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Basic NFIP 
Requirements 

• Ensure that all proposed development is reasonably 
safe from flooding.

• Ensure that the lowest floor of any structure in the SHA 
is elevated to or above the base flood elevation.

• Ensure that work done in the floodway does not 
increase the base flood.

• All work done in the floodplain needs a permit before 
proceeding

• If a building in a floodplain is determined to be 
substantially improved or substantially damaged it 
must be brought into compliance with local floodplain 
management regulations. 



Flood Smart
 https://www.floodsmart.gov
FEMA Map Service Center and National Flood Hazard Layer
 MSC - https://msc.fema.gov
 NFHL - https://msc.fema.gov/nfhl
FEMA Mapping and Insurance eXchange (FMIX)
 Customer Care Center -- 877-336-2627
 https://floodmaps.fema.gov/fhm/fmx_main.html
Substantial Improvement/Substantial Damage Desk Reference
• https://www.fema.gov/media-library-data/20130726-1734-25045-2915/p_758_complete_r3.pdf
Answers to Questions about Substantially Improved/Substantially Damaged
 Answers to Questions About Substantially Improved/Substantially Damaged Buildings FEMA 213
Answers to Questions about Increased Cost of Compliance
 Increased Cost of Compliance Coverage | FEMA.gov
 https://www.fema.gov/sites/default/files/2020-08/fema_increased-cost-of-compliance_fact-

sheet.pdf

Resources and Guidance
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Substantial 
Improvement 

Definition

• Any repair, reconstruction, rehabilitation, addition, or other activity to a 
building in a floodplain (taking place during a 10-year period) in which 
the (cumulative) project cost equals or exceeds 50 percent of the 
market value of the building before the improvement or repair is 
started. 

• Substantial improvement is considered to begin when the first 
alteration of any wall, ceiling, floor or other structural part of the 
building commences, regardless if that alteration affects the external 
dimensions of the building.   

• Substantial improvement does not include: 
• The cost of any project to improve a building to comply with existing State or 

local health, sanitary, or safety code specifications, which are solely 
necessary to assure safe living conditions; or  

• The cost of any alteration of a historic structure, provided that the alteration 
will not preclude the structure’s continued designation as a historic 
structure.
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How do you determine 
Substantial 
Improvement?
• Review your local ordinance 
• Use your permit application!
• Your ordinance allows you to 

ask for cost estimates for 
work being done to a 
structure in the floodplain

• Floodplain Management Resources 
(illinois.gov)
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Calculating 
Substantial 
Improvement

• Get a detailed cost estimate or quote from a contractor on their 
letterhead

• Review the estimate for completeness and true cost of 
materials/labor

• Look to assessor for market value and establish a policy on the 
multiplier you will use

• Only use the fair market value of the structure, do not include the 
value of the land

• Determine percent improvement
• If close to 50% consider recording any letter to property owner 

with County Recorder

Costs must include:
• Materials and labor
• Demolition and construction debris removal
• Profit and overhead
• Exterior finishes; siding, windows, foundation, etc.
• Interior finishes; flooring, paint, doors, hardware, flooring, etc.
• Plumbing, Electric and HVAC



Substantial 
Damage

Damage of any origin sustained by a 
building in a floodplain whereby the 
damage (cumulative percentage of 
damage during a time period) 
equals or exceeds 50 percent of the 
market value of the building before 
the damage occurred, regardless of 
actual repair work performed.  
The market value of volunteer labor 
and materials must be included in 
this determination.
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SD Tools and Online 
Training

• Substantial Damage Estimator (SDE) Tool
• Software

• https://www.fema.gov/sites/default/files/2020-
07/SDE3_04062018.zip

• User Manual and Field Workbook:
• https://www.fema.gov/sites/default/files/2020-

07/sde_3.0_user_manual_field_workbook_0.pdf

• FEMA’s Emergency Management Institute (EMI) Independent Study 
Courses
• IS-284.A: Using the Substantial Damage Estimator 3.0 Tool

• https://training.fema.gov/is/courseoverview.aspx?code=I
S-284.a

• IS-285: Substantial Damage Estimation for Floodplain 
Administrators

• https://training.fema.gov/is/courseoverview.aspx?code=I
S-285
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SD Tools and Online 
Training (cont.)

• FEMA YouTube SDE Training 
Modules (10 modules)

• https://www.youtube.com/watch
?v=5W0CDF1Wods&list=PL720
Kw_OojlKaUGLcplGiC2Gw9-
lutGHt

• Example SD Plans
• Template for a Substantial 

Damage Management Plan 
https://crsresources.org/files/50
0/sde_credit_template.docx
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SDE Tool – YouTube Training Series
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NFIP Technical 
Bulletins

• TB-1 - Requirements for Flood Openings in 
Foundation Walls and Walls of Enclosures

• TB-2 - Flood Damage-Resistant Materials 
Requirements

• TB-3 - Requirements for the Design and Certification 
of Dry Floodproofed Non-Residential and Mixed-Use 
Buildings

• TB-4 - Elevator Installation for Buildings Located in 
Special Flood Hazard Areas

• TB-5 - Free of Obstruction Requirements For 
Buildings Located in Coastal High Hazard Areas
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 Floodplain Management Resources - Water 
Resources (illinois.gov)

 State of Illinois Flood Damage Assessment
Packet (illinois.gov)

 SI/SD Permit Packet Template  (illinois.gov)
 Rapid Flood Assessment Team Guidance  

(illinois.gov)
 Illinois Association for Floodplain and Stormwater 

Management (illinoisfloods.org)

State Specific Resources
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The Cost to Repair must include all costs necessary to fully repair the structure to its pre-
damage condition. Notice that the formula uses “cost to repair,” not “cost of repairs.” 

Calculating SD 
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Examples:  $30,000
                   $100,000 = 0.3 x 100 = 30%

      $75,000
                 $100,000

= 0.75 x 100 = 75%

Monitor damaged structures for phased 
improvements which may lead them to a SD 
percentage. 



 The term includes the cost of all materials, labor, and other items necessary to 
perform the proposed work.

 Costs that must be included in SD determinations but not limited to:
• Structural elements and exterior finishes
• Interior finish elements
• Utility and service equipment
• Contractor’s overhead and profit
• Construction management and supervision
• Labor and other costs associated with demolishing, moving, or altering 

building components to accommodate improvements, additions, and 
making repairs

• Materials and labor, including the estimated value of donated or 
discounted materials and owner or volunteer labor

Costs That Must be Included in SD determinations 
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 The Desk Reference has limited guidance.

 Wages (pg. 4-8) are to be the “going rate” says to use minimum-hour wage scales for 
the skill and type of work being done.

 Many property owners get a contractors 
estimate just to estimate the work.  If they 
provide an insurance adjuster’s estimate 
you will see their wages for the various 
construction skills.

 IL Department of Labor published 
prevailing wage rate tables for each county: 
https://labor.illinois.gov/laws-
rules/conmed/current-prevailing-rates.html

Calculating Wages and Profit 
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 Get the cost to repair from an objective third-party or undebatable source, such as
 "Qualified Estimate" of costs that are prepared by the local official(you) using professional 

judgment and knowledge of local and regional construction costs 

 Itemized costs of materials and labor or estimates of materials and labor that are prepared 
by licensed contractors or professional construction cost estimators 

 Building valuation tables published by building code organizations and cost-estimating 
manuals and tools available from professional building cost-estimating services

 Substantial Damage Estimator 3.0 Tool / Worksheet

Desk reference 4.4.3

Determining Costs to Repair SD 
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Assessed Building Value used 
as Market Value typically in 
Illinois: 3 x Assessed Value 
Example use $94,620





Flood depth 
based on 
debris lines 
or highwater 
marks

Take Base 
Flood 
Elevations 
from maps

497.4

497.2

Make sure you note if this is depth in basement 
or first floor with full basement or full crawlspace 
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Sometimes you can insert 
area straight from assessor’s 
records otherwise you will 
need to get in the field
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Community

State

Zip Code

NFIP Community Number

County

Date of Floodplain Map

SDE Example – Enter Default Data
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Add New Property - Preload

• Address, Owner, FIRM, BFE

SDE Example – Adding Properties

Federal Emergency Management Agency 26



Step 1
Build a list of properties
Using Add New Property

SDE Example – Adding Properties
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Add New Property - Preload

• Address, Owner, FIRM, BFE

SDE Example – Adding Properties

Federal Emergency Management Agency 28



Step 2
After the properties
are entered, you will
Add New Residential
Assessment or Add New 
Non-Residential 
Assessment

SDE Example – Adding Properties

Federal Emergency Management Agency 29



Add New Property - Preload

• Address, Owner, FIRM, BFE
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Federal Emergency Management Agency 31
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SDE Example
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Using RS Means
Economy Home has no masonry option
Economy - Wood Siding         800  - $143.90
        975 - $133.80
       1000 - $132.35
Economy – Brick veneer    800- $149.45
           975 - $138.9
       1000- $137.40
(.75x133.8)+(.25x138.9)= $135

SDE Example
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Using RS Means
Economy Home has no masonry option
Economy - Wood Siding         800  - $143.90
        975 - $133.80
       1000 - $132.35
Economy – Brick veneer    800- $149.45
           975 - $138.9
       1000- $137.40
(.75x133.8)+(.25x138.9)= $135

SDE Example
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Estimated 2 feet over 
first floor



Using RS Means
Economy Home has no masonry option
Economy - Wood Siding         800  - $143.90
        975 - $133.80
       1000 - $132.35
Economy – Brick veneer    800- $149.45
           975 - $138.9
       1000- $137.40
(.75x133.8)+(.25x138.9)= $135

SDE Example
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Estimated 0.5 feet over 
first floor



Using RS Means
Economy Home has no masonry option
Economy - Wood Siding         800  - $143.90
        975 - $133.80
       1000 - $132.35
Economy – Brick veneer    800- $149.45
           975 - $138.9
       1000- $137.40
(.75x133.8)+(.25x138.9)= $135

SDE Example
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SDE Example - Reports
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SDE Example - Report
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Summary Report – Attach to the Substantial 
Damage/ Damage Assessment Letter



 Substantial Damage Determination Letters will 
need to delivered regardless of damage 
percentage  

 What methods of delivering notices to 
homeowners?
 Hand delivery

 Registered mail

 Provides information on repair and recovery

 Keep record of date sent, this prevents the  “I 
didn’t get a SD letter” scenario 

Notification of Property Owner 
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Next Steps  
• You have completed your SD determinations, issued 
your SD determination letters and have worked through 
any appeals that may have come up. What's next?

• All work, repairs, and development in the SFHA MUST 
be permitted

• Follow through with your normal floodplain permitting 
process, keeping a close eye on any changes that 
might affect the SD Determination (Higher quality 
building materials, alteration from original 
construction plan)

• Does your Community have a Cumulative 
Improvement/ damage requirement ?

• Continue to monitor for unpermitted work while in the 
SFHA
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Next Steps –Temporary Occupancy Permits
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FOR BUILDINGS, ESPECIALLY 
HOMES, THAT HAVE REACHED 
SUBSTANTIAL DAMAGE LEVEL 

ALLOW MINIMAL REPAIRS 
FOR LIFE SAFETY SO HOME 

CAN BE OCCUPIED 

ALLOWS TIME FOR 
MITIGATION –DESIGN OF AN 
ELEVATION OR A GRANT FOR 

ACQUISITION

SET TIMELINE WHEN 
TEMPORARY OCCUPANCY 

WILL EXPIRE (6 YEARS FOR 
ICC BUT DON’T WAIT THAT 

LONG, CAN EXTEND IF 
DELAYED BY A GRANT)

STATE TEMPLATE AVAILABLE



Questions?
Erin Conley
IDNR Floodplain State Coordinator
(217) 782-4428 
erin.c.conley@illinois.gov

Michelle Staff
(202) 704-1098
FEMA Regional Specialist 
michelle.staff@fema.dhs.gov  

mailto:erin.c.conley@illinois.gov
mailto:michelle.staff@fema.dhs.gov
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