northwest Hydraulic Consultants Inc. (NHC). 2014.  FEMA Conditional Letter of Map Revision Application 
for the Twin Creeks Development Project.  Prepared for Twin Creeks Development Co. LLC.  July 28. 
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Sincerely, 

Northwest Hydraulic Consultants Inc. 
 

Prepared by:   
   
   

 
 
 
 
 

Peter C. Brooks, P.E. 
Senior Engineer 

 

ENCLOSURES 

cc:  Herb Farber, P.L.S. – Farber Surveying (herb@farbersurveying.com) 
Matthew Dusenbury, P.E. – Whetstone Engineering (whetstoneengineering@q.com)  
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Planning Commission Resolution No.  817  (4/7/2015) 
 

 
 

RESOLUTION NO.  817 
 

A RESOLUTION OF THE PLANNING COMMISSION APPROVING THE NO-RISE 
CERTIFICATION FOR A PORTION OF TWIN CREEKS CROSSING PHASES I AND II WITH 

CONDITIONS OF APPROVAL 
 

(File No: FP 15001) 
 
WHEREAS, the applicant has submitted a No-Rise Certification to construct single family dwellings and 
independent living cottages in the regulatory floodway on 30 lots in Twin Creeks Crossing Phases I and II 
on property identified on the Jackson County Assessor’s map as 37S 2W 03BD, Tax Lots 1100, 1200, 
1400, 1500, 1700, 1800, 1900, 2000, 2300, 2400, 2500, 2600, 2900, 3000, 3200, 3201, 3202, 3203, 3400, 
3500, 3600, 3700, 3800, 3900, 4000, & 4100; 37S 2W 03CA Tax Lots 802, 803 & 804; and 37S 2W 
03CA Tax Lot 1200 in Central Point, OR 97502. 

WHEREAS, the No-Rise Certification was prepared in accordance with FEMA’s Guidance for “No-
Rise/No-Impact” Certification for Proposed Developments in Regulatory Floodways; and 
 
WHEREAS, the No-Rise Certification confirms that work conducted to-date within the Twin Creeks 
Development, as well as the newly proposed work within the effective floodway in Twin Creeks Crossing 
Phases I and II will not increase the base flood elevation or floodway profiles relative to the effective 
FEMA mapping and is consistent with the CLOMR issued by FEMA in 2014; and 
 
WHEREAS, on April 7, 2015, at a duly noticed public hearing, the City of Central Point Planning 
Commission considered the Applicant’s request for floodplain development approval for the Twin Creeks 
No Rise Certification (the “Project”); and, 
 
 
NOW, THEREFORE, BE IT RESOLVED that the City of Central Point Planning Commission by 
Resolution No. 817 hereby approves the Twin Creeks No-Rise Certification based on the 
findings and conditions of approval as set forth in Exhibit “A” the Staff Report dated April 7, 
2015, including attachments incorporated by reference; and 
 
PASSED by the Planning Commission and signed by me in authentication of its passage this 7th day of 
April 7, 2015 
       
 

      __________________________________ 
       Planning Commission Chair 
 
ATTEST: 
 
_______________________________ 
City Representative 
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