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Federal Emergency Management Agency
Washingtgn, D.C. 20472
NOV 10 1033

MEMORANDUM FOR: FEMA Regional Directors
Regiong I-X

ATTENTION: W%ﬁ%ﬁaﬁﬁﬁl Hazards Divieion Chiefs
FROM: T4 L Colling, Acting Adminigtrator '
Fedaral Insurance Administration

SUBJECT: Floodplain Management Regquirements for Certain
Agricultural Structures - Interim Guidance

i

Enclosed is & National Fleod Insurance Program (NFIP) interim
floodplain management guidanoce document for applying wet
flocodproofing technigues to certain agricultural sbzuctures. In
accordanca with the guidance, communities may ilssue variancss for
the wet floodprocfing of structuzres used solely for agricultural
puzposes. The types of structures for which a variance may be
isgued are ppecified in the guidance dogument. The community must
conduct..a case by casa analysis on the appropriatensss of each
variance: In evaluating the agricultural structures, the commmnity
mestoapplye-the . NEIP Variance Critexia contained in 44 CFR 60.6{a).
algo, the guidance stipulates specific conditions the community
shall attach to ensure that future flood damages are minimized.
Following these conditions are additional issues communities should
congider ag part of a variance review.

This gquidance should ba provided to communities which have been
affected by the Midwest Flood Disaster, in particulax, end to other
NFIP communities as appropriata. Note that communities need not
require a variance for wet floodproofing & structura which lg less
than 50 percent damaged using either r"replacement cost® or "marketb
value® in' making this determination, Communities should firat
detarmine that a eptructure has bheen gpubstantially damaged before
reduiring the property cwner to apply for a variange for a wet
floadproofed agricultural structure. e

In addition, communities should be provided copies of the Technical
Bulletine which are referenced in the attached gulidance document aas
needed., Additional copies of the referenced Technical Bulletins
can be obtained through the FEMA publication warshouse., Note that
we are in the process of developing a genaral wet floodproofing
technieal bulletin for additional guidanca.

Also, pleass note that the attached document is conaideved
"interim* guidance. For the long-term, wa intend to address the
regulation of vertain egricultural structures and certain accessory
gtructures using gimilar £lood protection techniques described in



the attached guldange document through specific floodplain
management criteria rather than through the variance process,

If you have any questions regarding the attached guidancs, please
contackt Mike Robinaon or Loig Forster at (202) 646-2717.

Enclosure

ce FCO, Dipaster Field Offices
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Federal Emergency Management Agency
| Washington, ID.Q, 20472

NATIONAL FLOOD INBURANCE PROGRAM
APPLICABLE FLOODPLAIN MANAGERENT REQUIREMENTS FOR
QERTATN AGRICULTURAL STRUCTURES

I ¥ T B R I X G U I D A X C E

Background

The Nationdl Flood Ingurance Program (NFLD) floodplain management
regulations raquire that new or substantially improved (including
-Btructures which have incurred "gubstantial damage") non-residential
bulldiags must be elevated or floodproofed to the Bagse Flood Elavation
(BEFE) (100-year flood). To meat tha XFIP floocdproefing requirements,
- the structure must be desmigned go that below the BFE it ig mede
watertight with walls subgtantially impermeable to the paggage ¢
water. Thidg type of flood protaction technique ig often refarred to as
"dry floodproofing¥. Agricultural gtructures are inciuded under tha
general NFIP definition of a non-residential structure, and
eanseguent;l.y subject to all flocdplain management regqulations

n

pertaining to new constructicn or substantially improved/substantially
damaged structures,

: 1ra 1 atructuraes Qoated 3 Nide e =
Eloodplains., These altarmative methods of protection, commonly
referred to af wet floecdproofing, allow for the ipundation of the
building hy £loodwaters, hut minimize damages through use of flood
.reslstant materials and other constzuction techniques, Only —in
. eircumstances when it can be demonstratad that agricultural gtructurea,
.can-be-designed in such a manner that regulbs in minimal danage to tha
building -and lts.contents and will ¢reate no additional threats. to.
public safety, may a variance be igsued. :

Cextaln sulibural Struaturesg:

A variance -may-be issued for the following types of agricultural
ptructures only 4if the structure is used solely for agricultural
purposes in which the use is exclusively in connection with the
production, harvesting, storage, drying, or raising of agricultural
commodities, including the raising of livestoak.

»Pole frame buildings with open oxr closed sides used axelugively for
the storage of farm machinery and eguipment.

rSLeel grain bins and steel frame corn cribs.

rGeneral purpose barns for the temporary feeding of livestoak which are
open on at least one pide,

FFor livestock ¢onfinement buildings, poultry houses, dairy speracions,
- and similazr livegtock operations, varisnces may enly be igsved for
skrudbuzres which were substantially damaged-as 2 result of tha Greakb
Midwast Flood ef 1983, New construction or substantial improvements
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of such structures must meat the floodplain management regquiremente of
44 CFR 60.3 of the NFIP Regqulationg for non-regidential structures
which require that new or substantially improved non-residential
buildinga must be elevated or fleodproofed to the Base Flood Elevation
(BFE)} (100-year flood).

rDetached garages and storage sheds golely used for parking and limited
storage which are no greater than 400 sguare feet in area, ;

INSURANCE IMPLICATIONS

It must be emphasized that variances are granted with respect
to floodplain management requiremesnts and do not affect
iagurance rates. The Federal Ingurance Administration, by
statute, must cbarge inpurance rates commengurata with the
Tisk to whioh a building is exposed. Insurancae rates for
buildings conptructed undey variances are generally higher
than zates Zyr a comparabla structurs that is fully esmpliant,
In some instancea the additional costs of insuring thase
bulldings, i1f they are not elevated or floodproofed in
acoordance with the NFIP requirements, would approach or evan
exceed the cozta of meeting NFIP reguirements, and the
strugture would gtill be exposed to flood demages.

Iz accordance with the MPIP Regulations, communities shall
notlfy the appligant in wriking that the isguance of a
verisnce will rasult in inexeased premive rabtes for £locd
iangurance and that such comstruction below the BFE lacreasas
zigks to life and property [44 COFR 60.6(a) (5}).

In determining whather a variance from the local floodplain management
regulationg may be issued for the above stated agricultural structures,
the comeunlty mugt apply the following NFIP variance eriteria.set forth
in the NFIP Floodplain Management Regulatione [Title 44 Code of Fedaral
Regulationms 60.6{(a)l. The responeibillity for determining whether an
applicant qualifies for a variance rests golely with the commnity, To
properxrly administesr tha granting of a variance for thesa typag of
agricultural structures at the local level, communitiss should have
variance review procedures in place. These variance procedures must be
within the bounds of State enabling law.

Each. variance tust.be.decided.individually by the community after a
cage by case analysis of the bullding’s unique circumstances in
accordance with the community’s £loodplain management ordinance.
Issuing categorles of variances to the NFIP requirements or granting a
variance to a group of buildings is contrary to the purposes of the
NFIP. The FEMA uges thase criteria to evaluate variances granted by a
community to determina if they are congistent with sound floodplain
maAnagement . j

RFIP VARIANCE CRITERIA
+The applicant has good and gufficient cause for requesting a varianca.

rThe applicant will gpuffer awxceptie=mal haxdshilp should the variance ba
denied.



»The variance will 2ot cause inoremsed f£lood beights, additions]
threats to publi¢ safety, extracrdizary public expense, create
nuipances, cauge fraud on or viotimizatien of the publie, or confliat
with exlsting local laws or ordinances,

»The variance is bhe minimum necessary, considering the flood hazard,
to afford relief,

CONDITIONS TO VARIANCES ISSUED

In order to minimize flood damages during the base flood and the threat
to public health and safety, the community ghall attach-at a-minimum
the following conditions to-a variance issued for any one of the above
stated agricultural structures which are wet £lcodproofed. Thase
conditions ¢an also ba usad ag guidance to determine whether a building
is a candidate for wet floodproofings

providés guidance on what constitutes Materials resistant to £100d
damage and how and when thege materials must be used to improve
the building’s ability to withstand flooding.

|

L
3. w2 acricoultural strugture must be adequately anchored to preven
flotetion cliznns .} abers novemant., o the atm a7

excaad 5 feet per second, fast-flowing flood waters can exert
congiderable pressure on the bullding’s enclosure walla or

foundation walls. The NEFLIP : -
Foundation Wallg and the NFIP Technical Bulletin 3 Non-Ras Gentis
le provide guldance on design cougidarationl to address=

- ag

thase forces,

LG NG . . i o1%4" L4 i ek, gt ) - WA -
designing openings in cases where a rate of rise is greater than
5 feat per hour,
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The rdte-of-riga of flood waters or the flood warning time
available through an axigting, reliabla (community based or
regionally based) Flood warning system must be adequate to provide
sufficient lead time to remove and relocate contente-to land ahove
the BFE. A community shall make a finding that rate-of-rise of
flood waters and/or flood warning is adequate, Protection
techniques must be specified.

»Erotection technigues £or contents that cannot be relocated

in ths event of a f£lood include constructing protective

watartight floodproofed areas within the bullding, the use of

equipment hoists for readily elnvnting contents, or permanently
a8

elevating vertain contents on pedeatals or shelves above the
EFR. !

»FOr contents that can be relocated, a determination must be made
that property owners can safely remove contents without risk to
lives and that the contents will be located ko a site out of tha

floodplain, The gite for storing ralocsted contents should be
specifiad.
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A community whiah varies iandividual gteapdards Zor agzrlcultural
structures, but s&ill provides for s level of protadtion whiah
mioimizes flood damsges and the threat to public berltk, safety, and
welfare will not jeopardise its XNFIP aligibility, However, bessause
granting varlances to wet €loodprosfed agricultural structures is a
perious matter, the following are additienal considerations 8 cemmunity
gbould addrsss ap part of its variance review,

»The applicant for a varlance should demonstrate that such. agrieul -
tural structures are located in wide, expansive floodplain areas, and
that no other alternative location for the agricultural structure
axiste. Communities should requirs the applicsnt to demonstrate that
the entire farm acreage consisting of a acontiguous. parcel of land on
which the strugture i8 to be located gust be in tha Spacial Flood

Hagard Area and that no other alternative locations for the structure
are available,

*The community should consider stipulating a size limit fox tha
structure,to be wet floodproofed. Alsgo, the community should take
into consideration any existing oxr future wet floodproofed structures
on the site by estabiishing a minimum number of structures which may



be potentially wet floodproofed at any one farmgtead in order to
minimize future flcod damagey i

»The cormunity should consider stipulating minimum distances to leveesn
which are. not eertified -undar the NFIP levee criteria im order to

protect structures which could be subject o high velocity waters as
& regult of a levee braak or breach,

*»In order to achieve the mimimun variance from the NFIP standaxds
necassaxy in oxder to afford relief, the community ghould consider a
combination of elevation an fill ang wet floodproofing,

EUBLICATION ORRERING INFORMATION

Publications referenced in this document can'ha ohtained, ag paedcd,
from the a ¢rqpriate FEMA Ragional Office, Technical Bulleting can

alga be ordezed from the FRMA publications warehouse at the following
address; :

’ Federal hmargenc Management Agency
! Publications

; P.0. Box 70274

: Washington, DC 20024

| {202) 646-348-34842



