
BUILDING TO FLOOD STANDARDS
Hurricane Floyd
Impacts to Oak 
Island in 1999.



WHAT IS A FLOOD ZONE?
• Flood zones are geographic areas that the FEMA 

has defined according to varying levels of flood risk 
the Federal Emergency Management Agency 
(FEMA). 

• Everyone lives in a flood zone -- it's just a question 
of whether you live in a low, moderate, or high-risk 
area.



FLOOD ZONES
Oak Island is comprised of FIVE flood zones:
• Zone X: Areas determined to be outside the 0.02% annual flooding 

risk
• Zone Shaded X: 0.02% annual chance of flooding 
• Zone AE: Areas with 1% annual chance of flooding (BFE determined)
• Zone VE: Areas with 1% annual chance of flooding with velocity 

hazard, wave action greater than 3 feet (BFE determined)



SPECIAL FLOOD HAZARD AREAS (SFHA)
• These areas are identified on the Flood Insurance 

Rate Map that have an annual 1% chance of being 
equaled or exceeded.



FLOOD INSURANCE
• Buildings in SFHA’s with mortgages from federally 

regulated or insured lenders are required to have 
flood insurance. 

• In high-risk areas, there is at least a 1 in 4 chance of 
flooding during a 30-year mortgage.

• A lender can require flood insurance, even if it is not 
federally required.



BASE FLOOD ELEVATION

• Base flood elevation (BFEs) is the elevation of 
surface water resulting from a flood that has a 1% 
chance of equaling or exceeding that level in any given 
year. 

• The Town’s flood ordinance requires structures to be 
elevated to BFE plus 1 foot (known as freeboard).



BUILDING IN “VE” & “AE” FLOOD ZONES

• Buildings in an AE flood zone must be elevated so that the 
finished floor meets freeboard.

• Building elevations in a VE zone are based on the first 
horizontal structural member of the structure.



ENCLOSURES UNDER STRUCTURES
• Enclosures are permitted underneath these structures in a 

SFHA. 
• VE Zones: Enclosure walls must be designed to break away 

• AE Zones: Flood vents are required 

• Non-conversion agreement required

Can only be used for building access, parking, & storage!



QUESTIONS



NON-CONFORMING STRUCTURES
• Structures that do not comply with current Flood Damage 

Prevention Ordinance
• Maintenance and renovation work cannot equal or exceed 

50% of the value of the structure (substantial 
improvement).

• If substantial improvement is proposed then the structure 
must be brought into compliance.



ELEVATION CERTIFICATES
Elevation Certificates are required 
when constructing a structure in 
special flood hazard area.

There are a minimum of 3 
elevation certificates required:
• Preliminary Elevation Certificate
• Under Construction Elevation 

Certificate
• Final Elevation Certificate



PERMITS
• Any work requiring a permit within a flood zone must be 

reviewed for compliance with the flood ordinance and a 
flood permit issued. 
• This permit is issued in conjunction with the building 

permit. 



CONTACT
QUESTIONS?
Courtney Milliron, CFM
Floodplain Administrator. CAMA-LPO, Town of Oak Island
910-201-8047 • cmilliron@oakislandnc.gov 
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