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Background 

The project site is located within Zone AE, which designates areas with a 1% Annual Chance of flooding 
with base flood elevations determined.  The National Flood Hazard Layer GIS indicates that the base flood 
elevations along Ellicott Creek within the limits of the project site varies from 686 feet above mean sea 
level at the northwesterly limits of the project site to 689 feet above mean sea level at the culvert crossing 
below South Youngs Road at the southeasterly limits of the project site.  The mapped floodplain 
encompasses approximately  

The National Flood Hazard Layer GIS also delineates the regulated floodway of Ellicott Creek.   

The regulated floodway encompasses approximately 4.9 acres of the 20-acre project site while the 
floodplain encompasses an additional 9.3 acres of the parcel (14.2 acres total). 

Proposed Project 

The proposed development is a 112,700 square-foot plumbing supply wholesale and retail supplier.  The 
building includes office space, a fixture showroom, a self-serve retail store, and parts warehouse.  
Additional impervious areas include a 110-vehicle employee parking lot, a 10-vehicle docking bay area, 
and a 126,500 square-foot outdoor storage area.  The project includes connections to water, wastewater, 
gas, electric, and communications utilities as well as an on-site stormwater management system.  Access to 
the site will be via a single driveway entrance along South Youngs Road.  The project will disturb 
approximately 13.1 acres of land. 

The proposed building location is predominantly located outside the limits of the mapped 100-year 
floodplain.  The southwesterly corner, approximately 2,530 square feet of the southwesterly corner of the 
building is located within the 100-year floodplain.  The first floor elevation is proposed to be constructed 
at elevation 693.0 above mean sea level; based on the base flood elevation lines, construction the building 
at this elevation will place the first floor approximately four feet above the highest BFE identified along 
Ellicott Creek within the project limits. 

Asphalt areas, including the loading dock on the south side of the building, portions of the outdoor storage 
area on the west side of the building, the entry driveway, and a portion of the parking lot are located within 
the limits of the floodplain.  Based on the FEMA based flood elevations along Ellicott Creek and the 
proposed grading, all of these areas will be above the 100-year flood elevations.  In order to construct these 
areas at the elevations shown on the proposed grading plan, fill will be imported to raise these areas.  
Earthwork calculations for the proposed grading within the mapped 100-year floodplain are summarized 
below (and shown on the attached graphic): 

Cut Volume 572 CY 
Fill Volume 38,169 CY 

Net Volume (Fill) 37,597 CY 

All of the proposed site improvements, including grading within grass/lawn areas, will be outside of the 
regulatory floodway. 

The stormwater management system proposed for the project has been designed to fully function during 
the 100-year event.  The bioretention filter at the southeasterly corner of the property has been designed to 
be constructed with a top of berm elevation of 689.0 above mean sea level.  The max BFE within the limits 
of the bioretention filter is 689..  Constructing the berm to 689.0 will prevent offsite floodwaters from 
flowing into the bioretention filter.  Additionally, the stormwater practice will have sufficient storage to 
collect runoff from the tributary project site during the 100-year storm without discharging.  As flood waters 
recede below the BFE, the practice will discharge runoff in a controlled manner so as not to impact 
downstream areas.  The attached HydroCAD stormwater modeling calculations show that during the 100-
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year event, the project’s tributary area will generate 1.607 acre-feet of runoff (70,001 ft3); the stormwater 
practice has the capacity to store 84,268 ft3 of water to the top of berm (elev 689.0). 

The bioretention filter and detention basin along the westerly portion of the site have also been designed to 
provide complete storage of the runoff from the tributary project site during the 100-year storm.  Along this 
portion of the site, the BFE is 687.0; therefore the system has been designed with a top of berm equal to 
687.0.  The tributary drainage area produces 2.697 acre-feet of runoff (117,481 ft3).  The bioretention filter 
has the capacity to store 61,213 ft3 of water to the top of berm (elev 687.0) while the detention basin can 
store 72,472 ft3 to elev=687.0 for a total capacity of 133,685 ft3 (3.069 acre-feet).   
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