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ARTICLE VII: Regulations of General Applicability


Article VII, Regulations of General Applicability

Division 4. Areas of Special Flood Hazard 

Section VII-401. Purpose 

It is the purpose of this division to promote the public health, safety and general welfare and to minimize public and private losses due to flood conditions in specific areas by provisions designed to:

A.
Restrict or prohibit uses which are dangerous to health, safety and property due to water or erosion hazards, or which result in damaging increases in erosion or flood heights or velocities.

B. 
Require that uses vulnerable to floods, including facilities which serve such uses, be protected against potential flood damage at the time of initial construction.
C. 
Control the alteration of natural floodplains, stream channels and natural protective barriers which are involved in the accommodation of floodwaters.
D. 
Control filling, grading, dredging and other development which may increase erosion or flood damage.
E. 
Prevent or regulate the construction of flood barriers which will unnaturally divert floodwaters or which may increase flood hazards to other lands.

Section VII-402. Applicability

No structure or land shall hereafter be located, extended, converted or structurally altered without full compliance with the terms of this division and other applicable federal, state, water management district and City regulations.


Section VII-403. Designation of Manager

The Director of Neighborhood and Development Services is hereby appointed to administer and implement the provisions of this article. The Director of Neighborhood and Development Services shall review all building permit applications to assure that the applicable permit requirements of this division have been satisfied and to determine whether proposed building sites will be reasonably safe from flooding.


Section VII-404. Disclaimer of Liability

The degree of flood protection required by this division is considered reasonable for regulatory purposes and is based on scientific and engineering considerations. Larger floods can and will occur on rare occasions. Flood heights may be increased by man-made or natural causes. This division does not imply that land outside the areas of special flood hazard or uses permitted in such areas will be free from flooding or flood damages. This division shall not create liability on the part of the City or by any officer or employee thereof for any flood damages that result from reliance on this division or any administrative decision lawfully made hereunder.

Section VII-405. Establishment of Areas of Special Flood Hazard -- Applicability to Zone Districts
A. This division shall apply to all lands within the jurisdiction of the City that are depicted as areas of special flood hazard (zones A, AE, AO, AH, A1 through A30, A99, V, VE, V1 through V30) on the flood insurance rate maps prepared by the United States Department Homeland Security (DHS) Federal Emergency Management Agency (FEMA) for the City, by the Flood Insurance Study dated July 30, 1971, as amended or revised.  Three (3) or more official copies of said maps have been placed on file with the city auditor and clerk at least ten (10) days prior to the adoption of this division. Said flood insurance rate maps are hereby adopted by reference as if same were fully set forth herein. This division shall additionally apply to all lands which are annexed into the City pursuant to article VII, division 16 that are classified as areas of special flood hazard on the flood insurance rate map of the United States Federal Emergency Management Agency (FEMA) for the county.

B  
The areas of special flood hazard shall be considered as an overlay area to existing zoning districts. Uses permitted within the zoning districts shall be permitted provided they meet the requirements of this article


Section VII-406. Interpretation of District Boundaries

Where an interpretation is needed as to the exact location of boundaries of the areas of special flood hazard (for example, where there appears to be a conflict between a mapped boundary and actual field conditions), the Director of Neighborhood and Development Services shall make the necessary interpretation. The person contesting the location of the boundary may appeal to the Board of Adjustment .

Section VII-407. Permit Procedures 


In all areas to which this division applies, there shall be no erection, addition or alteration of any structure, or portion thereof, or placement of fill, unless a building permit has been applied for and issued in accordance these regulations. Applications for building permits shall be made to the building and zoning department, on forms furnished by the department and shall include, whenever applicable, plans in triplicate drawn to scale showing the nature, location, dimensions and elevations of the area in question, existing or proposed structures, fill, storage of materials, drainage facilities and the location of the foregoing. The following additional information is also required to be submitted for new construction and for substantial improvements to existing structures:
A. 
Elevation in relation to mean sea level of the proposed lowest floor, including basement, of all structures. In coastal high-hazard areas, the elevation of the bottom of the lowest structural member of the lowest horizontal floor shall be submitted.
B. 
Elevation in relation to mean sea level to which any non-residential structure in an A-Zone has been flood proofed.
C. 
In the case of a flood proofed structure, a FEMA flood proofing certificate from a registered professional engineer or architect stating that the structure meets the flood proofing criteria of this division and an operational and maintenance plan.
D. 
A description of the extent to which any watercourse will be altered or relocated as a result of proposed development.
In riverine situations, the Director of Neighborhood and Development Services shall notify adjacent communities (i.e. Sarasota County) and the state coordinating office prior to any alteration or relocation of a watercourse, and submit copies of such notification to FEMA. The Director of Neighborhood and Development Services shall assure that the flood-carrying capacity within the altered or relocated portion of any watercourse is maintained.
E. 
Lowest floor elevation or flood proofing certifications shall be provided after the lowest floor is completed or if the structure is subject to the regulations applicable to areas of special flood hazard, after placement of the lowest horizontal structural members of the lowest floor.
F. 
Within fourteen (14) calendar days of establishment of the lowest floor elevation, or flood proofing 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 property owner to submit to the Director of Neighborhood and Development Services a certification of the elevation of the lowest floor, flood proofed elevation, or the elevation of the lowest portion of the horizontal structural members of the lowest floor, whichever is applicable, as built, in relation to mean sea level. Said certifications shall be prepared by or under the direct supervision of a registered professional architect or engineer. The Director of Neighborhood and Development Services shall review the lowest floor elevation survey data submitted. The Director of Neighborhood and Development Services shall verify and record the actual elevation, in relation to mean sea level, of the lowest floor, including basement, of all new or substantially improved structures or shall verify and record the actual elevation, in relation to mean sea level, to which the new or substantially improved structures have been flood proofed. Deficiencies detected by such review shall be corrected by the permit holder.
G. 
Applicants requesting permits shall be advised that certain federal, state or water management district permits may be required prior to the commencement of construction, including permits required under Section 404 of The Federal Water Pollution Control Act Amendments of 1972, 33 U.S.C. 1334.  The applicant shall be required to deliver copies of such permits to the building and zoning department prior to the issuance of the requested permit. Such permits shall be maintained on file by the Director of Neighborhood and Development Services.
H.    
As part of the building permit application, and prior to construction of a structure that is required to be flood proofed, an operational plan for flood proofing measures shall be submitted to the Director of Neighborhood and Development Services.  The operational plan shall contain the following:

1.
The storage location of flood proofing measures such as flood panels, sealants and other components;

2.
The entity responsible for transporting and installing flood proofing measures within the warning time available;

3.
The period within which the flood proofing measures will be verified for effectiveness;

4.
The maintenance plan to ensure the flood proofing measures do not deteriorate to render them ineffective; and

5.
Any other information the Director of Neighborhood and Development Services deems necessary to ensure that the structure will be properly flood proofed.

Section VII-408. Conformity of Construction to Application, Plans and Permits

Building permits issued on the basis of approved plans and applications authorize only the use, arrangement and construction set forth in such approved plans and applications, and no other use, arrangement or construction. Use, arrangement or construction other than as authorized shall be deemed to be a violation of this article.

Section VII-409. Construction Standards

Minimum standards are as follows:

(1) When FEMA has not defined the special flood hazard areas within the City, has not provided water surface elevation data, and has not provided sufficient data to identify the floodway or coastal high hazard area, but the City has indicated the presence of such hazards by submitting an application to participate in the National Flood Insurance Program authorized by 42 U.S.C., 4001 through 4128, the City shall:

a. Require permits for all proposed construction or other development in the City, including the placement of manufactured homes, so that the City may determine whether such construction or other development is proposed within flood-prone areas;

b. Review proposed development to assure that all necessary permits have been received from those governmental agencies from which approval is required by federal or state law, including section 404 of the Federal Water Pollution Control Act Amendments of 1972, 33 U.S.C. 1334;

c. Review all permit applications to determine whether proposed building sites will be reasonably safe from flooding.  If a proposed building site is in a flood-prone area, all new construction and substantial improvements shall (i) be designed (or modified) and adequately anchored to prevent flotation, collapse, or lateral movement of the structure resulting from hydrodynamic and hydrostatic loads, including the effects of buoyancy, (ii) be constructed with materials resistant to flood damage, (iii) be constructed by methods and practices that minimize flood damages, and (iv) be constructed with electrical, heating, ventilation, plumbing, and air conditioning equipment and other service facilities that are designed and/or located so as to prevent water from entering or accumulating within the components during conditions of flooding;

d. Review subdivision proposals and other proposed new development, including manufactured home parks or subdivisions, to determine whether such proposals will be reasonably safe from flooding.  If a subdivision proposal or other proposed new development is in a flood-prone area, any such proposals shall be reviewed to assure that (i) all such proposals are consistent with the need to minimize flood damage within the flood-prone area, (ii) all public utilities and facilities, such as sewer, gas, electrical, and water systems are located and constructed to minimize or eliminate flood damage, and (iii) adequate drainage is provided to reduce exposure to flood hazards;

e. Require within flood-prone areas new and replacement water supply systems to be designed to minimize or eliminate infiltration of flood waters into the systems; and

f. Require within flood-prone areas (i) new and replacement sanitary sewage systems to be designed to minimize or eliminate infiltration of flood waters into the systems and discharges from the systems into flood waters and (ii) onsite waste disposal systems to be located to avoid impairment to them or contamination from them during flooding.

(2) When FEMA has designated areas of special flood hazards (A zones) by the publication of the City’s FHBM or FIRM, but has neither produced water surface elevation data nor identified a floodway or coastal high hazard area, the City shall:

a. Require permits for all proposed construction and other developments including placement of manufactured homes, within Zone A on the City of Sarasota’s FHBM or FIRM;

b. Require the application of standards in paragraphs (1) b, (1) c, (1) d, (1) e and (1) f of this section to development within Zone A on the City of Sarasota’s FHBM or FIRM;

c. Require that all new subdivision proposals and other proposed developments (including proposals for manufactured home parks and subdivisions) greater than 50 lots or 5 acres, whichever is the lesser, include within such proposals base flood elevation data;

d. Obtain, review and reasonably utilize any base flood elevation and floodway data available from a Federal, State, or other source, including data developed pursuant to paragraph (2) c of this section, as criteria for requiring that new construction, substantial improvements, or other development in Zone A on the City of Sarasota’s FHBM or FIRM meet the standards in paragraphs (3) b, (3) c, (3) e, (3) f, (3) l, (3) n, (4) b and (4) c of this section.  When no base flood elevation is available, the lowest floor shall be elevated at least 24 inches above the crown of the road;

e. Where base flood elevation data are utilized, within Zone A on the City’s FHBM or FIRM;


(i)
Obtain the elevation (in relation to mean sea level) of the lowest floor (including basement) of all new and substantially improved structures;


(ii)
Obtain, if the structure has been flood proofed in accordance with paragraph 3.c (ii) of this section, the elevation (in relation to mean sea level) to which the structure was flood proofed; and


(iii)
Maintain a record of all such information required by section VII-403 with the official designated by the City. 

a. Notify, in riverine situations, adjacent communities and the state coordinating office prior to any alteration or relocation of a watercourse, and submit copies of such notification to FEMA;

b. Assure that the flood carrying capacity within the altered or relocated portion of any watercourse is maintained; and

c. Require that all manufactured homes to be placed within Zone A on the City’s FHBM or FIRM shall be installed using methods and practices, which minimize flood damage.  For the purposes of this requirement, manufactured homes must be elevated and anchored to resist flotation, collapse, or lateral movement.  Methods of anchoring may include, but are not limited to, use of over-the-top or frame ties to ground anchors.  This requirement is in addition to applicable state and local anchoring requirements for resisting wind forces.

(3) When FEMA has provided a notice of final flood elevations for one or more special flood hazard areas on the City’s FIRM and, if appropriate, has designated other special flood hazard areas without base flood elevations on the City’s FIRM, but has not identified a regulatory floodway or coastal high hazard area, the City shall:

a. Require the standards of paragraph (2) of this section within all A1-30 zones, AE zones, A zones, AH zones, and AO zones, on the City’s FIRM;

b. Require that all new construction and substantial improvements of residential structures within Zones A1-30, AE and AH zones on the City’s FIRM have the lowest floor (including basement) elevated to or above the base flood level;

c. Require that all new construction and substantial improvements of non-residential structures within Zones A1-30, AE and AH zones on the City’s FIRM (i) have the lowest floor (including basement) elevated to or above the base flood level, or (ii) together with attendant utility and sanitary facilities, to be designed so that below the base flood level the structure is watertight with walls substantially impermeable to the passage of water and with structural components having the capability of resisting hydrostatic and hydrodynamic loads and effects of buoyancy;

d. Provide that where a non-residential structure is intended to be made watertight below the base flood level, (i) a registered professional engineer or architect shall develop and/or review structural design, specifications, and plans for the construction, and shall certify that the design and methods of construction are in accordance with accepted standards of practice for meeting the applicable provisions of paragraph (3) c (ii) or 3 h (ii) of this section and (ii) a record of such certificates which includes the specific elevation (in relation to mean sea level) to which such structures are flood proofed shall be maintained with the official designated by the City under section VII-403;

e. Require, for all new construction and substantial improvements, that fully enclosed areas below the lowest floor that are usable solely for parking of vehicles, building access or storage in an area other than a basement and which are subject to flooding shall be designed to automatically equalize hydrostatic flood forces on exterior walls by allowing for the entry and exit of floodwaters.  Designs for meeting this requirement must be either certified by a registered professional engineer or architect or meet or exceed the following minimum criteria:  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 shall be provided.  The bottom of all openings shall be no higher than one foot above grade.  Openings may be equipped with screens, louvers, valves, or other coverings or devices provided that they permit the automatic entry and exit of floodwaters;

f. Require that manufactured homes that are placed or substantially improved within Zones A1-30, AH and AE on the City’s FIRM on sites (i) outside of a manufactured home park or subdivision, (ii) in a new manufactured home park or subdivision, (iii) in an expansion to an existing manufactured home park or subdivision, or (iv) in an existing manufactured home park or subdivision on which a manufactured home has incurred “substantial damage” as the result of a flood, be elevated on a permanent foundation such that the lowest floor of the manufactured home is elevated to or above the base flood elevation and be securely anchored to an adequately anchored foundation system to resist floatation collapse and lateral movement;

g. Require within any AO zone on the City’s FIRM that all new construction and substantial improvements of residential structures have the lowest floor (including basement) elevated above the highest adjacent grade at least as high as the depth number specified in feet on the City’s FIRM (at least two feet if no depth number is specified);

h. Require within any AO zone on the City’s FIRM that all new construction and substantial improvements of nonresidential structures (i) have the lowest floor (including basement) elevated above the highest adjacent grade at least as high as the depth number specified in feet on the City’s FIRM (at least two feet if no depth number is specified), or (ii) together with attendant utility and sanitary facilities be completely flood proofed to that level to meet the flood proofing standard specified in (3) c (ii) of this section; 

i. Require within any A99 zones on City’s FIRM the standards of paragraphs (1) a through (1) d (i) and (2) e through (2) h of this section;

j. Require until a regulatory floodway is designated, that no new construction, substantial improvements, or other development (including fill) shall be permitted within Zones A1-30 and AE on the City’s FIRM, unless it is demonstrated that the cumulative effect of the proposed development, when combined with all other existing and anticipated development, will not increase the water surface elevation of the base flood more than one foot at any point with the City;

k. Require within Zones AH and AO, adequate drainage paths around structures on slopes, to guide floodwaters around and away from proposed structures;

l. Require that manufactured homes to be placed or substantially improved on sites in an existing manufactured home park or subdivision within Zones A1-30, AH and AE on the City’s FIRM that are not subject to the provisions of paragraph (3) f of this section to be elevated so that either (i) the lowest floor of the manufactured home is at or above the base flood elevation, or (ii) the manufactured home chassis is supported by reinforced piers or other foundation elements of at least equivalent strength that are no less than 36 inches in height above grade and be securely anchored to an adequately anchored foundation system to resist floatation, collapse, and lateral movement;

m. Notwithstanding any other provisions of this section, the City may approve certain development in Zones A1-30, AE and AH, on the City’s FIRM which increase the water surface elevation of the base flood by more than one foot, provided, that the City first applies for a conditional FIRM revision, fulfills the requirements for such a revision as established under the provisions of 44 CFR Section 65.2 and receives the approval of the federal insurance administrator; and

n. Require that recreational vehicles placed on sites within Zones A1-30, AH and AE on the City’s FIRM either (i) be on the site for fewer than 180 consecutive days; (ii) be fully licensed and ready for highway use, or (iii) meet the permit requirements of (2) a of this section and the elevation and anchoring requirements for “manufactured homes” in paragraph (3) f of this section.

A recreational vehicle is ready for highway use if it is on its wheels or jacking system, is attached to the site only by quick disconnect type utilities and security devices, and has no permanently attached additions.

(4) When FEMA has provided a notice of final base flood elevations within Zones A1-30 and/or AE on the City’s FIRM and, if appropriate, has designated AO zones, AH zones, A99 zones and A zones on the City’s FIRM, and has provided data from which the City shall designate its regulatory floodway, the City shall:

a. Meet the requirements of paragraphs (3) a through n of this section;

b. Select and adopt a regulatory floodway based on the principle that the area chosen for the regulatory floodway must be designed to carry the waters of the base flood, without increasing the water surface elevation of that flood more than one foot at any point;

c. Prohibit encroachments, including fill, new construction, substantial improvements, and other development within the adopted regulatory floodway unless it has been demonstrated through hydrologic and hydraulic analyses performed in accordance with standard engineering practice that the proposed encroachment would not result in any increase in flood levels within the City during the occurrence of the base flood discharge;

d. Notwithstanding any other provisions of this section, the City may permit encroachments within the adopted regulatory floodway that would result in an increase in base flood elevations, provided that the City first applies for a conditional FIRM and floodway revision, fulfills the requirements for such revisions as established under the provisions of 44 CFR Section 65.12 and receives the approval of FEMA.

(5) When FEMA has provided a notice of final base flood elevations within Zones A1-30 and/or AE on the City FIRM and, if appropriate, has designated AH zones, AO zones and A99 zones, and A zones on the City of FIRM, and has identified on the City FIRM coastal high hazard areas by designating Zones V1-30, VE and/or V, the City shall:

a. Meet the requirements of paragraphs (3) a through n of this section;

b. Within Zones V1-30, VE and V on the City’s FIRM, (i) obtain the elevation (in relation to mean sea level) of the bottom of the lowest structural member of the lowest floor (excluding pilings and columns) of all new and substantially improved structures; and whether or not such structures contain a basement, and (ii) maintain a record of all such information with the official designated by the City under Section VII-403;

c. Provide that all new construction within Zones V1-30, VE, and V on the City’s FIRM is located landward of the reach of mean high tide;

d. Provide that all new construction and substantial improvements in Zones A1-30 and VE, and also Zone V if base flood elevation data is available, on the City’s FIRM, are elevated on pilings and columns so that (i) the bottom of the lowest horizontal structural member of the lowest floor (excluding the pilings or columns) is elevated to or above the base flood level; and (ii) the pile or column foundation and structure attached thereto is anchored to resist flotation, collapse and lateral movement due to the effects of wind and water loads acting simultaneously on all building components.  Water loading values used shall be those associated with the base flood.  Wind loading values shall be those required by applicable state building standards.  A registered professional engineer or architect shall develop or review the structural design, specifications and plans for the construction, and shall certify that the design and methods of construction to be used are in accordance with accepted standards of practice for meeting the provisions of paragraphs (5) d (i) and (ii) of this section.

e. Provide that all new construction and substantial improvements within Zones V1-30, VE, and V on the City’s FIRM have the space below the lowest floor either free of obstruction or constructed with non-supporting breakaway walls, open wood lattice-work, or insect screening intended to collapse under wind and water loads without causing collapse, displacement, or other structural damage to the elevated portion of the building or supporting foundation system.  For the purposes of this section, a breakaway wall shall have a design safe loading resistance of not less than 10 and no more than 20 pounds per square foot (either by design or when so required by state code) may be permitted only if a registered professional engineer or architect certifies that the designs proposed meet the following conditions:


(i)
Breakaway wall collapse shall result from a water load less than that which would occur during the base flood; and


(ii)
The elevated portion of the building and supporting foundation system shall not be subject to collapse, displacement, or other structural damage due to the effects of wind and water loads acting simultaneously on all building components (structural and non-structural).  Water loading values used shall be those associated with the base flood.  Wind loading values used shall be those required by applicable State or local building standards.

Such enclosed space shall be useable solely for parking of vehicles, building access, or storage;

f. Prohibit the use of fill for structural support;

g. Prohibit man-made alteration of sand dunes and mangrove stands;

h. Require that manufactured homes placed or substantially improved within Zones V1-30, V, and VE on the City’s FIRM on sites (i) outside of a manufactured home park or subdivision; (ii) in a new manufactured home park or subdivision; (iii) in an expansion to an existing manufactured home park of subdivision; or (iv) in an existing manufactured home park or subdivision on which a manufactured home has incurred “substantial damage” as the result of a flood, meet the standards of paragraphs (5) b through g of this section and that manufactured homes placed or substantially improved on other sites in an existing manufactured home park or subdivision within Zones V1-30, V, and VE on the City’s FIRM meet the requirements or paragraph(3) l; and

i. Require that recreational vehicles placed on sites within Zones V1-30, V and VE on the City’s FIRM either (i) be on the site for fewer than 180 consecutive days; (ii) be fully licensed and ready for highway use, or (iii) meet the requirements in paragraphs (2) a or (5) b through g of this section.

A recreational vehicle is ready for highway use if it is on its wheels or jacking system, is attached to the site only by quick disconnect type utilities and security devises, and has no permanently attached additions.

Section VII-410. Flood Proofing of Buildings, Structures

A. 
Generally. Whenever any of the provisions of this division require that a building be flood proofed or specify that flood proofing may be used as an alternative to elevating a structure above the base flood elevation level, "flood proofing" shall be deemed to mean that any new construction or substantial improvement has been designed and constructed to withstand the flood depths, pressure, velocities, impact and uplift forces associated with a base flood at the location of the building and that the walls below the base flood level are substantially impermeable to the passage of water. A registered professional engineer or architect shall certify as to the foregoing.

B. 
Approval of Plans. Prior to construction, plans for any structure that is required to be flood proofed must be submitted to the Director of Neighborhood and Development Services for review of the plans to determine compliance with the provisions of subsection (A), VII-407 (3), and with any other applicable building codes or regulations. The Director of Neighborhood and Development Services may approve, reject or recommend modifications of the plans.
Section VII-411. Variances

A. 
Variances may be granted by the board of adjustment for new construction and substantial improvements to be erected on a zoning lot of one-half (½) acre or less in size which is contiguous to and surrounded by zoning lots with existing structures constructed below the base flood level, in conformance with the procedures and requirements of this Section. Variances may also be granted for zoning lots in excess of one-half (½) acre; however, as the size of the zoning lot increases beyond the one-half (½) acre, the technical justification required for granting the variance increases.
B. 
Variances may be granted for a historic structure without regard to the procedures set forth in the remainder of this Section.
C. 
In passing upon applications for variances, the board of adjustment shall consider all technical evaluations, all relevant factors, all standards specified in other Sections of this Land Development Regulations, and the following criteria:
1. 
The danger that materials may be swept onto other lands to the injury of others.
2. 
The danger to life and property due to flooding or erosion damage.
3. 
The necessity to the facility of a waterfront location, where applicable.
4. 
The availability of alternative locations, not subject to flooding or erosion damage, for the proposed use.
5. 
The compatibility of the proposed use with existing and anticipated development.
6. 
The safety of access to the property in times of flood for ordinary and emergency vehicles.
7. 
The expected heights, velocity, duration, rate of rise and sediment transport of the floodwaters and the effects of wave action, if applicable, expected at the site.
8. 
Whether the grant of the variance would result in increased flood heights, additional threats to public safety or extraordinary public expense.
9. 
Whether a hardship will be created because of drainage.
D. 
Upon consideration of the factors listed above and the purposes of this article, the board of adjustment may attach such conditions to the granting of a variance as it deems necessary to further the purposes of this article.
E. 
It is intended that variances not be granted in areas that are undeveloped and where adherence to the elevations required under the National Flood Insurance Program will not adversely affect nearby existing construction.
F. 
Conditions for Variances.
1. 
Variances shall only be issued upon a determination that the variance is the minimum necessary, considering the flood hazard, to afford relief.
2. 
Variances shall only be issued upon 1) a showing of good and sufficient cause; 2) a determination that failure to grant the variance would result in exceptional hardship to the applicant; and 3) a determination that the granting of a variance will not result in increased flood heights, additional threats to public safety or extraordinary public expense; create a nuisance; cause fraud on or victimization of the public; or conflict with other City ordinances.
3. 
All applicants for variances shall be notified in writing over the signature of the Director of Neighborhood and Development Services that the issuance of a variance to construct a structure below the base flood level will result in increased premium rates for flood insurance up to amounts as high as twenty-five dollars ($25.00) for one hundred dollars ($100.00) of insurance coverage and that such construction below the base flood level increases risk to life and property.
4. 
The Director of Neighborhood and Development Services shall maintain copies of all variance applications and shall further maintain records of all variance actions, including justifications for granting same. The Director of Neighborhood and Development Services shall report such variances issued in the annual report submitted to the Federal Emergency Management Agency.
G. 
Variances granted shall become effective only after a resolution describing the variance and its effect on flood insurance eligibility and premiums has been recorded with the clerk of the circuit court of Sarasota County prior to the issuance of a building permit.
Section VII-412. Nonconforming Structures

A structure which was lawful before the passage or amendment of this division by which is not in conformity with the provisions hereof may be continued as a nonconforming structure subject to the provisions of Article V of this Land Development Regulations, as amended, except that the provisions of Section V-103 shall not be applicable to such structures.

Section VII-413. Rules of Interpretation

A. 
In the interpretation and application of this article, all provisions shall be:

1. 
Considered as minimum requirements.
2. 
Liberally construed in favor of the governing body.
3. 
Deemed neither to limit nor repeal any other powers granted under state statutes.
4. 
The provisions of this article shall take precedence over any less restrictive conflicting local laws, ordinances or codes.
Section VII-414. Public Records

The Director of Neighborhood and Development Services shall maintain for public inspection and shall furnish upon request, for determination of applicable flood insurance, risk premium rates within all areas having special flood hazards identified on the flood insurance rate maps adopted by reference herein, any certificates of flood proofing, and information on the elevation (in relation to mean sea level) of the level of the lowest habitable floor (including basement) of all new or substantially improved structures, and include whether or not such structures contain a basement, and if the structure has been flood proofed, the elevation (in relation to mean sea level) to which the structure was flood proofed.
Section VII-415.  Penalties for Violation

Any violation of this Article VII shall be punishable as provided in Article VIII of this code.
(Ord. No. 06-4663, 3-20-06)
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