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Text Amendment #2011-0004
Floodplain Regulations

This text amendment will provide a new section 6-300 for the zoning ordinance,
replacing fully the existing floodplain regulations in accord with model Federal
Emergency Management Agency (FEMA) regulations and adopting new Flood Insurance
Rate Maps (FIRMs) as the City’s floodplain map.

BACKGROUND

Flood Management

The City participates in the Federal Emergency Management Agency’s (FEMA) National
Flood Insurance Program (NFIP). Under that program, if Alexandria, and other
communities, adopts and enforces a floodplain management ordinance to reduce flood
risks to new construction in the Special Flood Hazard Areas (100-year floodplain), the
Federal Government makes flood insurance available to Alexandria property owners as a
financial protection against potential flood losses. The City’s floodplain regulations are
included in the Zoning Ordinance, at Section 6-300. Providing information about
floodplain zones within the City and the requirements for building and other activities in
floodplain areas, the regulations create added protection for persons and property within
areas of the City prone to flooding. There are currently over 1300 flood insurance
policies in effect in the City of Alexandria with a total insured value of over $375
million.

When a community participates in the NFIP, FEMA publishes maps depicting areas
subject to flooding, known as the Flood Insurance Rate Maps (FiRMs). The maps
identify the areas that would be inundated by the flood having a 1-percent chance of
being equaled or exceeded in any given year (also referred to as the 100-year flood).
FEMA recently issued updated FIRMs for the City with an effective date of June 16,
2011. These new maps will supersede the FIRM for the City dated May 15, 1991 and
currently referenced at section 6-301. In addition, FEMA has issued a Flood Insurance
Study (FIS) for Alexandria, which contains the detailed flood study, modeling data and
analysis performed to develop the FIRM.

The City is required by FEMA, as a condition of continued eligibility in the National
Flood Insurance Program, to update its floodplain regulations before June 16, 2011 to
incorporate the effective date of the new FIRM.

Comparison of Existing and New FIRM

There are a total of 707 parcels in the floodplain on the new FIRM. As a result of the
map changes, 429 parcels are being removed from the floodplain and 298 parcels are
being added to the floodplain.

The changes in the FIRM are based on both additional hydraulic modeling and more
accurate topographic information. Following the June, 2006 flooding that occurred in
the City, particularly along Cameron Run, the City asked the U.S. Army Corps of
Engineers (USACE) to conduct a study to assess causes of flooding in the Cameron Run
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watershed. As part of this effort, USACE performed a detailed hydrologic and hydraulic
analysis of this shed, which includes Hooff’s Run. FEMA incorporated the results of this
analysis into the new FIRM for Cameron Run and its tributaries. The new detailed study
for Cameron Run and its tributaries overall resulted in a decrease in the width of the
floodplain. However, the area of Hooff’s Run between East Maple Street and Jamieson
Avenue was identified as being susceptible to the 100-year flood and has been added to
the FIRM.

Additional modeling was not performed for the Potomac River and Four Mile Run
floodplains. However, the boundaries of these floodplams have been adjusted slightly
because the new map incorporates more accurate topographic information from the City’s
GIS system.

Technical changes that have not affected the boundaries on the map include changing the
vertical datum to match that used in the City’s GIS system and conversion of the map to a
digital format.

Proposed text changes to floodplain regulations

1. Map

The proposed FIRMS are attached as Attachment 1. They will be referenced at section 6-
302 of the zoning ordinance as the City’s official floodplain maps.

2. Regulations

The entirety of section 6-300 of the zoning ordinance will be replaced by a new section 6-
300. The format of the existing floodplain ordinance is being revised to reflect the
Commonwealth of Virginia’s Model Floodplain Zoning Ordinance. This model ordinance
was published in September 2009 by the Virginia Department of Conservation and
Recreation (DCR) and is a tool that local conimunities can use to ensure compliance with
the NFIP requirements.

FEMA has identified a number of technical language changes that must be incorporated
to stay consistent with the current Federal floodplain regulations. These changes include
the following:

• Adding definitions that are contained in the Code of Federal Regulations
pertaining to floodplain management but are not in the City’s current
ordinance.

• Including a Disclaimer of Liability and Severability section.
• Adding requirements that subdivisions within the floodplain comply with

floodplain regulations and are generally consistent with the need to minimize
flood damage.

• Clarifying the design requirements for enclosed areas below the 100-year
flood elevation.
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• Clarifying the criteria for evaluating an application for a floodplain variance.

There are two substantive changes to the regulations. First, staff has corrected an
inconsistency with the Uniform Statewide Building Code. The City’s current floodplain
ordinance requires that a building’s lowest floor be constructed at (or flood-proofed to)
the elevation of the 100-year flood. The Building Code requires that it be constructed or
flood-proofed to one foot above the 100-year flood elevation. The ordinance is being
amended to be consistent with the Building Code, but this change will not result in a
change to how the floodplain regulations are currently implemented by staff.

The second proposed change will modify how staff applies the floodplain regulations in
the case of mixed-use buildings. A definition for mixed-use buildings and structures has
been added at section 6303(U), along with regulatory provisions at section 6-306(K).
The City’s existing floodplain regulations only recognize residential and nonresidential
uses, such that mixed-use buildings that contain any residential units are considered to be
residential and must meet all of the restrictions for residential buildings. Because FEMA
does not permit below grade parking (which meets the definition of a basement) to be
constructed in the floodplain for residential structures, the current ordinance prohibits
mixed-use development projects from including below grade parking. A review of the
FEMA regulations, floodplain management policies and technical bulletins show that
mixed-use development can be recognized as its own separate use and include below
grade parking, if it is allowed in the local ordinance and if good floodplain management
practices are undertaken.

Given that below grade parking is a significant benefit to most new developments that are
being built as infill within an urban context, and given that numerous projects being
considered within the urban areas of the City include residential components, staff feels
that it is very important to begin to address the issue of mixed-use developments that may
be partially or wholly within floodplains.

As a first step, staff is proposing to include a narrowly defined mixed-use provision to
allow below grade parking to be constructed in certain cases. The definition is based on a
single known development proposal that is affected by the prohibition on underground
parking in the floodplain for mixed use buildings. Staff has thoroughly studied the
impacts associated with the proposed changes as applied in this one instance and believes
that they are consistent with good floodplain management practices and do not create
increased risk to life or property. These mixed-use provisions meet the requirements of
the NF1P and are intended to be a first-step as part of a broader analysis that will be
undertaken in the near future. Because staff knows that there are additional locations and
circumstances in the City where future mixed use development is likely to be proposed,
staff intends to further study those floodplain parcels and determine how best to amend
the mixed use definition to cover these situations.

Another text change that is anticipated concerns a series of homes in Rosemont which,
because they are now located in the floodplain, will not be able to comply with the infill
regulations for average threshold height. Staff will bring forward that amendment in the
near future.
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Community Outreach

Staff has been working with the community over the past eighteen months to advise
property owners of the coming changes to the FIRM. Multiple mailings have been sent to
property owners entering the floodplain, leaving the floodplain, and remaining in the
floodplain. Two community meetings have been held and staff has responded to dozens
of phone calls and emails. Staff is holding a community meeting on February 23 at 7:00
PM at Durant Recreation Center to discuss the changes to the map and regulations.

Staff has discussed these changes with the Environmental Policy Commission, the
Federation of Civic Associations, and the local chapter of the Northern Virginia Building
Industry Association.

This outreach has aimed primarily at advising property owners of mandatory Federal
requirements for the purchase of flood insurance and how they can purchase a policy with
the most favorable premium, and explaining the permitting requirements and limitations
that apply to structures within the floodplain.

Recommendation

Staff recommends that the Planning Commission initiate the text amendment and
recommend approval of the amendment to section 6-300 to update the City’s floodplain
management regulations.

Attachments:
1. OfficialFiRM
2. Map comparing new and prior FIRM
3. Proposed text changes

Staff: Emily A. Baker, P.E., City Engineer, Transportation and Environmental
Services
Erin Bevis-Carver, P.E., Civil Engineer, Transportation & Environmental
Services

5



TEXT AMENDMENT #20J 1-.0004
FLOODPLAIN REGULATIONS

Attachment #1

MESgPDITORY
(Map, ,,

AI.EXANOPJ& CIr OF:
Cfty Hail

301 lQ’.pso,

MAP iNDEX



NOTES TO USERS
7111, lOOP 0 000 0.e o0010100frç 01,e 0.5000 F D10..oooo P,o9,.nn II
0000 010 00000501) 00onW V 00000)0000, 0000000. PolOodolly loon 0001
0100109. 000000 00 0000 000 The 000010009 nap 0190010000 OllOdd be
000010Iod 11011008111,1100100 00.4001000101101010*00011100.

To 0018111, 0.lo 100*0.10 .00.010500 100,000 01001. B... Flood El.oodooo
(OPEO) 00000 000dwoy. boo, boon 00010*00. 1*00 00 00.00109n0 0)

0000I 0111 FlOod P1010.0 000 P10011w.1 Polo 00d00 5000011010 00 S0.1100
81000.50000000.10,00*00*0010 Flood 100000. Slody (P15)000010000

0110 FIRM 0,01, 0100o.dd be 00010000 BFEO 00100001. Ole FIRM
10)00050 .0od.d .50400410.0.00,0 T500 09050001*100001010010
0000000 00009 p.oon ooiy *0 0000.04 001 be 0,010.0 ew 0000 0000 00
flood 1*0od *0onalIo.o Aooo.0r9y. 0000.1.0.1.000.81 p100.00.4 10 the PlO
10,100.4100011000100110000000,010* FIRM 001 p,1lp000001 0.090*0
*00000*000

Co00lol Boo. Flood Elonoilow. .0.000,0001100109 07ly od l0010wOd 0000
050.1)00)00100,0010*00011900 (NAVD 081 0.0,, 0(00, FIRM .lbe
0001001000.00- .le*0e,.le01.o poon00d 0,01. &.oowy 01508.00.
80o015010 010000 01 0001 FlOOd 00000100 51009 109110 be 0010 (0100000.
800.lwo.V1000110o. S.olnnboly 00 SOlo.?., E0005010Iolooo.llooid 801000
to, 080.900000000001000010001009100110 p10p00.0 080010701011,001,0
OlIn 00001000000010000,00000)0 FIRM

0,000.40.0000 00004ony. 00100001000100010000000110100010 l0l.lp0,lOd
0010000010000,000. The 11000Wovo 0101,010010000110,000001101410.5000
01010000,410 00001010nolIo 0000.000008 Flood 0100000 PI0.o,,,. P1000w.7
wIdth, odd 001000,100,00 0000110y 0000 Ore (P000,4 1101110 Flood Ifl0000000
00.4,01010000 Wàjo6od010o

CeloIn *ooo 001 o, Sped.1 FloOd 0.00110 *000 00 10 p1011.000 by 0000
0001001 0010001100 11001 10 Sooooo $4 F(000 P.0000000 10000o000 00 he
flood I000wnoo Stoop ,opo,o 00, 81100.00000 on flood 00010,00 000000100 01 00).

Th, p109.00100 .0010 In 0,o p10p01*0l1 01 the loop woo Un,.00000 TIono,.,,.
000.0.01 IUTM( ow,. 00 The 11010.0.811 dot,,. woo NAD 03 GRS 00,0001000
0100101l00010dOloo, Opl11101d plO(0000001070000000000101000 plOd00100
00 FIRM. 0010000000 j0000i000l,0 100fl 100031100318011 p0,100001 dOel,11000 In
looP 00051000 .01000jodddOdon 800000100 Theo. ddl0000010 do not 00000 000
000110(7 00000 FIRM

Flood 0l000110o. 010 1110 lOOP 110 000.00904 0 the 00101 kolOfl10n V.1110.1
0000.0 00 1000. 000,. 10000 0000080.0 110401 810 0.00004 00 1000010 0.1,0

100000 000000000 000,0,0.4 10 Ow 01010 00000.1 dotl010. For 040110050,
00901d10g 00180100ob0100000l001505000od000I4,00ol 0.8.00 00 1929 0110
he Need, MWI000 V.100.1 00101001 0000. 0001001010.00000 G.0001o S0100y

008011, .0 0,000000.0000 00 0001.00 hoe 8.5000 00004000 5oon .0 the
10004n9.dd0010

0031 000.00.000 001,100$
ROAR 00000512
80110,101 000000010 Some31
SSMC.3. 019202
1315 E001$%belth)0hw.y
5000, Spio. 000101)0.11209103203

To 081010 0100001 0100000ro 4.0.011800. 000(00 10000011 W4ol0101100 011000 the
11.0,11 00.150 0)00.0 00 11110 OIOP. p10,00 001001 000 00010,00100 50,0,00

0.0000,015010.00001 Geod10loSor.ey 01(301) 7133242 011 14000101, 0100.000 00

810. lOOP 100000,0010,1 0010100 000 On. FIRM wOo 0100000 fl 49101100,0111
Sll000lJe 00.00.00000001.0.101000(000010.0000017000010100101.410010 by 010
COy oh 010.0,1014. 00930010.1100 pholoO,ophy 0(00. p0100000102054.0000100
p10.100.1 by the Coy dIROwo,dn.. 04)001101001. W010 01040 10 .91.000 bOnd Imoop
l00100thodgn 01.1000 roloO’ 0)91.010.1011 phOlOglopIly

0000000,000,040000RIOPIA( 011000050, 0105 0llP 100000 00010 0000100 000
0011040101000000 01100001 0001000l1000nb 0010 0000pIoln dOI(,00001Io 0000
01000 0010000 00 110 P1011WOS FIRM too 1010 (01100.000 The 0000010)1, 0,00
000dwOyO th.h woloOwo000004I,o.nd,o p10001140 FIRM 10.7 Il000 80004001010
10,0110100 (0010.. 0010 0010001 dl.nnd 0000ç010140.. *0o 01,101.00 Flood
010*0.05 Rood..0 D.1. 018008, .1 0. Flood 1100.01,000 50,01(1 0001001 (01100.
00010115000000080, hyOw050 do?.) 0107100001 bOsom 0000000 4011.0000 1501
0.901100.01101b001100000 till, loop

Coopolot. 000000000000800 lOOP 010 bOOod 00010 00* 10000 0,00051, o0 the
040,000 p010000000 0.00010000090010101. 000e.0Ion, 00 Ae.00e0000000 fl10
11000 0,0.0010 01101 000 IOOP 000 p01010004, loOp 00210 01102100 1001000
000.004010 00.roo.r*ly 00*0,10 o,l4y 000001 001p01010 l001I 00000.

P00000010,1050 0000000ly p00,1010 TMop bodeo 1001010001900010900*019
01. Ioyo1001000p 01000100000(004000,

Foe 0001.0,.. 00 0n00040 p.00.0, 0000001.0 monO. tho FIRM 0001 00. Mop
50000000010011108010008040 01 I00.J00000.lOOt,0.OOe 0100001110 000101010 00031
0000000000.2001, 1011200 1.00000 00 TMOp 011.090 0 FlOOd 81.010,100 StoOp 100010
0120)010140*0*0*010000000 00007 0000000 0000000 0041 hO 01100,0001
0800*0 d*0ody hon. 010 NEC 0,08040

090.11008 q00000000 011000 011(0 00001 1000000*rp,0tho0.o,RM0000001
Flood 00000000 P109o 111 0000001. p100000.0 010 FEb00 MOP 11*0001101
0310010090 (P00201 0 1477-FEIIA MAP 11477-330-2027( 00 004 010 P810th
.10000111100.0000800000.000000.001.

LEGEND
910c101. flOOD 10020010000.5 (00100w) 51300-Ct 10
1810000170701 BY ThE 0% NINUAJ. 00*000 FI0CO

0101141000000000 10,0080047,00 0*000 0*00.00, 490 0000
02001% 0,00,000.9 000101100e111 0001 000 15e_4 0 10010 0.000,0
00 00100010000 by 01.0 0% n 010,0000. 0.00.101,01001050000
*0*. 00. 02% 4510. 010. 100 004 000Peo 0 110 000.0000
01001000011101% 00000050,11000

100,0 1000,0*00000,0000005.01

20,011 0000000 0,*0dOflO,O.

ZOO 000 000000,101000001000.10 bootY, 0000 II 10110001 £00001000
—-a

20000 *000000001101)1001(000)10,0900010000 00100$ 000190
000100000011,50. 101010011001101101101110.1100.00)010.00 0100
-a

20000 10,00 110,11 0,04010 0100 100001, 00000000 00.. 00 2% 0011t.l 11.00
000 0100000 .010,0 000010 000 010 000100wW100o,00* 0000
00.010000011100,00.110010108,09000)08,00900004 0110010
00w, 1101% 0400402000100004001*0008

11010010 0101010010101101001011% 000001(0.10000008000.4001 flOod
000000001 4,00000 000., 100010110100. 00101011005010000000

200101) C000d 11000 00,10 0110 001001, 0.10,0 (floe 01000), 100000 hood
11,0.1,00. 00000.0,00

2010001 00.11.1 11000 1000 01)110010011.0.0004101010000011. 0.00100

- ft0ODWAYAPZASW45

The 00m00,e*’O* 000010001 III) 0500010 (00000011 0000 OIl 00)10. 00. 1110
0011000111000000000o 1% 10102100100000000000000*00000140*030000210
11101€ 104040.

OIlIER FLOOD AREAS

20000 010000(0.24.01110401000000 000:00.1011% 000000.001110,00101
10000,0 400010 01 001 lIon 1100101101,10101000*0110110100*01
100040 01081 0010 Ol0000001IOOd Si 0.0,0 ITOO 1140000010100000

OThER AREAS

20000 01000 000,0000 to hO 0,00)00 00 0.2% 1104.1 100)011 1000dM,

200110 0.00.0000 bowdo be 0001,1,000,90.00000

COASTAL 000011001 RESOURCES SYSTEM (COOS) AREAS

OTIIERWIS0 PRLIISC000 AREAS (0045)

001501,00 100 0000 010 0001001010101 oIOinwod,00or0 ho 0.1001 001.0 110000 01000.

4% 1100,011001000001000.000011

O.l% .40.01 (now. 10009100 000100,0

00050*0200

COOS .00 000 00100000

-
_. OOoodon 40.009 50100, Flood 001010 1110.00000,00. 0001

100 0000(010, 1000 010010 00 0000 0,00(1100

—.——003—--.--—.—. late 0000 00.000 0012,0 05004 dm0000100’

(0.0111 00(0100001000000(01000110010*000000010,1,; 01111001

001000.00002010101401010011010115000001190

01 0000 000000

00 00 10.00000

o7°O745. 32°2Z300 G0OO0j0l100O01O000lO 000100100 0100 001ll.11000100 800,0

100-nOn 0100lo*ToleoloelI,n11000,l000Sfl 000.20

5000.10,0110010.0’. VI 010000000100110010100(0
00*0 PT 00*0,0(020.00040001.1.1,00,00020.01)0*0

0000.

050510 00010010011000100100.000150(0001010100001100010111
031000.0))

0001.5 0.101011

0.000100.0010
50000 1(1 Se, 01001 01000. V*10l2 1010 10000100 0’ .0.0,00 00,, 102 50000*01047

0117100 1000000.4000
110105701.0000

FLOOD OYZO000000000V ,*PREVlb0I0S
0000

FLOOD I1ISU001CE 0*00 000 60)10100
*1(000.000.10,5

FlOOD 00*00000 0001 1100000001000
00,2, 1010’010000000(000000w0no
010,01. 1011.00110..flo..
WI 1070.0.0090 0.0 0109100.
000.00.T01O.000000*000001000fl.y210000000.O11O.0010oo.oo,00
10200. 00-0*00 Wl00lo001abOflLO 0,0000 11000 00011b00*000019. 0000

00. 0W00.thltll A’O0.. 1000002*0 101,0.00 10000190 12 0004
00*0.
1a 10U-0d000e00le00fl0,00o 0000090 010001 8000 I20Oa

00,00

41001 0, 301, .1001011 500000 0011* 001000000 40000 0000)0
toO 0000 0l .000 0,0 wooS. 000,10000 000,0.001

loOdeoWt0110000000110410l00ooon.o,, )0020*10010001100101
0000000800100010.000,00011.004004020.

MAP SCALE 0400
200 0 500 1000

‘FEET
METROS

150 0 100 300

71°0022 (0

30100375 10070000 FT JOINS 0*1011.0010, -,

O,00000FT—J

FLOOD HAZARD IIOFORMA’OlON IS
NOT SHOVIN 000 ThIS 1.0.10 IN AREAS
OUTSIDE OP THE CITY OF ALEXANDRIA

to

- ZOEAE

0000

Sil

4p

I •00

pIAos,

10

6005*0 FT-

I 00

I

I /

Mex ndria

g . 5551

5—

L
-,

01

05047
00

0

77’00,22(0 h13*0E

114°10E
JOINSPAN0LOOI7 015 E

7(057300

300037 F’

City of Alexandria
515519

‘Ii

01,

0

0009*00)01,
)1l111 -

006,090000020000

ZONE AE

if Il/fl

P

3

00

30140457

flThT30’

PANRI. 000901

9/

1
.

‘I:11, I

FIRM
FLOOD INSURANCE RATE MAP

CITY OF ALEXANDRIA,
VIRGINIA
INDEPENDENT CITY

PANEL 9 OF 45
(SEE IIPP INDEX FOR FIRM PARE). LAYOUT)

001100,0.00,100
,

00(050001000.00

MAUMBER

JUNE16, 2011
P010,000 £merg0oo’Il0000g000001Ag000y



NOTES TO USERS
Thrs map a lot ott fri adfek-atrwg to Nataral Flood atoafima Program It
soot too oeoetaardy Partly allotS) twb7ew to doodag parlwodwly from bear
thainage 000roos of lorrad woo The ooeweroloy map eepooltooy shorifl 0*
onrerrirod for po500fe riçodaled 00 addi900rot food haaaod lrdorrrralior

lb nodE, rome dreaded wdorrrioan motes whore Rao Flood Elet1000o
(bPEu( india, Roodmopo hoot boon dereonirrod. usd10 ale trroOraogad to
neosudl the Flood Prol005 and Floodooy Data cr410, Surrmrary of SItes
Elonaliono loan owdalrrad odlrw Pro Flood Iveurenon Shady (P15) repor Ret
norepardon 04 FIRM Coat ohordd be aware oral IPSo olreuo on roe FIRM
represent roorrded relrole.4000 donatIons These Rifle are arteodod Inn food
Erorooooe romig propooeo ordy orrd eoradd not be used on Ore solo butte of food
dovadoo bdoreradarr Avcordbrgly food dooohoo 0001 proodotod 01 010 PIP
pond oburdd be utlloed at aej5000oe 0db Ore FIRM foe prrrpohes of oorrstrrroboo
tobefoodylalo—
Canal Outs Flood Ebya0000 slrororr on Pbs ran apply andy IarrdoarO of dli
0000rdlrenoort Moan Carm *1 1005 (NAPS 00). coOrs of Oti FIRM aowdd be
eulare Oral 5011 food denalworo ow alto preddod hr to Soersosoy Ce Sreooto
Eleoetdes o e Ow Flood lotorrema Shady rqrofl It dat iriedrotee
Dmnaoorr, oboon or Ore Soerneary of Staabor Elenadoor. toMe, slraodd be used
be manures wofton Ooozer mrerageewrd pzppon era erey are bigeen
man Ore elonoooeo sbeoe 10 this FIRM

Rouodadeo of Pro Ooodwaro more uoerprded II 010011 saulbeo rest edapPolod
betu000 aeon sentoro Tire Roadways mare bored bydourdin reonrdreobwro
with roared to requirereerte of dIe Notorel Flood bnsatra Program Floodway
050 to otor poerbrwrr 0000o,ay data are pauofad a to Flood Ioaurarrse
50* mponlorosopulododoe.

Cotta areas nut 0, 5y05 Flood Hazard Mean nay be prnneded by food
uoolrol obeolormo ReIn to Sewar 2,d lilood Proleubor Measures of to
Flood tourarruu Sbidy report be irlorrrrodoo no Iluod noehol snrusuren re Ibd

Tho pno)000loo used a to preporoton of to map won belomeal Traosumte
Mawolar(UTM) lone If SIre bodaoetaldatow reas loAD 03. SEAS 00 oylrerwd
Sdlarmrueo 0, dolonr. opfrerwd. prqentwn or UYM moan nod in 010 produotne of
FIRMS be adj000rrl jurioddeouo may reodl Er polo poorhorul ddlenonrooo mowp
leahrreo won pandiolme ooraofarioo loose ddwoeao do Ion Plant to
arnauny of 04 FIRM.

Fl000 elena05 fir to nory ore relwenad to to bfretrdarenreo hbrbota Snore
of 1000 Theta Pond derobors errol be noropared to loutoae to grand
nenadoos alosorned to to slew osroloal datow For Wdoeratwn regardang
noouorsbe between to Hoard Geodebu toME Satan of 1029 to to Hoer
Mrtooor veto Dutom of met. too to earlonol Gaodeoo Srw,ey aebode dl
Seas 03 0 03to to tirahood Geodeoo thavoy 01 Ore tolnestg
address:

005 Iofwnraboo Sarenon
9DM. 9100012
lood000lGaodetu Surrey
SSIdC-3. #0202
1315 OasI-tetoa Highway
Pricer Sperrg Maryland 20910-3202

lb obteur current elevatoy dasarphoo ardloo Ioretorr udoreboon about to
001100 macbe drororn on to may. plnoseroetoato Ieloreradoe Stones Orarob
of to flatiarut Gewdedo Surrey at (3Sf) 713-floE On urn thor nrebtoe at

Rae relay arlororaberr elms,, or den FIRM won yarded or digital bemat
Snflu,e Met road rerrtediro to pd’dod borardary laos wore prosided by Ole
Cdy of A000urrdria. Digital 0011*1 plrolograyby toes. proMoted Er 2010 owe aba
poato byma City of Aleatoua Pdyrstoreoto were rondo to spebiw base reap
lsorraeotooogo theIR to 111109 digital banal elr000greeey

Rated or iflted loagrapb1n wbewator to map aOood ant derodod to
up-todaro abeam ulrarreel cootlguretoos aod ftaodplalo diOe,elloes mao
Orooa obe.un on the previoos FIRM for to )raodiubou iTro todplu.rs aoa
luaeoays met were frerraleroed from to poeslons FIRM may rave been odinnled
a aoolorm 01 Orate new obtaIn clrawrel uorfigursdato As a rotdt ole Flood
Profiles arId Fl000roay Solo tables 0 to Flood lenoursrrce 504’ report (wyonlr
nentows aotlranlabve hydwslio dab) may rotor ofreaw drarnrd dotonoee 11101
dyer low wOol leslraao neto may

Corporate Ibelto sbowo on die map are baond 0000 best data avalaMo or Ore
Ome of psbtosorr. Onoasso drorpes dire a aetrmadwra rede-arrnoratons may
Irate octoored altar this map was pobliobred. map roars Obordd octal
appooprialeowrnroorroy ofItols In uerdyoureeboorporato anloltroborri

Floats rota to to soprealllp proded MAp OWn Ion an ose’aee may shooing
ma byordof map parrelsbettriwpredWnr

For edorrrrator or avioraMe frndrwto oeawoted we trw FIRM dod to Map
Serniee Cordon dSC) rreb.de at MoIMoobeeroaoo Arolbable prsduobn may
biduda pmsloady dou.ed Leoers of slay Change a Flood Inoranorne Stop pool.
tobe d0 ransoms otto map. Maey of tooo Redone 000 be ordered or
wooed d0000y barr me MSCwebSde

yeo bane qoaotoes about sOlo map row Ia ton Dredowo a to hRXrrd
FIto Irreorause Program w geoerel. please oaR Ore FEMA Map hdormabarr
euobanrgo )FMIX) at IfTE-FEMb MAP 11477-230,2A27( 0, cod to FEMA
nreboita at ldboitoe.lerrto aCvlordorasohPa

LEGEND
drEQM. FLE01) IIuXPAS ARSAS )SPHPw) 9JRTPCT TI)
IMRISAITTEI OP 1Sf 1% dOPIU0L OIMC FLODR

rye Ins arena wine an )lto-,nr i). roe ear moo ooo an. see an an
tram r%daondaugetwreaeaaor rat rlwrasedanroart Oust,
ow oed 0 to000 00 Pa 1% 100*1 Se PS son *1 5 Food lewd nan
tam a, Our, OR 10 ott, p aS us. Inc ow. an one’ 5 Os rar.oatane
eeoanor or Ins bro ww nawe trot

aorrew no sara Food Reeowroaasread.

aarreae lao to Oeroeersnernr.
noire ad Flood deprrrs or r as loon Iaouallr areas or oorarrel. Ran Flood

000ablolro dorerrirwod.
Zcrreuo Reddapo,cwthar(uaueywonmooevonaqwradtam000

a
aarrea.e lascrar Flood Oamra 000 lorrrtrre rrwmred hoe Ore b%erorarrhowo

an beuanoara 11000 00103 o.aoeqrrewpdwetot are an
oswald 1110 ae rrerrwan 10000 sower,, ‘r ranat looroede
0000000 rrorrerr r%annalwaonor,roaror l.

wool ate an lobs ero05100 From 1% aetna snarer an at a nad010r an
ororrorrot srorea valor 0000rrwrrorl no Paso ran tronat-ous
a-

loot Coatrar an row orb nebude hazard loza anon), to east Fan
eranono,oaermnuooee

ZORW Coasru Food oene urn inborn r,awd rears Paso Fan
Ber0000t Oorererorod

FLOODWAY dittoth IN SOtf Ad

rrmarraporbewarou era are,rr ron Mpuulaoorrr anna, area Oral l000tolaR bier
donsoaamanbtomastw 0 ooveorremaan on so rarrwa 0000 sunarwo oweoom
tan Iflots

OTHER FLOOD ARSeS

000100 areas or êot. awwul demo an; areas or Ito asival drewoannoerr
000raoe OryOru or 1050 man 1 tool 0,01w draloa0eabel ls P1101
Rae 01101 and areas Or0000ad botonoarroer l%aarrrarta000an

[EEl omw

00005 Area dorewnArt 10 00 w.wdo rtro 5210 wocol rnrroodeudulun.

001*0 loam arms Ito 510000 ae rSetored. bin rawa.

STdL OA#0tlSR RSSOIRChS SYSTEM () AREAS

\\\ OThdRWISP PROTECTED SOS (01105)

Screw rea owu ee ramnr tonibe mOore adwrwtoradel ran ofroara Irma,.

1%oanrrao.e000dsrdrn,na’n

O2%otwpstrawarlwopawooadaon

anpo owdey
anmaarrery

00HZ ann oPo rrdorp
.0’..i ‘‘ 00010cm Osrawo spent’ bow rraord bob no arlloronr east

— an eortrrorr,anoeoyrrnranoeonsov

‘s,s_,,bn3m’swr east anoe,tson 5,w an ooue, ewuarwne lean

01 1171 cats nan 001000 value ooeno raIn onto mar: rarator

o ozrorondmmamlorrrr auerrran vowel 01000001001
1 1 Cooraosoow

00 ‘01 viosem At

07’ordb’ 3p-3229 beopmnreoOuarmtweooea load rest literal Sow

wYsomori e leoertd frarerwra rrmomasrd woo, net Is

51001w dm10 onus: Vrtorna blaon Pure 000.0-eat,
00507 ordar 010NDne OSOrL lamaerr noldorof tore

DaltOn 11700 soS tono eofranawor Ir 50505 loIre, stout of Len

oMnO brrn05e

050,enPfnlraav
carom err tore laeov oloerdro 1002111 roans oeu orereerne ton srodourml

onrdvwutrnawArwh
aunuena 1100

P1000 rllzawo eurirrozAy SlIP OEvlOOlJs
S

linGo rnnwnnws onto OAF oppournIn
uwounrow 1015

anaew1000we onto MAP 0000055
Marl rslo.00015000areaudlrsz0505.
pole rtpr.oado.eaewanrweneoo
— r royt.oura000000,edooretaen
anerdd rtTi.oreomooanenwayaoeawsladuananoon
raw lam oaarq.oeewaooonrrocmoeo owaose two a0000lmeoern 5000geow
Oeleoreaw MO 0000, Oroagn oeaoro,tomarenw 500 toroa,w0000raobarato

are -onranomranansawasaswoo005awiuananoaoa
rot or, IWo wraba0000netaa, oareweooanawo,oamtouana.n
oaddamaranrnoo oearre000eouaaaahawrdo.ao.I50050aneotor.a005

to awl .yow001soaaa005a000w.nn oadotaobsaaoa.osousaauu
ans000sore ardot000reaewecn00000usonama
todmanwefaneoweoerssnairallee ma roerodar, r004wlsma oeaomaag000500
00 steed mat lol&eamnbepamn ar lablaOM0

e
M9P SCALE roOSt

250 S 500 1000
-o ‘PEEl

150 0 150 350

FAME, OSI7E

FIRM
FLOOD INSURANCE RATE MAP

CITY OF ALEXANDRL4
VIRGINIA
INDEPENDENT CITY

PANEL 17 OF 45
(SEE MAP eASES P00 FIRM PANEL LAYOUT)

565 tedS ElbOR SO
mmeoraar.rror trAm Orb I

I

FLOOD HAZARD IRFOROOAT1ON IS
NOT SHOWN COd THIS MAP IN AOEAS
01275050 OF flIECPP



NOTES TO USERS
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NOTES TO USERS
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NOTES TO USERS
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NOTES TO USERS
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Sec. 6-300 FLOODPLAIN DISTRICT     
6-301 Purpose and Intent 
(A) This ordinance is adopted pursuant to the authority granted to all localities by Va. Code § 

15.2 – 2280, as well as the authority specifically granted to the City in its Charter.   The 
purpose of these provisions is to prevent: the loss of life and property, the creation of health 
and safety hazards, the disruption of commerce and governmental services, the 
extraordinary and unnecessary expenditure of public funds for flood protection and relief, 
and the impairment of the tax base by: 
(1) regulating uses, activities, and development which, alone or in combination with other 

existing or future uses, activities, and development, will cause unacceptable increases in 
flood heights, velocities, and frequencies; 

(2) restricting or prohibiting certain uses, activities, and development from locating within 
districts subject to flooding; 

(3) requiring all those uses, activities, and developments that do occur in flood-prone 
districts to be protected and/or flood-proofed against flooding and flood damage; and, 

(4) protecting individuals from buying land and structures which are unsuited for intended 
purposes because of flood hazards. 

 
6-302 Applicability 
(A) These provisions shall apply to all privately and publicly owned lands within the jurisdiction 

of the City of Alexandria and identified as being in a floodplain as designated in the Flood 
Insurance Study and as shown on the Flood Insurance Rate Maps prepared by the Federal 
Emergency Management Agency (FEMA) dated June 16, 2011. 

(B) The floodplain district regulations in Section 6-300 are adopted in compliance with floodplain 
management criteria set forth in regulations promulgated by FEMA. 

(C) This section shall be applicable to all applicants for building permits in the floodplain area. 
(D) All buildings for which a building permit shall have been duly and regularly issued by the 

director of building and mechanical inspections on or before May 24, 1977, which permit has 
not expired, may be completed without the necessity of complying with the floodplain district 
regulations in Section 6-300, but after completion, any such building or structure and the 
land on which it is situated shall be subject to all the provisions of said section. 

(E) All preliminary site plans which have been duly and regularly approved on or before May 24, 
1977, and which have not expired, may be completed without the necessity of complying 
with the floodplain district regulations in Section 6-300, but after completion, any building or 
structure on said site plan together with the land included in said site plan shall be subject to 
all the provisions of said section. 

(F) All final site plans which have been duly and regularly approved and released on or before 
May 24, 1977, and which have not expired may be completed without the necessity of 
complying with the floodplain district regulations in Section 6-300, but after completion, any 
building or structure on said site plan together with the land included in said site plan shall 
be subject to all the provisions of said section. 

(G) Any building or structure which is in existence on or before June 15, 2011, or for which a 
preliminary or combination site plan, building permit or subdivision approved on or before 
June 15, 2011, continues in force and effect shall not be deemed a nonconforming use 
provided, that any such building or structure which, following June 15, 2011, is the subject of 
substantial improvement shall comply with the floodplain regulations in effect at the time of 
such improvement. 
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6-303 Definitions  
For the purposes of this Section 6-300 the following terms and phrases shall have the meaning 
ascribed as follows below.  Should any uncertainty occur with respect to the definition of any 
word, term or phrase used in this section, the applicable definitions set out in 44 CFR 59.1, as 
amended, shall apply. 
(A) A Zone.  An area of the one hundred (100)-year flood as shown on the Flood Insurance 

Rate Map.  This zone is also referred to as the Approximated Floodplain District. 
(B) AE Zone.  An area shown of the 100-year flood on the Flood Insurance Rate Map for which 

corresponding base flood elevations have been provided.  This zone is also referred to as 
the Special Floodplain District. 

(C) Base flood.  The flood having a one percent chance of being equaled or exceeded in any 
given year.  May also be referred to as the 100-year flood. 

(D) Base flood elevation (BFE).  The FEMA designated 100-year water surface elevation as 
shown on the Flood Insurance Rate Map that corresponds to the base flood. 

(E) Basement.  Any area of a building (including parking) having its floor subgrade (below 
ground level) on all sides.  

(F) Development.  Any man-made change to improved or unimproved real estate, including, but 
not limited to, the construction of buildings or other structures, the placement of 
manufactured homes, the construction of streets, the installation of utilities and other 
activities or operations involving paving, filling, grading, excavating, mining, dredging or 
drilling, the storage of equipment or materials.   

(G) Existing manufactured home park or subdivision.  A manufactured home park or subdivision 
for which the construction of facilities for servicing the lots on which the manufactured 
homes are to be affixed (including, at a minimum, the installation of utilities, the construction 
of streets, and either final site grading or the pouring of concrete pads) is completed before 
the effective date of the floodplain management regulations adopted by a community. 

(H) Flood/flooding.   
(1) A general and temporary condition of partial or complete inundation of normally dry land 

areas from: 
(a) the overflow of inland or tidal waters; or, 
(b) the unusual and rapid accumulation or runoff of surface waters from any source. 
(c) mudflows which are proximately caused by flooding as defined in paragraph (1)(b) of 

this definition and are akin to a river of liquid and flowing mud on the surfaces of 
normally dry land areas, as when earth is carried by a current of water and deposited 
along the path of the current. 

(2) The collapse or subsistence of land along the shore of a lake or other body of water as a 
result of erosion or undermining caused by waves or currents of water exceeding 
anticipated cyclical levels or suddenly caused by an unusually high water level in a 
natural body of water, accompanied by a severe storm, or by an unanticipated force of 
nature such as flash flood or an abnormal tidal surge, or by some similarly unusual and 
unforeseeable event which results in flooding as defined in paragraph (1)(a) of this 
definition. 

(I) Flood Insurance Rate Map (FIRM). An official map of a community, on which the FEMA 
Federal Insurance Administrator has delineated both the special flood hazard areas and the 
risk premium zones applicable to the community.  A Flood Insurance Rate Map that has 
been made available digitally is called a Digital Flood Insurance Rate Map (DFIRM).  The 
official Flood Insurance Rate Map for the City of Alexandria shall be the in the digital format 
prepared by FEMA, Federal Insurance Administration, dated June 16, 2011, as amended. 
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(J) Flood Insurance Study (FIS).  An examination, evaluation and determination of flood 
hazards and, if appropriate, corresponding water surface elevations, or an examination, 
evaluation and determination of mudflow and/or flood-related erosion hazards.  The official 
Flood Insurance Study for the City of Alexandria shall be the Flood Insurance Study 
prepared by FEMA, Federal Insurance Administration, dated June 16, 2011, as amended. 

(K) Floodplain.  A relatively flat or low land area adjoining a river, stream or other watercourse 
which is subject to partial or complete inundation by water from such watercourse, or a land 
area which is subject to the unusual and rapid accumulation or runoff of surface waters from 
any source.  

(L) Floodplain district.  The areas encompassed by the 100-year floodplain as shown on the 
Flood Insurance Rate Map. 

(M) Flood-prone area.  Any land area susceptible to being inundated by water from any source 
more often than once in a 100-year period.  

(N) Floodproofing.  Any combination of structural and non-structural additions, changes, or 
adjustments to structures which reduce or eliminate flood damage to real estate or improved 
real property, water and sanitary facilities, structures and their contents. 

(O) Floodway.  The designated area of a floodplain required to carry and discharge flood waters 
of a given magnitude. For purposes of this Section 6-300, a floodway must be capable of 
accommodating a flood of the 100-year magnitude.  

(P) Freeboard.  A factor of safety usually expressed in feet above a specified flood level for 
purposes of floodplain management.  “Freeboard” tends to compensate for the many 
unknown factors that could contribute to flood heights greater than the height calculated for 
a selected size flood and floodway conditions, such as wave action, bridge openings, and 
the hydrological effect of urbanization in the watershed. 

(Q) Highest adjacent grade.  The highest natural elevation of the ground surface prior to 
construction next to the proposed walls of a structure. 

(R) Historic structure.  Any structure that is: 
(1) listed individually in the National Register of Historic Places (a listing maintained by the 

Department of Interior) or preliminarily determined by the Secretary of the Interior as 
meeting the requirements for individual listing on the National Register; 

(2) certified or preliminarily determined by the Secretary of the Interior as contributing to the 
historical significance of a registered historic district or a district preliminarily determined 
by the Secretary to qualify as a registered historic district; 

(3) individually listed on a state inventory of historic places in states with historic 
preservation programs which have been approved by the Secretary of the Interior; or, 

(4) individually listed on a local inventory of historic places in communities with historic 
preservation programs that have been certified either by an approved state program as 
determined by the Secretary of the Interior or directly by the Secretary of the Interior in 
states without approved programs. 

(S) Lowest floor.  The lowest floor of the lowest enclosed area (including basement). A parking 
structure that is below grade on all sides is considered a basement and therefore the lowest 
floor.  An unfinished or flood resistant enclosure, usable solely for parking of vehicles, 
building access or storage, in an area other than a basement area (the enclosure is not 
below grade on all sides) is not considered a building's lowest floor; provided, that such 
enclosure is not built so as to render the structure in violation of the applicable floodproofing 
non-elevation design requirements of this Section 6-300.  

(T) Manufactured home.  A structure, transportable in one or more sections, which is built on a 
permanent chassis and is designed to be used as a single-family dwelling, with or without 
permanent foundation, when connected to the required facilities, and which includes the 
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plumbing, heating, air conditioning and electrical systems contained in the structure. A 
manufactured home shall include park trailers and other similar vehicles when placed on a 
site for greater than 180 days. 

(U) Mixed-use building.  Any building or structure that is used or intended for use for a mixture 
of nonresidential and residential uses in the same building or structure.  For floodplain 
management purposes, a mixed-use building is subject to the same rules and conditions as 
a residential building unless all of the provisions set forth more specifically herein are met. 

(V) New construction.   Buildings and structures as to which the start of construction occurred 
on or after May 24, 1977, including any subsequent improvements to such buildings or 
structures.  For floodplain management purposes, new construction means structures for 
which the start of construction commenced on or after the effective date of a floodplain 
management regulation adopted by a community and includes any subsequent 
improvements to such structures. 

(W)  Nonresidential building.  Any building or structure which is not a residential building or a 
mixed-use building.   

(X)  Recreational vehicle.  A vehicle which is  
(1) built on a single chassis;  
(2) 400 square feet or less when measured at the largest horizontal projection;  
(3) designed to be self-propelled or permanently towable by a light duty truck; and,  
(4) designed primarily not for use as a permanent dwelling but as temporary living quarters 

for recreational camping, travel, or seasonal use. 
(Y)  Residential building.  Any single-family dwelling, two-family dwelling, row or townhouse    

dwelling, or multi-family dwelling, and any accessory building or structure.   
(Z) Shallow flooding area.  A special flood hazard area with base flood depths from one to three 

feet where a clearly defined channel does not exist, where the path of flooding is 
unpredictable and indeterminate, and where velocity flow may be evident.  Such flooding is 
characterized by ponding or sheet flow. 

(AA) Special Flood Hazard Area (SFHA).  The land in the floodplain subject to a one percent or 
greater chance of being flooded in any given year as designated on the official Flood 
Insurance Rate Map for the City of Alexandria.  

(BB) Start of construction.  The date a building permit is issued, provided that the actual start of 
construction begins within 180 days of the permit issuance date. For new construction, the 
actual start of construction means the initial placement of permanent construction of a 
structure on the site, such as the pouring of footings or a slab, the installation of piles, the 
construction of columns or any work beyond the state of excavation, or the placement of a 
manufactured home on a foundation. Permanent construction does not include land 
preparation, such as clearing, grading and filling, or the installation of streets or walkways, 
or excavation for a basement or for footings, piers or foundations, or the erection of 
temporary forms, or the installation of accessory buildings, such as garages or sheds not 
occupied as dwelling units and not part of the main structure. For substantial improvements, 
the actual start of construction means the first alteration of any wall, ceiling, floor or other 
structural part of a building, whether or not the alteration affects the external dimensions of 
the buildings.  

(CC) Structure.  For flood plain management purposes, a walled and roofed building, including 
a gas or liquid storage tank, that is principally above ground, as well as a manufactured 
home.  “Structure'' for insurance coverage purposes, means: 
(1) A building with two or more outside rigid walls and a fully secured roof, that is affixed to a 

permanent site;  
(2) A manufactured home (also known as a mobile home), is a structure: built on a 
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permanent chassis, transported to its site in one or more sections, and affixed to a 
permanent foundation; or 

(3) A travel trailer without wheels, built on a chassis and affixed to a permanent foundation, 
that is regulated under the community’s floodplain management and building ordinances 
or laws. 

 For the latter purpose, “structure” does not mean a recreational vehicle or a park trailer or 
other similar vehicle, except as described in paragraph (3) of this definition, or a gas or liquid 
storage tank. 

(DD) Substantial damage.  Damage of any origin sustained by a building or structure whereby 
the cost of restoring the building or structure to its before damaged condition would equal 
or exceed 50 percent of the market value of the building or structure before the damage 
occurred. 

(EE) Substantial improvement.  Any repair, reconstruction, rehabilitation, addition or other 
improvement of a building or structure, the cost of which equals or exceeds 50 percent of 
the market value of the building or structure immediately before construction of the 
improvement is commenced, or any restoration of a building or structure which has 
incurred substantial damage; provided, that the term does not include:   

(1) Any improvement of a building or structure that is necessary to correct existing violations 
of state or local health, sanitary or safety code specifications which have been identified 
by appropriate officials of the state or city and which are the minimum necessary to 
assure safe living conditions; or 

(2) Any improvement of a "historic structure," as defined in this section, so long as the 
improvement does not preclude the structure's continued designation as a "historic 
structure." 

(FF) Violation. The failure of a structure or other development to be fully compliant with the City 
of Alexandria’s floodplain management regulations. A structure or other development 
without the elevation certificate, other certifications, or other evidence of compliance 
required in 44 CFR Sec. 60.3(b)(5), (c)(4), (c)(10), (d)(3), (e)(2), (e)(4), or (e)(5) is 
presumed to be in violation until such time as that documentation is provided. 

 
6-304 Description of Floodplain Districts 
(A) The various floodplain districts shall include the Special Flood Hazard Areas described 

below.  The basis for the delineation of these districts shall be the Flood Insurance Study 
and the Flood Insurance Rate Maps for the City of Alexandria prepared by FEMA, Federal 
Insurance Administration, dated June 16, 2011, and any subsequent revisions and 
amendments thereto. 
(1) The Special Floodplain District shall include those areas identified as an AE Zone on the 

Flood Insurance Rate Map for which 100-year base flood elevations have been 
provided. 

(2) The Approximated Floodplain District shall include those areas identified as an A Zone 
on the Flood Insurance Rate Map.  In these zones, no detailed flood profiles or 
elevations are provided, but the 100-year floodplain boundary has been approximated.  
For these areas, the 100-year flood elevations and floodway information from federal, 
state, and other acceptable sources shall be used, when available. Where the specific 
100-year flood elevation cannot be determined for this area using other sources of data, 
such as the U.S. Army Corps of Engineers Flood Plain Information Reports, U.S. 
Geological Survey Flood-prone Quadrangles, etc., then the applicant for the proposed 
use, development and/or activity shall determine this elevation in accordance with 
FEMA-approved hydrologic and hydraulic engineering techniques. Hydrologic and 
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hydraulic analyses shall be undertaken only by professional engineers or others of 
demonstrated qualifications, who shall certify that the technical methods used correctly 
reflect currently-accepted technical concepts. Studies, analyses, computations, etc., 
shall be submitted in sufficient detail to allow a thorough review by the Director of 
Transportation and Environmental Services. 

(B) The delineation of any of the floodplain districts may be revised by the City of Alexandria 
where natural or man-made changes have occurred and/or where more detailed studies 
have been conducted or undertaken by the U.S. Army Corps of Engineers or other qualified 
agency, or an individual documents the need for such change.  Updates to the delineation of 
the floodplain districts require approval from both the City of Alexandria and the FEMA 
Federal Insurance Administration. 

(C) Any uncertainty on the floodplain district map, or Flood Insurance Rate Map, with respect to 
the boundary of any floodplain district, either A or AE Zone, shall be determined by the 
Director of Transportation and Environmental Services by scaling and computation from the 
map or by land survey information. 

 
6-305 Administration 
(A) The Director of Transportation and Environmental Services shall be responsible for the 

administration of the floodplain management regulations set forth in this Section 6-300.  He 
or she shall be responsible for the review of all proposed uses and development to 
determine whether the land on which the proposed use or development is located is in a 
floodplain, and that the site is reasonably safe from flooding.   

(B) An applicant must apply for a permit and issuance of the permit is required prior to the start 
of any development within the Special Flood Hazard Area. 

(C) No site plan, subdivision plat or building permit application which proposes to construct or 
make substantial improvements within any floodplain district shall be approved by any 
agency of the City of Alexandria without certification by the Director of Transportation and 
Environmental Services that the plan, plat or permit application meets the requirements of 
this Section 6-300.  The Director of Transportation and Environmental Services shall insure 
that all other required permits related to development in the floodplain from state or federal 
governmental agencies have been obtained. 

(D) All applications for new construction or substantial improvement within any floodplain district, 
and all building permits issued for the floodplain shall incorporate the following information: 
(1) The base flood elevation at the site. 
(2) The elevation of the lowest floor (including basement). 
(3) For structures to be floodproofed (nonresidential only), the elevation to which the 
structure will be floodproofed. 
(4) Topographic information showing existing and proposed ground elevations. 

(E) The Director of Transportation and Environmental Services may require information from the 
applicant, including, but not limited to, an engineering study of the floodplain.  Upon a 
determination that the land on which the proposed use or development is located in a 
floodplain, the Director of Transportation and Environmental Services shall determine 
whether such use or development may be permitted in accordance with the provisions of 
Section 6-306 through 6-308 or requires the approval of a variance as set forth in Section 6-
311. 

(F) The Director of Transportation and Environmental Services shall be responsible for the 
collection and maintenance of records necessary for the City’s participation in the National 
Flood Insurance Program.  Base flood elevations may increase or decrease resulting from 
physical changes affecting flooding conditions.  As soon as practicable, but not later than six 
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months after the date such information becomes available, the Director of Transportation 
and Environmental Services shall notify or require the applicant to notify the FEMA Federal 
Insurance Administrator of any change in base flood elevation or the boundaries of any 
Special Flood Hazard Area depicted on the City’s Flood Insurance Rate Map by submitting 
technical and scientific data to FEMA for a Letter of Map Revision. 

 
 
 

6-306 Special Regulations   
Within the boundaries of any A or AE Zones in any floodplain district as shown on the Flood 
Insurance Rate Map, buildings or structures and their extensions and accessory buildings or 
structures maybe be constructed or substantially improved only in accordance with the following 
requirements of this Section 6-300 and all other applicable provisions of law. 
(A) The elevation of the lowest floor, including the basement, for any new residential building or 

any extension to a residential building shall be at least one foot above the base flood 
elevation. 

(B) The elevation of the lowest floor, including the basement for any new nonresidential building 
or structure and any extension or accessory to a nonresidential building shall be at least one 
foot above the base flood elevation.  Nonresidential buildings located in all A or AE zones 
may be floodproofed in lieu of being elevated provided that all areas of the building 
components below the elevation corresponding to the base flood elevation plus one foot are 
watertight with walls substantially impermeable to the passage of water, and use structural 
components having the capability of resisting hydrostatic and hydrodynamic loads and the 
effect of buoyancy. In no event shall any floor below at least one foot above the base flood 
elevation be used for human or animal habitation, food storage or food preparation. 

(C) All new and replacement public utilities, water mains and sanitary sewers shall be designed 
to minimize or eliminate infiltration and exfiltration and to insure their structural integrity 
under flood conditions to the satisfaction of the Director of Transportation and Environmental 
Services. 

(D) Water heaters, furnaces, electrical distribution panels and other critical mechanical or 
electrical installations shall not be installed below the base flood elevation.  Separate 
electrical circuits shall serve areas below the base flood elevation and shall be dropped from 
above. 

(E) Any proposed use of land, development and any new construction or substantial 
improvement of a building or structure within an A or AE zone, in conjunction with all other 
uses, existing or possessing a valid permit for construction, shall not increase the water-
surface elevation of the 100-year flood by more than 0.5 foot.  Any party proposing a land 
use or development or such construction or improvement within an A or AE Zone shall 
furnish specific engineering data and information as to the effect of the proposed action on 
future flood heights and obtain approval from the Director of Transportation and 
Environmental Services prior to undertaking the action. 

(F) No building permit shall be issued for the construction or substantial improvement of a 
building or structure unless the applicant submits to the Department of Code Administration 
a certification from a duly registered architect or engineer that the proposed construction 
(including prefabricated homes) or improvement meets the following requirements: 
(1) The construction shall be protected against flood damage 
(2) The construction shall be designed (or modified) and anchored to prevent flotation, 
collapse or lateral movement of the building and structure 
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(3) The construction shall be built using materials and utility equipment that are resistant to 
flood damage 
(4) The construction shall be built using methods and practices that will minimize flood 
damage.  The certification required be Section 6-306(F)(1) and (2) shall be based on the 
100-year flood level as noted on the Flood Insurance Rate Map. 

(G) No building permit for the substantial improvement of an existing nonresidential building 
shall be issued unless the building, together with attendant utility and sanitary facilities, has 
the lowest floor (including the basement) elevated at least one foot above the base flood 
elevation. Should this not be feasible, no such permit shall be issued unless the existing 
structure is watertight floodproofed as described in Section 6-306 in all areas below the 
base flood elevation to the classification designated by the Director of Transportation and 
Environmental Services. 

(H) No building permit for the substantial improvement of an existing residential building shall be 
issued unless the building has the lowest floor (including the basement) elevated at least 
one foot above the base flood elevation. 

(I) Wherever floodproofing is utilized within the scope of this Section 6-300, such floodproofing 
shall be done by approved methods. A registered professional engineer or architect shall 
certify the adequacy of the floodproofing design to withstand the stresses of the base flood 
and such plan shall cite the elevation to which the structure is floodproofed. Such 
certification shall be provided on Federal Emergency Management Agency, National Flood 
Insurance Program, elevation certificate and/or floodproofing certificate as applicable. 
Designs meeting the requirements of the W-1 and W-2 without human intervention 
technique as outlined in floodproofing regulations of the Office of the Chief of Engineers, 
U.S. Army, December 15, 1995, shall be deemed to comply with this requirement. The 
building or code official shall maintain a file of such certifications, including the elevation of 
the lowest floor for structures that are elevated in lieu of watertight floodproofing. 

(J) For all new construction or substantially improved structures, fully enclosed areas below the 
lowest floor (other than a basement) which are below the base flood elevation shall: 
(1) shall only be used for the parking of vehicles, building access, or limited storage of 
maintenance equipment used in connection with the premises and shall not be designed or 
used for human habitation.  Access to the enclosed area shall be the minimum necessary to 
allow for parking of vehicles (garage door) or limited storage of maintenance equipment 
(standard exterior door), or the entry to the living area (stairway or elevator). 
(2) be constructed entirely of flood resistant materials below the base flood elevation 
(3) include, in A and AE zones, measures to automatically equalize hydrostatic flood forces 
on walls by allowing for the entry and exit of floodwaters.  To meet this requirement, the 
openings must be certified by a professional engineer or architect or meet the minimum 
design criteria: 
 (a)  Provide a minimum of two openings on different sides of each enclosed area subject 

to flooding. 
 (b)  The total net area of all openings must be at least one square inch for each square 

foot of enclosed area subject to flooding. 
 (c)  If a building has more than one enclosed area, each area must have openings to 

allow floodwaters to automatically enter and exit. 
 (d)  The bottom of all required openings shall be no higher than one foot above the 

adjacent grade. 
 (e)  Openings may be equipped with screens, louvers, or other opening coverings or 

devices, provided they permit the automatic flow of floodwaters in both directions. 
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 (f)  Foundation enclosures made of flexible skirting are not considered enclosures for 
regulatory purposes, and, therefore, do not require openings.  Masonry or wood 
underpinning, regardless of structural status, is considered an enclosure and requires 
openings as outlined above. 

(K) Any mixed-use building may be considered a nonresidential building for purposes of this 
Section 6-306 if all of the following conditions are met; otherwise, the building shall be 
considered a residential building:  

 (1) No more than twenty percent of the development site(updated 2/22/11) is within the 
boundaries  
of any A or AE Zones in any floodplain district as shown on the Flood Insurance Rate Map; 

 (2) At least 20,000 square feet of finished floor area of the proposed mixed-use building is 
devoted to nonresidential use; 

 (3) Basement areas (including below grade parking) must be located outside the boundaries 
of any A or AE Zones in any floodplain district;   

 (4) All floodproofing requirements specified in this Section 6-300 and as specified in FEMA 
Technical Bulletin 3-93 Non-Residential Floodproofing – Requirements and Certification 
must be met. 

    
6-307 Other Conditions 
(A) No filling of any kind shall be allowed within the boundaries of any A or AE zone except 

where such filling, when considered in conjunction with all other uses, existing and 
proposed, will not increase the base flood elevation more than 0.5 foot.  Persons proposing 
such filling shall furnish specific engineering data and information as to the effect of their 
proposed action on future flood heights and shall obtain approval from the Director of 
Transportation and Environmental Services prior to any filling. 

(B) All uses, activities and development occurring within any floodplain district shall only be 
undertaken in strict compliance with the Virginia Uniform Statewide Building Code (VA 
USBC). 

(C) No wall, fence or other outdoor obstruction shall be constructed in any floodplain district 
unless such structure is approved by the Director of Transportation and Environmental 
Services; provided that open mesh wire fences of not less than No. 9 wire, with mesh 
openings of not less than six inches times six inches, whose supports shall be securely 
anchored in concrete and whose wire shall be securely fastened to the supports, may be 
erected without any review by or approval of the Director of Transportation and 
Environmental Services under this Section 6-300. 

(D) The provisions of this Section 6-300 shall not be construed to prevent the remodeling (not 
amounting to substantial improvement), maintenance or floodproofing of buildings and 
structures now existing, or prevent the surfacing or resurfacing of existing streets or parking 
lots within two inches of the existing grade. 
 

6-308 Subdivision Requirements 
(A) Subdivision proposals which are located in A or AE zones must comply with the provisions 

of Section 6-300 and shall: 
(1) be consistent with the need to minimize flood damage. 
(2) have public utilities and facilities such as sewer, gas, electrical and water systems 
located and constructed to minimize flood damage. 

(3) Have adequate drainage provided to reduce exposure to flood hazards. 
(4) Include base flood elevation data. 
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6-309 Trailer Camps, Manufactured Homes, Mobile Homes, Recreational Vehicles 
and Septic Tank Systems 

(A) Trailer camps, manufactured homes and mobile homes are not permitted in any floodplain 
district. 

(B) All recreational vehicles in the floodplain must be on the site for fewer than 180 consecutive 
days and be fully licensed and ready for highway use. 

(C) Installation of septic tank systems in any floodplain district is prohibited. 
 

6-310 Flood Prevention Projects 
Nothing in Section 6-304 through Section 6-308 shall be construed to prohibit the City of 
Alexandria or any person from undertaking lawful filling, draining, construction, realignment or 
relocation of stream channels or any other improvement that is intended to eliminate or reduce 
the danger of flooding, provided: 
(A) The improvement is in accord with the City of Alexandria’s flood improvement plan for the 

district involved and the Director of Transportation and Environmental Services has issued a 
certificate to that effect. 

(B) The improvement is under the general supervision of the Director of Transportation and 
Environmental Services. 

(C) The realignment or relocation of any stream channel is designed and constructed so that 
there will be no reduction in the natural valley storage capacity of the area with respect to 
the 100-year flood, unless such relocation or realignment is designed to contain the 100-
year flood within the banks of the channel. 

(D) Notification, in riverine situations, is provided to adjacent communities, VADCR, FEMA, and 
other required agencies prior to any alteration or relocation of a watercourse. 

(E) The requirements of Section 6-306 (E) and Section 6-307(A) must be met. 

 
6-311 Variances 
(A) The City Council may, for good and sufficient cause, permit less than full compliance with or 

waive the provisions of Section 6-304 through Section 6-310, provided: 
(1) Written application is made stating the hardship which will occur if the variance  is not 

granted; 
(2) A public hearing is held; 
(3) The decision is made by a majority vote of the entire membership of City Council upon 

finding that the variance us the minimum necessary, considering the flood hazard, to 
afford relief; 

(4) The Director of Transportation and Environmental Services states in writing that the 
variance will not result unacceptable or prohibited increases in flood heights, additional 
threats to public safety, extraordinary public expense; and will not create nuisances, 
cause fraud or victimization of the public, or conflict with local laws and ordinances. 

(5) The Director of Transportation and Environmental Services notifies the applicant in 
writing that the issuance of a variance to construct a structure below the base flood 
elevation will result in increased insurance premium rates for flood insurance and that 
such construction will increase the risks to life and property. 

(B) In evaluating applications for variances, the Director of Transportation and Environmental 
Services shall satisfy all relevant factors and procedures specified in other sections of the 
City’s ordinance and consider the following additional factors: 
(1) The danger to life and property due to increased flood heights or velocities caused by 

encroachments.   
(2) The danger that materials may be swept onto other lands or downstream to the injury of 

others. 
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(3) The susceptibility of the proposed facility and its contents to flood damage and the effect 
of such damage on the individual owners. 

(4) The importance of the services provided by the proposed facility to the community. 
(5) The requirements of the facility for a waterfront location. 
(6) The availability of alternative locations not subject to flooding for the proposed use. 
(7) The compatibility of the proposed use with existing development and development 

anticipated in the foreseeable future. 
(8) The relationship of the proposed use to the comprehensive plan and floodplain 

management program for the area. 
(9) The safety of access by ordinary and emergency vehicles to the property in time of flood. 
(10) The expected heights, velocity, duration, rate of rise, and sediment transport of the 

flood waters expected at the site. 
(11) Such other factors which are relevant to the purposes of this ordinance. 

(C) The Director of Transportation and Environmental Services may refer any application and 
accompanying documentation pertaining to any request for a variance to any engineer or 
other qualified person or agency for technical assistance in evaluating the proposed project 
in relation to flood heights and velocities, and the adequacy of the plans for flood protection 
and other related matters. 

(D) A record shall be maintained of the above notification as well as all variance actions, 
including justification for the issuance of the variances.  Any variances that are issued shall 
be noted in the annual or biennial report submitted to the FEMA Federal Insurance 
Administrator. 

(E) Variances may be issued by a community for new construction and substantial 
improvements and for other development necessary for the conduct of a functionally 
dependent use. 

 
6-312 Compliance, Liability, Severability and Penalties 
(A) No land shall hereafter be developed and no structure shall be located, relocated, 

constructed, reconstructed, enlarged or structurally altered except in full compliance with the 
terms and provisions of this Section 6-300 and any other applicable ordinances and 
regulations which apply to uses within the jurisdiction of these floodplain management 
regulations. 

(B) The degree of flood protection required by these floodplain management regulations and all 
other applicable local, state and federal regulations is considered reasonable for regulatory 
purposes.  Larger floods may occur on rare occasions or flood heights may be increased by 
man-made or natural causes.  Therefore, the regulations set forth in this Section 6-300 do 
not imply that areas outside the floodplain districts, or land uses permitted within such 
districts, will be free from flooding and flood damages under all conditions.  Additionally, the 
granting of a permit or approval of a development in an identified floodplain district shall not 
constitute a representation, guarantee, or warranty of any kind by any official or employee of 
the City of Alexandria of the practicability or safety of the proposed use, and shall create no 
liability upon the City of Alexandria, its officials or employees. 

(C) If any section, subsection, paragraph, sentence, clause or phrase of this Section 6-300 shall 
be declared invalid for any reason by a court of competent jurisdiction, such decision shall 
not affect the remaining portions of this Section 6-300.  The remaining portions shall remain 
in full force and effect; and for this purpose, the provisions of Section this 6-300 are hereby 
declared to be severable. 
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(D) Any person who shall engage in new construction, substantial improvement or development 
without a building permit as required by VA USBC and these floodplain management 
regulations shall be subject to the penalties provided in Section 11-200 of this ordinance.  

 
6-313 Appeals 
Any person aggrieved by a decision of the Director of Transportation and Environmental 
Services under this Section 6-300 may appeal that decision to City Council; provided, that the 
appeal shall be filed in writing with the City Clerk within fifteen (15) days of the decision being 
appealed and shall describe the decision being appealed and the reasons why the person 
believes the decision to be invalid.   
 

6-314 Annual Report 
It shall be the City Manager’s duty to submit any reports to FEMA and the floodplain coordinator 
at the Virginia Department of Conservation and Recreation that may be required regarding the 
City of Alexandria’s compliance with flood management regulations. 
(Ord. No. ______, § _, _-__-2011) 




