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This  will help you understand more 
about why and how communities in the State of 
Texas manage floodplains to protect people and 
property.  

Flood-prone communities adopt ordinances and 
court orders that detail the rules and requirements 
for floodplain development. In case of conflict, 
that ordinance or court order and not this 
publication, must be followed. 

If you have questions, be sure to talk with your 
local planning, permit, engineering or floodplain 
management office.

Questions and comments on the Quick Guide can be directed to the Texas Floodplain 
Management Association (TFMA) at http://www.tfma.org.



The Texas Floodplain Management Association (TFMA) and it's partners are pleased to provide this  
to help citizens understand what floodplain management is and why floodplain development is regulated.

:

 people and property

 Federal flood insurance and disaster assistance is available

 tax dollars

 future flood losses

 liability

Floods have been, and continue to be, the most destructive natural disaster in terms of economic loss to the citizens of 
Texas with a total coverage of about $156 billion. More than 12% of the state’s land area is subject to flooding. Since 
1978, Texas flood insurance policy holders have filed over 251,569 flood loss claims totaling $5.8 billion in claim 
payments. Even though that represents many insurance payments, most flood-prone Texans don’t have flood 
insurance.



Flood-prone areas have been identified
in most counties, cities and towns
in Texas.

Millions of structures are located in
mapped flood-prone areas.

Since 1988, over 400 people have died
in flood-related incidents and over $4
billion in damage has occurred.

About 12% of the state’s land
area is mapped floodplain. Many
waterways have not been mapped.



 Floodplain management is about smart development.
It makes good sense. If we know part of our land will flood from time to time, we should
make reasonable decisions to help protect our families, homes, and businesses.

is

To make sure that federal flood insurance and disaster assistance is available. A
community must participate in the NFIP for residents and businesses to be eligible to
purchase flood insurance through the NFIP. If your community does not participate,
flood insurance through the NFIP is not available and  eligibility for federal disaster
assistance is very limited. In addition, homeowners may find it hard to secure a
mortgage.

 Every flood disaster affects your community’s budget. If we build
smarter, we’ll have fewer problems the next time it floods. Remember, federal disaster
assistance isn’t available for all floods. And even when the President declares a disaster,
you and your community still have to pay a portion of the costs of evacuation,
temporary housing, repair, and clean-up.

 If we know an area is mapped as a high-risk flood
area, and likely to flood, if we know people could be in danger, and if we know that
buildings could be damaged, it makes sense to take reasonable protective steps when we
develop and build.

 Development that complies with the
minimum floodplain management requirements is better protected against major flood-
related damage. State legislation was amended in 1999 and again in 2001 with SB 936 to
require all cities and counties to adopt ordinances or orders to become eligible to
participate in the NFIP. Communities in Texas also have authority to regulate
development with stricter local floodplain management requirements.
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The National Flood Insurance Program (NFIP) was created by Congress in 1968 to protect 
lives and property and to reduce the financial burden of providing disaster assistance. 
The NFIP is administered by the Federal Emergency Management Agency (FEMA). 
Nationwide, over 22,000 communities participate in the NFIP-including many in Texas. 

The NFIP is based on a mutual agreement between the Federal Government and 
communities. Communities that participate agree to regulate floodplain development 
according to certain criteria and standards. The partnership involves:

 FEMA prepares maps that are used by communities, insurance
agents and others.

 Property owners in participating communities are eligible to
purchase federal flood insurance for buildings and contents.

 Communities must agree to adopt and enforce floodplain management
regulations so that development, including buildings, is undertaken in ways that
reduce exposure to flooding.

http://www.floodsmart.gov
https://www.fema.gov/national-flood-insurance-program


6

Flood Insurance: Property Owner’s Best Protection

Who needs flood insurance?  Every homeowner, business owner, and 
renter in Texas communities that participate in the National Flood Insurance Program 
may purchase a flood insurance policy —  of the location of the building. A 
typical homeowners insurance policy does not cover flood insurance.

Unfortunately, it’s often after a flood that many people discover that their homeowner 
or business property insurance policies do not cover flood damages. Approximately  
25% of all flood damages occur in low risk zones, commonly described as being  
“outside the mapped flood zone.” 

The Texas Floodplain Management Association and the State of Texas urge YOU to 
protect your financial future by getting a flood insurance policy. To purchase a policy, 
call your insurance agent. To get the name of an agent in your community, call the 
NFIP’s toll free number 1 (888) 356-6329 or go to .

Being prepared by having flood insurance will save you money. For a $50,000 loan at 
4% interest, you will pay around $3,000 per year for 30 years. Compare that to a 
$100,000 flood insurance premium, which is about $700 per year. If your property is 
in a low risk zone, your premium may be low and could include coverage for your 
property’s contents.

http://www.floodsmart.gov
https://www.floodsmart.gov/floodsmart/


http://www.riskmap6.com
http://www.msc.fema.gov
http://www.fema.gov/library
http://www.fema.gov
http://www.fema.gov/national-flood-insurance-program-community-rating-system
http://www.tfma.org


http://www.floodsmart.gov
http://www.floodsmart.gov
http://www.floodsmart.gov
http://www.fema.gov/national-flood-insurance-program




The NFIP and Community Responsibilities

 a flood damage prevention ordinance/court order.

 permits for all types of development in the floodplain (see page 35)

 that building sites are reasonably safe from flooding

 flood elevations that were not determined by FEMA

 new or substantially improved homes and manufactured homes to
be elevated above the Base Flood Elevation (BFE)

 other buildings to be elevated or floodproofed

 field inspections and cite violations

 Elevation Certificates to document compliance (see pages 41
through 42)

 requests for variances

 non-compliance and violations

 FEMA when updates to flood maps are needed

https://www.floodsmart.gov/floodsmart/


http://www.msc.fema.gov/portal






EMA's Risk Mapping Assessment and Planning (Risk MAP) Program

Flood risks change over time, based on new building and development, weather pattern changes, and other 
factors. The FEMA Risk Mapping, Assessment and Planning (Risk MAP) program will assist communities 
nationwide, assess flood risks, and encourage mitigation planning to avoid or minimize damage in the face of 
future disasters. Through more precise flood maps, risk assessment tools and outreach support, Risk MAP 
strengthens local ability to make informed decisions about reducing risk.  Identifying the hazards and risk in 
communities, anticipating disaster recovery issues, and prioritizing hazard mitigation actions before a disaster 
strikes will result in substantial long-term reduction of risk and future disaster damage. An effective hazard 
mitigation planning process is critical to make communities more disaster resistant.

During Risk MAP, FEMA will use the watershed boundaries to conduct future studies. This watershed 
approach will allow communities to come together to develop partnerships, combine resources, share flood risk 
information with FEMA, and identify broader opportunities for mitigation action. Groups such as local 
governments, county governments, Tribes, commerce, and non-profit organization will have opportunities to 
develop a vision for the watershed’s future. 

http://riskmap6.com/


You can find and print a FIRM by using online tools at 

Click the “View” button to display
the map panel.

Once you find your map, use the pan
and zoom tools to find the specific
area of interest –
a miniature map on the left side of
the screen shows a red box around
the area you are viewing.

Click the “Make a FIRMette” button
and drag the pink translucent box
over the area you wish to print.

Select paper size and Adobe Acrobat
(pdf) or Image File (tif).

Your FIRMette will be displayed and
you can print or save the file to your
hard drive.

http://www.msc.fema.gov
http://www.msc.fema.gov


FEMA prepares Flood Insurance Rate Maps (FIRMs) to show areas that are at high risk of flooding. 





Many newer FIRMs combine counties and 
incorporated municipalities.

 (unshaded) is all other areas 
considered low risk (formerly Zone C)

 (shaded) shows low risk areas 
subject to the 0.2% annual chance flood 
(500-year flood) 
(formerly Zone B)

 are subject to flooding by 
the base or 1% annual chance flood (100-
year flood) and are considered to be high-
risk areas.

Some countywide maps show other flood 
zones.

520

532
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(SFHA) is that portion of the floodplain 
subject to inundation by the base flood 
and/or flood-related erosion hazards. 
SFHAs are shown on FHBMs or FIRMs 
as Zones A, AE, A1-A30, AH, AO, AR, 
V, VE, and V1-V30.

See pages 21 and 22 to learn about the 
floodway, the area of the floodplain 
where floodwaters usually flow faster 
and deeper.

The base flood means the flood having a 
1% chance of being equaled or exceeded 
in any given year (also called “100-year 
floodplain”).

.

SPECIAL
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Initial floodplain maps were flood hazard 
boundary maps accompanied with separate 
floodway maps.

Floodway maps do not show flood zones or 
BFEs. Check the companion FIRM and FIS for 
that information. Page 15 shows the FIRM that 
matches the map clip to the left.
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The Floodway is the channel of a 
river or other watercourse and the 
adjacent land areas that must be 
reserved in order to pass the base 
flood discharge without increasing 
flood depths. 

Computer models of the floodplain 
are used to simulate 
“encroachment” or fill in the flood 
fringe in order to predict where and 
how much the base flood elevation 
would increase if the floodplain is 
allowed to be filled. 



23

An Approximate or Unnumbered 
A Zone is a special flood hazard area 
where BFE information is not 
provided. 

https://www.fema.gov/media-library/assets/documents/1911
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■ Post-flood evaluations and laboratory tests confirm that breaking
waves as small as 1.5 feet high cause damage to walls and scour
around foundations.

■ The Limit of Moderate Wave Action (LiMWA)may be shown on
revised FIRMs.

■ LiMWA conditions are found inland of Zone V and along
shorelines without Zone V.

■ LiMWA conditions occur where stillwater depths are between 2
and 4 feet, which can support 1.5 to 3-foot waves.

■ Scour and erosion should be considered in LiMWA if soils are
sandy and erodible.

■ Federal flood insurance in LiMWAs is rated using Zone A rates
(lower than Zone V rates).

For illustration purposes only. Some FIRMs published after 2009 
may show the Limit of Moderate Wave Action.

Ocean Way

B
ea

ch
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r.

The Coastal A Zone (LiMWAs)
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From the Transect Map, identify 
transects in the vicinity of interest.

EXAMPLE: Verify the BFE for a site approximately 500 feet south 
of Ocean Dunes Drive.

Refer to the Transect Table to 
confirm the location as applicable (in 
this case, Transect #95).

The FEMA Flood Insurance Study (FIS) contains a Transect Map with the locations of transects included in the study.

1

2

TABLE 4 - TRANSECT LOCATIONS STILLWATER 
STARTING ELEVATIONS AND INITIAL WAVE 

CREST ELEVATIONS

Elevation (Feet NGVD)
Transect Location Stillwater Wave Crest

95 From the Atlantic 10.0 15.0
 coastline, approx-

  imately 700 feet 
south of Ocean 
Dunes Drive, 

  extending west.

96 From the Indian   3.0 4.0
River east bank,
across Merritt 
Island Point 
betweenEleuthra 
Street andBahama 
Drive, extending east.
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NOTE:  The Summary Table also lists 10, 50 and 500-year elevations used for regulatory purposes.  Notice that the BFEs 
on the FIRM correspond to those in the Summary Table. However, in Special Flood Hazard Areas/floodplains where 
BFEs have been determined, always consult the FIS.

FLOODING SOURCE FLOOD INSURANCE STILLWATER ELEVATION ZONE BASE FLOOD
AND TRANSIT  RATE MAP PANEL (FEET NGVD) ELEVATION 1,2

10-YR 50-YR  100-YR 500-YR (FEET NGVD)

INDIAN RIVER

93 461, 442 1.6 2.7 3.3 4.5  AE 3 - 4
94 442 1.7 2.9 3.5 4.6 AE 3 - 5

  ATLANTIC OCEAN   

95 464 4.6 6.8 10.0 10.3 VE 12 - 15
AE 10 - 12

  INDIAN RIVER

96 463 1.6 2.6  3.0 4.2 AE 3 - 4
97 444 1.6 2.6 3.1 4.1 AE 3 - 4

 ATLANTIC OCEAN

98 464 4.5 6.7  9.93 10.1 VE 12 - 15
AE 10 - 12

  INDIAN RIVER

99 527 2.4 3.5  4.0 5.3 AE 4 - 5
100 526 2.4 3.5 4.0 5.3 AE 4 - 5

 ATLANTIC OCEAN

101 527 4.5 6.7  9.93 10.1 VE 12 - 15
AE 10 - 12

1Rounded to the nearest foot and may include effects  
 of wave action.
2Due to map scale limitations, base flood elevations  
 shown on map may represent average elevations  
 for the zones depicted.
3Includes the effects of wave setup.

NATIONAL FLOOD INSURANCE PROGRAM

FIRM
FLOOD INSURANCE RATE MAP

BREVARD COUNTY,
FLORIDA AND
INCORPORATED AREAS

PANEL 464 OF 727

CONTAINS
COMMUNITY NUMBER PANEL SUFFIX

INDIAN HARBOUR BEACH     125116  0464        E
CITY OF
MELBOURNE, CITY OF    1290125   0464        E
UNINCORPORATED AREAS   125092   0464        E

PANEL LOCATION

MAP NUMBER:
12009C0464  E

EFFECTIVE DATE:
       APRIL 3, 1989

Federal Emergency Management Agency

This is an official copy of a portion of the above referenced flood map.  It was extracted 
using F-MIT Version 1.0.  This map does not reflect changes or amendments which 
may have been made subsequent to the date on the title block.  Further information 
about National Flood Insurance Program flood hazard maps is available at 
www.fema.gov/mit/tsd.

500 0 500
APPROXIMATE SCALE IN FEET

ATLA
N

TIC

PINE TREE     DRIVE

ZONE X

RM 103

City of 
Indian Harbour 

Beach 
125116

OCEAN 

DUNES

DRIVE

ZONE VE

ZONE VE

ZONE AE

PALM      SPRINGS       BOULEVARD

(EL. 18)

(EL. 13)

(EL. 11)

Refer to the applicable Flood Insurance Rate Map (FIRM) panel
to verify the location.3 Find the Stillwater Elevation summary table

in the FIS to determine the range of the BFE.
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Most changes to FIRMs are made by Letter of Map Change (LOMC) – a letter which reflects an official revision to an effective NFIP map.

 is an official amendment to an effective FIRM that may be issued
when a property owner provides additional technical information from a licensed land surveyor or
engineer, such as ground elevation relative to the BFE, SFHA, and the building. Lenders may waive the
flood insurance requirement if the LOMA documents that a building is on ground above mapped
floodplain.

 is web based application to submit simple LOMAs
to FEMA.

 is an official revision to an effective FIRM that may be issued to
change flood insurance risk zones, special flood hazard area and floodway boundary delineations, BFEs
and/or other map features. Lenders may waive the insurance requirement if the approved map revision
shows buildings to be outside of the SFHA.

 is an official revision to an effective FIRM that is
issued to document FEMA’s determination that a structure or parcel of land has been elevated by fill
above the BFE, and therefore is no longer in the SFHA. Lenders may waive the insurance requirement if
the LOMR-F shows that a building on fill is above the BFE.

 (PMR) may be issued for major floodplain changes that require engineering analyses, such as bridges, culverts, 
channel changes, flood control measures, and large fills that change the BFE or Floodway. Physical map revisions are also issued when a 
new study updates or improves the FIRM.



http://www.fema.gov/letter-map-amendment-letter-map-revision-based-fill-process
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 is a letter
commenting on whether a proposed project, if built as shown
on the submitted documentation, would meet the standards
for a map revision. Communities may require this evidence
prior to issuing a permit, and the Certificate of Occupancy/
Compliance should be withheld until receipt of the final
LOMR based on “as-built” documentation and certification.

 is an official revision to
an effective FIRM that may be issued to change flood
insurance risk zones, special flood hazard areas and floodway
boundary delineations, BFEs and/or other map features.
Lenders may waive the insurance requirement if the approved
map revision shows buildings to be outside of the SFHA.

To download the forms used to submit map revisions, go to  
www.fema.gov/library, click on “Search by Resource Title,” and search on “MT-EZ”, “MT-1”, and “MT-2”. 

http://www.fema.gov/library
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could

Keep in mind that Lender could still require insurance. 
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Most man made changes to land in the floodplain requires a permit. 
Examples include:

Constructing new buildings (including temporary or agricultural)

Additions to existing buildings

Substantial improvements to existing buildings
(including interior renovation)

Repair of substantially damaged buildings

Placement of manufactured (mobile) homes

Subdivision of land

Parking or storage of recreational vehicles

Storing materials, including gas/liquid tanks

Construction of roads, bridges and culverts

Placement of fill, grading, excavation, mining and dredging

Alteration of stream channels

Oil and gas drilling

Code of Federal Regulations - 44 CFR 59.1: Development
Development means any man made change to improved or unimproved real estate, including but not limited to buildings or other structures, mining, 
dredging, filling, grading, paving, excavation or drilling operations or storage of equipment or materials.
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The Permit Reviewer has to check many things. Some of the key questions are:

Is the site in the mapped floodplain?

Is the site in the mapped floodway?

Have other local, state and federal permits been obtained (septic, water
quality, wetland)?

Is the site reasonably safe from flooding?

Does the site plan show the Base Flood Elevation, development location
and the floodplain delineation?

Is substantial improvement of an older building proposed?

Is an addition proposed?

Will new buildings and utilities be elevated properly?

Will manufactured homes be properly elevated and anchored?

Do the plans show an appropriate and safe foundation?

Will an Elevation Certificate be required?
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Want to save some money and have peace of mind at the same time? Then add Freeboard to 
build higher than the minimum elevation requirement. Freeboard is a factor of safety, usually 
one, two or even three feet above the BFE. Freeboard tends to compensate for the many 
unknown factors that could contribute to flood heights greater than the BFE.

Annual Flood Insurance Cost
If you have:

c  a post-FIRM structure

c  in an AE Zone

c  with $250,000 structural coverage (maximum)

c  with $100,000 contents (maximum)

The approximate annual cost for flood insurance:

+3 ft. $500

+2 ft. $550

+1 ft. $700

BFE $1,100

-1 ft. $5,000

-2 ft. expensive (submit for rate)

 Flood insurance rates and 
various fees change from time to 
time. Rather than specific costs for 
insurance, this figure gives a feel for 
how much difference just a foot or 
two can make.

Building owners will save insurance 
money if they elevate above the BFE. 
But more impressive is how the cost 
of insurance can more than double if 
the building is only one foot below 
the BFE. 

  
The community may be able to grant 
a variance, but the owner will 
probably still be required to buy 
insurance. Imagine trying to sell a 
house if the bank requires insurance 
that costs about  $10,000 a year.

✔

✔

✔

✔



http://www.fema.gov/cis/TX.html


it will be necessary for you to show that the building was built in compliance with 

the community's Flood Damage Prevention Ordinance. Use of the FEMA Elevation Certificate, which is certified by a licensed 

surveyor or engineer, will help document the compliance of the structure. may may help 

lower flood insurance costs. 

44 CFR 59.1 Lowest Floor

Lowest Floor means the lowest floor of the lowest enclosed area (including basement). 
An unfinished or flood resistant enclosure, usable solely for parking of vehicles, building 
access or storage in an area other than a basement area is not considered a building's 
lowest floor; Provided, that such enclosure is not built so as to render the structure in 
violation of the applicable non-elevation design requirements of §60.3



http://www.fema.gov/media-library/assets/documents/160


In this example, the BFE is 285.

The slab-on-grade house was elevated on fill 1' 
above the BFE, and the vented garage is 2.5' 
below the BFE.

ten

✔

✔

✔

✔
✔



  

Code of Federal Regulations - 44 CFR 60.3 D(3): Encroachment
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 community during the occurrence of the base flood discharge.







CAUTION  Enclosures (including crawlspaces and basements) have some special requirements, see page 48. 
Note: When the walking surface of the lowest floor is at the BFE, under-floor utilities are not allowed. Fill used to 
elevate buildings must be placed properly. See 44 CFR 60.3 A(3)

Elevate on Foundation Walls Elevate on Fill



Earthen fill used to raise the ground above the flood elevation must be placed properly so that it does not erode or slump when water 
rises. For safety and to meet floodplain requirements, floodplain fill should:

Be good clean soil, free of large rocks, construction debris, and woody material
(stumps, roots)

Be machine compacted to 95 percent of the maximum density (determined by design
professional)

Extend 10 to 15 feet beyond the footprint of the structure.

Have graded side slopes that are not steeper than 2:1 (one foot vertical rise for every 2 feet
horizontal extent); flatter slopes are recommended.

Have slopes protected against erosion (vegetation for “low” velocities, durable materials for
“high” velocities – determined by design professional)

Note: Fill  be used to elevate a building in V Zones. Information on elevating in V Zones on pages 51 through 53.









11

http://www.fema.gov/media-library/assets/documents/3293




Walls designed to collapse or “breakaway” under storm and flood conditions

Flood resistant materials

Utility wires and pipes should not go through or be attached to the breakaway walls

Enclosed area is to be used only for parking, building access, or storage

No bathrooms, utility rooms, or electric service below BFE

Size limited to 300 square feet or less

Do not modify an enclosure 
below an elevated V Zone 
building (or any zone for that 
matter). It is a violation of your 
community’s regulations, and 
you may have increased damage 
when it floods. 

Plus, your flood insurance policy 
will cost a lot more.

See 44 CFR 60.3 E 5

Enclosures Below V Zone Buildings

Avoid building an enclosure under your V Zone building. If you must enclose a small
area, your community will require: 



See 44 CFR 60.3 A 3 (iv)





Basements below the BFE  allowed in new development and flood insurance coverage is 
very limited in existing basements for a very good reason. It only takes an inch of water over the sill 
and the entire basement fills up. Excavating a basement into fill doesn’t always make it safe because 
saturated groundwater can damage the walls. A  is any 

portion of a building that 
has its floor sub-grade 
(below ground level) on 
all sides.
See 44 CFR 59.1

http://www.ecfr.gov/cgi-bin/text-idx?SID=f56aef9d8c8f38f7411d52bdeeb60ca8&mc=true&node=se44.1.59_11&rgn=div8


Experience shows that manufactured homes are easily damaged. As little as one inch of water can cause substantial damage.

Dry stacked blocks are  acceptable — they will  withstand a flood.

Manufactured homes must be anchored to resist flotation, collapse, or lateral movement by being tied down in accordance with your 
community’s ordinance or the manufacturers’ installation specifications. See FEMA's publication FEMA P-85 Protecting 

Manufactured Homes from Floods and Other Hazards.

The Manufactured Housing Division (MHD) of the Texas Department of Housing and Community Affairs administers the 

Texas Manufactured Housing Standards Act.

http://www.fema.gov/media-library/assets/documents/2574


Even small buildings are “development” and permits are required. They must be 
elevated or anchored and built to withstand flood damage. Caution: Remember, 
everything inside is likely to get wet when flooding occurs.

Not habitable

Anchored to resist floating

Flood openings/vents

Built of flood resistant materials

Elevated utilities

Used only for storage or parking

Cannot be modified for different use in the future

Documented floor elevation

 means a structure that is located on the same parcel of land as a principal 
structure and whose use is incidental to the use of the principal structure. Accessory structures should be no 
more than a minimal initial investment, may not be used for human habitation, and must be designed to 
minimize flood damage. Examples: detached garages, carports, storage sheds, pole barns, and hay sheds. 
See 44 CFR 59.1

http://www.ecfr.gov/cgi-bin/text-idx?SID=f56aef9d8c8f38f7411d52bdeeb60ca8&mc=true&node=se44.1.59_11&rgn=div8


In a flood hazard area, an RV must:

Be licensed and titled as an RV or park model (not as a permanent
residence)

Be built on a single chassis

Have inflated tires and be self-propelled or towable by light truck

Have no attached deck, porch, shed

Be used for temporary recreational, camping, travel, or seasonal use (no
more than 180 days)

Be less than 400 sq. ft. in area (measured at largest horizontal
projection)

Have quick-disconnect sewage, water, and electrical connectors

 and see 44 CFR 60.3 C 14 (i-iii)

Camping near the water? Ask the 
campground or RV park operator 
about flood warnings and plans for 
safe evacuations.



Substantial improvement 
means any reconstruction, 
rehabilitation, addition, or 
other improvement of a 
structure, the cost of which 
equals or exceeds 50 percent 
of the market value of the 
structure before the start of 
construction of the 
improvement. 
This term includes structures 
which have incurred 
substantial damage from any 
cause, regardless of the 
actual repair work performed 
(see page 68). 

If the cost of the improvement equals or exceeds 50% of the market value of the building, you must 
comply with the Substantial Improvement requirements.

If the costs are less than 50% of its market value, only the addition is required to be built above the 
BFE, but you should still consider ways to reduce future damage.

The cost to correct previously cited violations of State or local health, sanitary, or safety code to 
provide safe living conditions can be excluded. 

Alteration of a registered historic structure is allowed, as long as it will continue to meet the criteria for 
listing as a historic structure. 
See FEMAp-758 Substantial Improvment/Substantial Damage Desk Reference for more. 

http://www.fema.gov/media-library/assets/documents/18562


TEXAS QUICK GUIDE

Floodplain buildings can be im-
proved, renovated, rehabilitated or
altered, but special rules apply.

Check with your local permit office 
before you begin. It will be easier to 
do it right the first time.

The cost to correct previously cited 
violations of State or local health, 
sanitary, or safety codes to provide 
safe living conditions can be 
excluded from the cost of 
renovations.

Alteration of a registered historic 
structure is allowed, by variance, as 
long as it will continue to meet the 
criteria for listing as a historic 
structure. 
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You must get a permit from your community to build an addition to your building located in a floodplain. Only the 
addition must be built with the lowest floor at or above the Base Flood Elevation provided:

You make no interior modifications to the existing building; and

You make no structural modifications to the existing common wall other than adding a standard 36 inch door.

See page 63 if your 
project to add a lateral 
addition also includes 
modifying the interior of 
the existing building or 
making structural 
modifications to the 
existing common wall.



TEXAS QUICK GUIDE

Your community must prepare an 
evaluation to determine if all of 
your proposed work will trigger the 
Substantial Improvement requirement. 
Substantial Improvement is triggered if:

The work involves adding a new top
floor, modifying the interior of the
existing building, or structural
modifications to the existing common
wall (for lateral addition).

Your community’s permit office can help you determine which requirements apply. 
It is always a good idea to request a preliminary review  

before you get too far along with your plans.



TEXAS QUICK GUIDE

Your proposed improvements are “non-substantial” if the costs of all improvements are less than 50% of the 
market value of the building. Although you are not required to bring the existing building into compliance, there are 
many things you can do to reduce future flood damage. Find out the BFE at your location and consider the 
following:

Use flood resistant materials, for example tile, closed-cell wall insulation, and
polyvinyl wall coverings.

Raise air conditioning equipment, heat pump, furnace, hot water heater, and
other appliances on platforms.

Install electrical outlets above the BFE.

Move ductwork out of crawlspaces.

Retrofit crawlspaces with flood openings.

Fill in below-grade crawlspaces/
utility space.

 Be sure to include ALL proposed work in your initial permit application. If you add more work after the permit 
is issued, your community will make another evaluation for Substantial Improvement.



This is one way to elevate an existing building to comply with floodplain regulations. If your insured building is damaged by flood, you 
may be eligible for an Increased Cost of Compliance payment. The State and FEMA can help with more information and options.







$60,500 



The SDE 2.1 Tool was developed by FEMA to assist State & local officials in 
determining substantial damage for residential & non-residential structures in 
accordance with a local floodplain management ordinance meeting the 
requirements of the National Flood Insurance Program (NFIP). 

The tool can be used to assess flood, wind, wildfire, seismic, & other forms 
of damage. It helps communities provide timely substantial damage 
determinations so that reconstruction can begin following a disaster. 

www.fema.gov/media-library/assets/documents/18692

The Substantial Damage Estimator Best Practices was developed to provide suggested approaches for dealing with 
some of the challenging situations users may encounter while using the SDE Tool. To download this publication, 
visit http://www.fema.gov/media-library/assets/documents/26753

http://www.fema.gov/media-library/assets/documents/18692
http://www.fema.gov/media-library/assets/documents/26753


Detailed information on ICC is available at http://www.fema.gov/media-library/assets/documents/1973?id=1532 and in the 
FEMA publication Guidance for State and Local Officials - Increased Cost of Compliance Coverage (FEMA 301).

Increased Cost of Compliance, or ICC, coverage is part of most Standard Flood Insurance Policies. Claims for ICC 
benefits are filed separately from your claim for contents or building loss. If eligible, you can collect up to $30,000 to 
help cover the cost of bringing your home or business into compliance with current flood damage prevention 
ordinances. You may file a claim for your Increased Cost of Compliance coverage in two instances: 

* If your community determines that your home or business is damaged by flood to the point
that repairs will cost 50 percent or more of the building's pre-damage market value. This is called
substantial damage.

* If your community has a repetitive loss provision in its floodplain management ordinance and
determines that your home or business was damaged by a flood two times in the past 10 years,
where the cost of repairing the flood damage, on the average, equaled or exceeded 25 percent of
its market value at the time of each flood. This is called repetitive damage. Additionally, there
must have been flood insurance claim payments for each of the two flood losses.

ICC funding can be used to elevate or demolish homes, relocate them to higher ground, or floodproofing of non-
residential structures. Also, when participating in a community sponsored FEMA funded mitigation project, ICC 
funds may be used as part of the local match requirement. For more information please contact your local 
community official.

Demolish

Relocate

Elevate

Floodproof

http://www.fema.gov/media-library/assets/documents/1973?id=1532
http://www.fema.gov/media-library/assets/documents/1973


U
Your Community’s Floodplain Management (FPM) Ordinance must be amended to make Repetitive Loss (Rep Loss) insured structures 
eligible to receive ICC benefits up to $30,000.  If a community has a “Repetitive Loss” definition in the FPM ordinance, ICC benefits will 
be paid when a flood insured structure in the SFHA is paid flood damage claims two times within a 10-year period, where the cost of 
repairing the flood damage, on the average, equals or exceeds 25 percent of the structure’s pre-damaged fair market value at the time of 
each flood. Rep Loss is not eligible under ICC unless Rep Loss is defined in the definitions section of the community’s Flood Damage 
Prevention Ordinance. 

To make Rep Loss structures eligible for ICC benefits:

1. Add a new definition to the FPM ordinance as underlined below:
Repetitive Loss means flood-related damages sustained by a structure on two separate occasions during a 10-year period for which the 
cost of repairs at the time of each such flood event, equals or exceeds 25 percent of the market value of the structure before the damage 
occurred.

2. Modify this definition in the FPM ordinance by adding the following underlined text:
 means damage of any origin sustained by a structure whereby the cost of restoring the structure to it’s before-

damaged condition would equal or exceed 50 percent of the market value of the structure before the damage occurred. The term includes 
buildings that are determined to be Repetitive Loss (see definition).

The term does not apply to:

a.) any project for improvement of a building required to comply with existing health, sanitary, or safety code 
specifications which have been identified by the Code Enforcement Official and which are the minimum necessary to assure safe 
living conditions, or

b.) any alteration of a “historic structure” provided that the alteration will not preclude the structure’s continued 
designation as a “historic structure”.







All land subdivided into lots, some lots 
partially in the floodplain, setbacks 
modified to keep homesites on high 
ground.

Floodplain land put into public/
common open space, net density 
remains, lot sizes reduced and setbacks 
modified to keep homesites on high 
ground.

All land subdivided into lots, some 
homesites and lots partially or entirely in 
the floodplain.



Never drive through flooded roads – they may be washed
out.

Passenger cars may float in only 18-24 inches of water.

Floating cars easily get swept downstream, making rescues
difficult and dangerous.

Be especially cautious at night when it is harder to
recognize dangers.

Hundreds of people have died in floods in Texas – many
were trapped in cars.

It takes only six inches of fast moving water to sweep an
adult off their feet.



http://www.redcross.org/what-we-do/disaster-relief
http://www.fema.gov/resource-document-library
http://www.fema.gov/
http://msc.fema.gov/portal
http://www.fema.gov/national-flood-insurance-program-community-rating-system
http://floods.org/
www.tfma.org
http://www.twdb.texas.gov/index.asp
https://tnris.org/
http://www.tdi.texas.gov/
http://www.glo.texas.gov/
http://www.dps.texas.gov/dem/
http://www.thmp.info/


www.fema.gov
http://msc.fema.gov/portal
http://www.usace.army.mil/
http://www.weather.gov/
http://www.fws.gov/
http://www.nps.gov/index.htm
www.floods.org


http://www3.epa.gov/
http://www.nrcs.usda.gov/wps/portal/nrcs/site/national/home/
http://www.nhtsa.gov/
http://www.twdb.texas.gov/flood/index.asp
http://www.twdb.texas.gov/index.asp


The Texas Department of Emergency Management manages the Hazard Mitigation Grant (HMGP) Program and Pre-Disaster Mitigation 
(PDM) Grant Program. The agency also has the State Hazard Mitigation Officer (SHMO). They are part of the Texas Department of Public 
Safety. 
www.dps.texas.gov/dem

Named as co-coordinator for the NFIP in Texas (TWDB is the other State agency). Provides aid, advises and cooperates with all participating 
political subdivisions. Administers Windstorm Inspection Program (first tier of Texas counties fronting Gulf of Mexico). Facilitates availability of 
wind insurance.
www.tdi.texas.gov

Oversees State Dam Safety Program, which monitors and regulated both private and public dams in Texas. In addition, the agency also deals 
with water rights. 
www.tceq.texas.gov

Texas Coastal Management Program (CMP) is to improve the management of the State’s coastal natural resources and to ensure the long-term 
ecological and economic productivity of the coast. Oversees Open Beaches Act, which provides that all beaches be public land and open for 
public access. Manages Dune Protection Program, which protects sand dunes for coastal stabilization, storm protection, ecosystem 
management, and economic development.
www.glo.texas.gov

http://www.dps.texas.gov/dem/
http://www.tdi.texas.gov/
www.tceq.texas.gov
www.glo.texas.gov


Have anchoring regulations listed for manufactured homes and other important information regarding installation of manufactured 
homes.
www.tdhca.state.tx.us/mh/

Handles individual grants for families after a disaster.
www.dshs.state.tx.us

Handles permits for sand and gravel operations and addresses environmental concerns.
www.tpwd.texas.gov

Established the National Flood Insurance Program; a voluntary program based on mutual agreement between the Federal government 
and local community. In exchange for adopting and enforcing a Floodplain Management Ordinance or Court Order, federally backed 
flood insurance is made available to property owners throughout the participating community. Prior to the 1968 Act the sole relief 
available to flood victims was special disaster loans. See 44 Code of Federal Regulations (CFR) Chapter 60.3 (a-e) for detailed floodplain 
management regulations.

Now required flood insurance as a condition for receiving federal financial assistance for acquisition or construction purposes in Special 
Flood Hazard areas. Publication of Flood Hazard Boundary Maps now officially designated a community as “flood prone” and subject to 
the act.

http://www.tdhca.state.tx.us/mh/
www.dshs.state.tx.us
www.tpwd.texas.gov


Federal Agencies are required to “avoid long-and short-term adverse impacts associated with the occupancy and modification of 
floodplains and avoid direct and indirect support of floodplain development wherever there is a practical alternative”. Federally funded 
“Critical Facilities” like Hospital and Fire Stations are to be protected to the 0.2% Annual Chance Event or 500 year flood.

Executive Order (EO) 13690

On January 30, 2015, the President signed EO 13690 revising Executive Order 11988 and establishing the Federal Flood Risk 
Management Standard (FFRMS), a flexible framework to increase resilience against flooding and help preserve the natural values of 
floodplains. The EO and new standard would apply to federal actions such as federal grants used to repair and redevelop after a natural 
disaster. The FFRMS gives agencies the flexibility to select one of three approaches to establishing the flood elevation and hazard area. 

• Use data and methods informed by best-available, actionable climate science;

• Build two feet above the 1%-annual chance (100 year) flood elevation for standard projects, and three feet above for critical buildings like hospitals
and evacuation centers; or

• Build to the 0.2%-annual chance (500 year) flood elevation.

For additional information regarding EO 13690 please reference http://www.fema.gov/federal-flood-risk-management-standard-ffrms

 

The U.S. Army Corps of Engineers administers Section 404 of the Clean Water Act (CWA). It establishes a program to regulate the 
discharge of dredged or fill material into waters of the United States, including wetlands.

Communities must adopt and have an approved all hazards mitigation plan prior to November 1, 2004 to be eligible to receive Hazard 
Mitigation Grant Program funding (44 CFR Part 201).


















