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Hurricane Ian Makes Landfall: 
September 28, 2022
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City of Cape Coral

Population - 220,000

Area - 120 SQ miles

Structures – ~104,000

SFHA – Parcels ~71,000

Structures ~54,000

400 miles of canals – most in the world!
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Case Study: The City of Cape Coral, 
Florida
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Townhall – 50% Rule
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Case Study: The City of Cape Coral, 
Florida

• April 8, 2024 - The City of Cape Coral noticed 

of FEMA’s intent to retrograde the City’s CRS 

rating. 23% unpermitted work?

• Estimated $8-10 million annual impact.
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Compliance

In compliance

o Participating NFIP communities 
must maintain compliance

o Non-compliant communities risk 
probation and/or suspension from 
the NFIP 

o Non-compliant CRS communities 
can also face class retrogrades 

which decrease flood insurance 
discounts for the community

Probation

Suspension

o FEMA Region 4 makes this 
decision after assistance and 
consultation fail to resolve 
community compliance issues

o Flood insurance and disaster 
assistance still available

o Flood insurance policies are 

assessed a $50 surcharge 

o Decision is made by FEMA 
Headquarters 

o Only after probationary period and 
further attempts at enforcement

o No new policies are written

o No policy renewals

o Limited disaster assistance 
opportunities, specifically in the 
Special Flood Hazard Area
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$410 million in 
payouts in Cape 
Coral, from Ian
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BFE AE 8’ 
NAVD BFE AE 9’ 

NAVD

BFE AE 7’ 
NAVD

BFE VE 10’ and 11’ NAVD
2008 Firm Panel

HURRICANE IAN HIGH-WATER MARKS 
2008 FIRM PANEL
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NFIP Overview
1. National Flood Insurance Program and Community Rating 

System

2. FEMA P-758

3. 50% rule

4. The Community’s Big 4
a. Require permits

b. Determine costs

c. Determine market values

d. Make SI/SD determinations

5. Improvement vs Damage
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The Flow

Federal

• National Flood 

Insurance Act of 1968

• 44 CFR Sections 49 – 

65

• FEMA FIRMs, 

Technical Bulletins, 

Documents, and 

Guidance

• Disaster Relief and 

Recovery

State

• Florida Building 

Code

• Technical guidance

• Community 

Assistance Visits 

(CAV)

Local

• Local flood ordinance

• Apply Building and 

Zoning codes

• Permits, Elevation 

Certificates, 

Floodplain Reviews, 

Impact Surveys, SD 

determinations
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Florida Building Code & Flood 
Ordinances

Flood Ordinances

• Local flood ordinances are 

reviewed and approved by FDEM 

Office of Floodplain Management 

and FEMA for compliance with 

the NFIP

• Local ordinances may 

contain standards higher than the 

NFIP minimum standards

FBC

• Provisions meeting or 

exceeding NFIP

• Ex: Base Flood Elevation (BFE) 

+ 1ft.

• Communities must enforce 

the FBC
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We good…?
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1. ACTION ITEM #1 - ADDRESSING PROGRAM 

DEFICIENCIES AND SUBSTANTIVE VIOLATIONS

2. ACTION ITEM #2 – ASSESSING FLOODPLAIN 

DEVELOPMENT SINCE HURRICANE IAN

3. ACTION ITEM #3 – LEVERAGING CODE ENFORCEMENT 

4.ACTION ITEM #4 – IMPLEMENTATION OF A 

SUBSTANTIAL DAMAGE ADMINISTRATIVE PROCEDURES 

PLAN

5.ACTION ITEM #5 – ADDITIONAL EFFORTS TO IMPROVE 

COMMUNITY FLOOD RESILIENCE
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ACTION ITEM #1 - ADDRESSING PROGRAM DEFICIENCIES AND 
SUBSTANTIVE VIOLATIONS

FEMA Action Item #1: Develop and submit a plan that includes 
timelines and actions to address all identified program deficiencies 
and substantive violations. 

1. 9 Program Deficiencies (pitfalls)

2. Individual Substantive Violations 

3. Ordinance Revision

4. Improvements to the City's Floodplain Management Processes

5. Personnel

6. Training

7. Ongoing Monitoring and Evaluation of the Corrective Action Plan
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Cape Coral Pitfalls

1. Impact survey teams were 

general in their reviews.

2. Inconsistent market values were 

present.

3. Missing repair permits.

4. Low and adequate labor costs.

5. Permits were issued without 

total repair costs.
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Cape Coral Pitfalls

6. Failure to capture the complete 

scope of work.

7. Permits issued after the fact.

8. Notice of violations issued after 

the fact.

9. Floodplain permits are needed 

when building permits do not 

apply.

10. Insufficient flood openings



GOVERNOR’S HURRICANE CONFERENCE®

ACTION ITEM #2 – ASSESSING FLOODPLAIN DEVELOPMENT SINCE 
HURRICANE IAN

FEMA Action Item #2: Assess all floodplain development from Hurricane Ian in 
the Special Flood Hazard Area, ensuring that permits for all repairs, construction 
and development were obtained consistent with local floodplain management 
regulations.

1. An updated tracker for the structures on the substantially 

damaged list

2. Claim value greater than 50% of the structure value without a 

permit.

3. Additional substantial damage inspections

4. Section 1316 
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ACTION ITEM #3 – LEVERAGING CODE ENFORCEMENT 

FEMA Action Item #3: Provide documentation that demonstrates your 
community is leveraging its code enforcement process to address new and 
existing code cases for all structures not confirmed as compliant. When a 
violation is confirmed, remedy to maximum extent possible.

1. Letter, education, voluntary compliance – 30 days

2. Notice of Violation

3. Notice of Hearing

a. Guilty or not guilty 

4. Fines and liens

5. Non-compliant properties will be reviewed every 90 days for unpermitted 

work, unsafe conditions, or change of ownership.

6. Maximum Extent – Section 1316
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ACTION ITEM #4 – IMPLEMENTATION OF A SUBSTANTIAL DAMAGE ADMINISTRATIVE 
PROCEDURES PLAN
FEMA Action Item #4: Put a process in place to ensure substantial damage compliance for 
future events. As part of this action item, the community attended the Substantial Damage 
Administrative Procedures Workshop and will need to submit the subsequent completed set 
of procedures.

1. SECTION 1: PROJECT MANAGEMENT PLANS, ROLES & RESPONSIBILITIES: INTERNAL AND 

EXTERNAL STAKEHOLDERS 

2. SECTION 2. SUBSTANTIAL IMPROVEMENT AND SUBSTANTIAL DAMAGE DETERMINATION 

PROCESS: STEP GUIDE, APPEALS, AND DATA MANAGEMENT 

3. SECTION 3: PERMITTING PROCESS: STEP GUIDE AND DATA MANAGEMENT 

4. SECTION 4: COMMUNICATIONS PLAN: TOOLKITS FOR SI / SD, PERMITTING, AND 1206 

OUTREACH 

5. SECTION 5: 1206 PROTOCOL

6. SECTION 6: FLOODPLAIN MANAGEMENT 

7. SECTION 7: TRAININGS: PRE-DISASTER AND JUST-IN-TIME 

8. SECTION 8: DOCUMENTATION REPOSITORY: CODES, ORDINANCES, MAPS, AND PROCESSES
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Hurricane Milton 
October 9, 2024

31
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Impacts

1. Winds: 45mph S, 90mph  G

2. Rain: 3.53”  

3. Surge: ~4.7’ in SE, ~5.6 in NW

4. Tornado:

32
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This is not a drill
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Cape Coral’s Hurricane Milton 
Response

• The City organized 18 assessment 

teams of two, which included building 

officials and code enforcement staff. 

• The teams went into the field within 48 

hours of landfall to conduct windshield 

assessments.

• Every property, regardless of whether 

the property was in the SFHA, was 

inspected. All impact surveys, 

inspections, and assessments were 

tracked in Crisis Track.
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Impact Surveys 
and 
Inspections

35



GOVERNOR’S HURRICANE CONFERENCE®



GOVERNOR’S HURRICANE CONFERENCE®

Highwater Marks - Milton
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PDAs vs. SDEs

PDAs

• Purpose is to determine whether a 

Disaster Declaration is warranted 

• PA, IA, other federal assistance

• Enables FEMA and SLTT partners to 

determine the magnitude of damage 

and impact of disasters

SDEs

• Assess structures of all types in the 

Special Flood Hazard Area for damage 

• SDEs go to the Floodplain Administrator 

and Building Officials to make SDDs

• Determinations help enforce flood 

compliance measures as people repair 

and build back
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Communication
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The Role of Emergency Management

1. Building relationships 
a. Not easy; trust and time.

2. Coordinating

a. Toward a common goal.
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The Role of The Emergency 
Management

4. Overseeing the initial impact surveys, or windshield assessments.

How long have I been doing substantial damage determinations?
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Data

1. Information sharing agreement (ISSA)

a. Beneficial for Section 1206 activities

b. NFIP claims data

2. Are you prepared for collection, storage and use?

Immature

-Data
+Action

Paralyzed

+Data
-Action

Flawed

-Data
-Action

Progressive

+Data
+Action
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What Can You Do Now?

1. Review your ordinances 

2. Discuss Section 1206 activities with 
local officials.

3. Plan for a Section 1206 request.
oNote: Hiring contractors to augment 

Section 1206 activities is reimbursable.

4. Review current staffing and 
determine whether you may need 
more floodplain coordinators.
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What Can You Do Now?

5. Create plans and/or processes for;
- Section 1206 Activities

- Code enforcement activities

- Unpermitted work and code violations

6. Training Staff
- Substantial Damage: Damage 

Assessment Training

- Damage Assessment Software Training 

- Initial Impact Survey Training 
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Recommendations

Relationships

• EM and Floodplain 

Manager

• Building Official

•  Neighboring 

communities

• State

• Federal

Electeds

• Do they even know 
what NFIP is?

• Are they aware of 
the requirements 
and risks?

• The local  
Community’s roles?

• Annual workshop?

• Ordinance

SDAP

• SDAP – FEMA 

template

• SDAP – 

supplemental

• What ifs

• How
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1206 Plan

• 180-day sprint!

• Org chart

• Surge staffing

• Experience

• Contracts

Policies/ 

Training

• What is the 
standard?

• What are we doing?

• How are we doing 
it?

• Why?

Permits

• Post-disaster 

process?

• Can waive the fee, 

not the 

requirement

• FBC VS NFIP

• Flood permit?

Recommendations
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Communication

• Have a plan

• The public

• Media toolkit

• City staff

• Electeds

Data

• What can you 
collect?

• What do you need?

• Claims data!

• How?

• “Show your work” 
“Tell your story”

In the streets

• Code enforcement

• Stop work orders

• Know you SFHA

Recommendations
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