
 
 
 

To:    
 

Mayor and Village Council 

Through: 

 

From: 

Edward Koconis, AICP, Village Manager 

 

Kevin Bond, AICP, Senior Planner 

 

Date: 

 

March 28, 2013 

SUBJECT: 

 

SECOND READING – AMENDMENT TO FLOODPLAIN 

MANAGEMENT STANDARDS ORDINANCE 

 

Background: 
Federal Emergency Management Agency (FEMA) staff conducted a Community Assistance 

Visit (CAV) in Islamorada on September 17 and 18, 2012. The purpose of the periodic CAV is 

to evaluate the effectiveness of the Village’s floodplain management and other programs under 

the participatory requirements of the National Flood Insurance Program (NFIP). Among the 

findings of the CAV, FEMA has requested revisions to the Village’s Floodplain Management 

Standards ordinance. The proposed ordinance would amend Chapter 6, Article III, Floodplain 

Management Standards, of the Village’s Code of Ordinances. In order to remain in good 

standing with FEMA and the NFIP, the Village must send to FEMA a copy of the revised 

ordinance by March 1, 2013. 

 

On February 11, 2013, the Islamorada Local Planning Agency reviewed the proposed ordinance 

and unanimously recommended approval to the Village Council. 

 

On February 28, 2013, the Village Council unanimously passed the proposed ordinance on first 

reading. 

 

Analysis: 
The proposed amendments requested by FEMA would bring the Village’s Floodplain 

Management Standards ordinance further in conformance with NFIP requirements. 

 

The proposed amendments to Section 6-85(a) clarify that the requirements apply to both pre- and 

post-FIRM structures. Existing construction or pre-FIRM construction means any structure for 

which the "start of construction" commenced before January 1, 1975. New construction means 

any structure for which the "start of construction" commenced after December 31, 1974. The 

term also includes any subsequent improvements to such structure. 
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The proposed amendments in Section 6-85(b)(3)(a)(4) clarify what can be used on the interior of 

any area below the lowest floor, which would include the entire enclosure, not just that area 

below the base flood elevation and provide consistency with language in Section 6-85(b)(3). 

The proposed amendments in Section 6-86 clarify that the lowest horizontal structural member 

of the lowest floor is what must be used for elevation purposes. 

 

Budget Impact: 
None. 

 

Staff Impact: 
None. 

 

Recommendation: 

It is recommended that the Islamorada Village Council PASS AND ADOPT the proposed 

ordinance amending the Floodplain Management Standards on second reading. 



 

 

ORDINANCE NO. 

 

AN ORDINANCE OF ISLAMORADA, VILLAGE OF ISLANDS, 

FLORIDA, AMENDING CHAPTER 6 “BUILDINGS AND BUILDING 

REGULATIONS,” ARTICLE III “FLOODPLAIN MANAGEMENT 

STANDARDS” OF THE CODE OF ORDINANCES TO PROVIDE FOR 

UPDATES AND CHANGES CONSISTENT WITH FEDERAL 

EMERGENCY MANAGEMENT AGENCY REQUIREMENTS AND 

STANDARDS; PROVIDING FOR REPEAL OF CONFLICTING 

PROVISIONS; PROVIDING FOR SEVERABILITY; PROVIDING FOR 

INCLUSION IN THE CODE; PROVIDING FOR TRANSMITTAL TO 

THE FLORIDA DEPARTMENT OF ECONOMIC OPPORTUNITY; AND 

PROVIDING FOR AN EFFECTIVE DATE 

 

 

 

WHEREAS, Islamorada, Village of Islands (the “Village”) is required to update and 

revise its floodplain management regulations in accordance with the Federal Emergency 

Management Agency (“FEMA”) requirements and standards; and 

WHEREAS, the Village is further required to revise its floodplain management 

regulations to ensure the Village’s continued participation in the National Flood Insurance 

Program (“NFIP”); and 

WHEREAS, it is in the best interest of the Village to continue to participate in the NFIP 

so that its residents will be eligible to purchase flood insurance. 

NOW, THEREFORE, BE IT ORDAINED BY THE VILLAGE COUNCIL OF 

ISLAMORADA, VILLAGE OF ISLANDS, FLORIDA, AS FOLLOWS: 

Section 1. Recitals.  The above recitals are true and correct and incorporated herein 

by this reference. 

Section 2. Floodplain Management Standards.  Chapter 6 “Buildings and Building 

Regulations,” Article III “Floodplain Management Standards” is amended to read as follows: 

Additional text is shown as underlined; deleted text is shown as strikethrough 
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* * * * * 

 

Section 6-85.  Standards for flood hazard reduction. 

 

(a) General standards. In all areas of special flood hazard the following standards shall 

apply: 

 

(1) New construction and substantial improvements of existing structures shall be 

anchored to prevent flotation, collapse, and lateral movement of the structure; 

 

* * * * * 

 

(3) New construction and substantial improvements of existing structures shall be 

constructed with materials and utility equipment resistant to flood damage; 

 

(4) New construction or substantial improvements of existing structures shall be 

constructed by methods and practices that minimize flood damage; 

 

* * * * * 

 

 (b) Specific standards. In all areas of special flood hazard where base flood elevation data 

have been provided the following provisions, in addition to those set forth in section 6-

85(a) shall apply: 

              

* * * * * 

 

(3) Elevated buildings. In AE flood zones, new construction and substantial 

improvements that include any fully enclosed area located below the lowest floor 

and formed by foundation and other exterior walls shall be designed so as to be a 

flood resistant or unfinished enclosure and designed to automatically equalize 

hydrostatic flood forces on exterior walls by allowing for the entry and exit of 

floodwaters. 

 

(a) Designs for complying with this requirement must either be certified by a 

Florida registered professional engineer or architect and meet or exceed 

the following minimum criteria: 

 

1. Provide a minimum 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;  

 

2. The bottom of all openings shall be no higher than one foot above 

grade; and 
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3. Openings may be equipped with screens, louvers, valves or other 

coverings or devices provided they permit the automatic flow of 

floodwaters in both directions. 

 

4. Interior walls, ceilings, and floors in enclosures 300 square feet or 

less, in AE zones used for entryways may be finished with an 

ACOE Regulations EP 1165-2-314 class 4 exterior finish in 

accordance with FEMA Technical Bulletin 2-93.  This is meant to 

exclude the use of materials and finishes normally associated with 

living areas constructed above base flood elevation from those 

areas of the enclosure located below base flood elevation the 

lowest floor. Interior walls, ceilings and floors in all other enclosed 

areas may be finished with an ACOE Regulations EP 1165-2-314 

class 4 exterior finish in accordance with FEMA Technical 

Bulletin 2-93 if a deed restriction running with the land is 

provided.  The deed restriction shall provide notice of prohibition 

of habitational uses below base flood elevation the lowest floor. 

 

* * * * * 

 

Section 6-86.  Permit procedures. 

 

(a) The floodplain administrator shall require building/development permits for all proposed 

development within areas of special flood hazard. In addition to the standard 

requirements for a permit set forth in chapter 6 of the Village Code, an application for a 

building/development permit for construction or improvements within areas of special 

flood hazard shall contain the information and certifications set forth in this article. 

 

(b) The developer shall provide the "lowest floor" elevation or floodproofing certification for 

nonresidential projects after the lowest floor is completed in AE zones, or, in instances 

where the structure is subject to the regulations applicable to coastal high-hazard areas 

(VE zones), after placement of the lowest horizontal structural members of the lowest 

floor. 

 

(c) Within 15 calendar days of establishment of the lowest floor elevation or floodproofing 

by whatever construction means, or upon placement of the lowest horizontal structural 

members of the lowest floor, whichever is applicable, it shall be the duty of the permit 

holder to submit to the floodplain administrator a certification of the elevation of the 

lowest floor or the lowest portion of the horizontal structural members of the lowest 

floor, whichever is applicable, as built, in relation to mean sea level. 

 

* * * * * 
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Section 3. Repeal of Conflicting Provisions. The provisions of the Code and all 

ordinances or parts of ordinances in conflict with the provisions of this Ordinance are hereby 

repealed. 

Section 4.   Severability. The provisions of this Ordinance are declared to be 

severable and if any section, sentence, clause of phrase of this Ordinance shall for any reason be 

held to be invalid or unconstitutional, such decision shall not affect the validity of the remaining 

sections, sentences, clauses, and phrases of this Ordinance but they shall remain in effect, it 

being the legislative intent that this Ordinance shall stand notwithstanding the invalidity of any 

part. 

Section 5. Inclusion in the Code. It is the intention of the Village Council and it is 

hereby ordained that the provisions of this Ordinance shall become and be made a part of the 

Code, that the sections of the Ordinance may be renumbered or relettered to accomplish to such 

intentions, and that the word “Ordinance” shall be changed to “Section” or other appropriate 

word. 

Section 6.  Transmittal to the Florida Department of Economic Opportunity. The 

provisions of this Ordinance constitute a “land development regulation” as State law defines that 

term.  Accordingly, the Village Clerk is authorized to forward a copy of this Ordinance to the 

Florida Department of Economic Opportunity for approval pursuant to Sections 380.05(6) and 

(11), Florida Statutes. 

Section 7.  Effective Date. This Ordinance shall not become effective until approved 

pursuant to a final order published by the Florida Department of Economic Opportunity, pursuant to 

Chapter 380.05, Florida Statutes; or if the final order is challenged, until the challenge to the order is 

resolved pursuant to Chapter 120, Florida Statutes. 
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The foregoing Ordinance was offered by Councilwoman Gillis, who moved its adoption 

on first reading.  This motion was seconded by Councilman Purdo, and upon being put to a vote, 

the vote was as follows: 

 

Mayor Ken Philipson   YES 

Vice Mayor Ted Blackburn  YES 

Councilman Mike Forster  YES 

Councilwoman Deb Gillis  YES 

Councilman Dave Purdo  YES 

 

PASSED on first reading this 28th day of February, 2013. 

 

 The foregoing Ordinance was offered by ________________, who moved its adoption on 

second reading.  This motion was seconded by _______________, and upon being put to a vote, 

the vote was as follows: 

 

Mayor Ken Philipson     

Vice Mayor Ted Blackburn    

Councilman Mike Forster    

Councilwoman Deb Gillis    

Councilman Dave Purdo    

 

PASSED AND ADOPTED on second reading this ____ day of __________, 2013. 

 

 

 

       

KEN PHILIPSON, MAYOR    

 

 

ATTEST: 

 

 

 

       

VILLAGE CLERK 

 

 

APPROVED AS TO FORM AND LEGALITY 

FOR THE USE AND BENEFIT OF 

ISLAMORADA, VILLAGE OF ISLANDS ONLY. 

 

 

 

       

VILLAGE ATTORNEY 
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