FLOODPLAIN FACT SHEET
BUILDING ALTERATIONS/REPAIRS

· When the owner of a building in a Special Flood Hazard Area (100 Year Floodplain) plans to remodel and/or repair a structure, the cost of the work (labor AND materials) is a determining factor in allowable alterations of the building.  If the cost of the work is less than 50% of the market value of the building in its existing condition (for flood damage, the market value of the condition before the damage occurred), a building can be remodeled and/or repaired. 
Important Notes: 

A building in a special flood hazard area cannot be expanded unless the entire structure complies with floodplain regulations.   
The allowable 50% limit on repairs and/or alterations is a cumulative total for the life of a building.

· When the cost to repair or alter a building is more than 50% of the market value of the structure (not including the land value) the building can be altered or repaired only if the structure is modified to meet floodplain requirements – this typically means that the building would have to be elevated, fill added around the structure, and an existing basement filled in.

· It is possible to demolish a home or business that is located in a Special Flood Hazard Area and construct a building(s) in its place.  New construction must comply with floodplain regulations (this means that fill would probably have to be added to the property to raise its elevation), along with the usual zoning code and building code requirements.  

· A property owner may choose to market and sell a damaged home or business that is located in a floodplain.  However, the damage must be disclosed AND a potential buyer should be advised of significant limitations on repair of the building(s) and/or reuse of the property.

· If no action is taken to repair a building that is unsafe or unfit for human habitation, it could potentially become the subject of raze order for the building to be demolished.  

Contact the City Building Inspector at 920.322.3572
 to determine limitations on repair and permit requirements
for changes to your home or business.
FLOOD DAMAGE - Options

If your home or business is damaged by a flood, you may be required to meet certain building requirements before you repair or rebuild. To help you cover the costs of meeting those requirements, the National Flood Insurance Program (NFIP) includes Increased Cost of Compliance (ICC) coverage for all new and renewed Standard Flood Insurance Policies. 

· ICC coverage is separate from other insurance benefits and is in addition to the policy’s building coverage for structural damage.  Although an ICC coverage claim is filed separately from a claim for direct flood damage to the building or its insured contents, there is no separate deductible for this coverage.

· ICC pays policyholders to comply with floodplain management laws; the coverage does not extend to other improvements that the policyholder chooses to make while meeting floodplain management requirements such as remodeling or building an addition.

· ICC coverage does not apply to detached garages or carports, decks, patios, and other surfaces located outside the perimeter exterior walls of the insured building.

· ICC will cover the cost of architectural and engineering fees associated with a design for elevating, relocating or floodproofing a substantially damaged structure.

· The mitigation repairs must be completed within 2 years of the substantial damage declaration.

How Much Coverage is Available 

Flood insurance policyholders in high-risk areas, also known as special flood hazard areas, can get up to $30,000 to help pay the costs to bring their home or business into compliance with their community's floodplain ordinance. 

Four Options Covered 

There are four options you can take to comply with the City’s floodplain ordinance:   

1. Elevation. This raises your home or business to or above the flood elevation level adopted by your community. 

2. Relocation. This moves your home or business out of harm's way. 

3. Demolition. This tears down and removes flood-damaged buildings. 

4. Floodproofing. This option is available primarily for non-residential buildings. It involves making a building watertight through a combination of adjustments or additions of features to the building that reduces the potential for flood damage. 

When to File an ICC Claim 

You may file a claim for your Increased Cost of Compliance coverage in two instances: 

1. When the City 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. 

2. When the City 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. 

How to File an ICC Claim 

Your ICC claim is adjusted separately from the flood damage claim you file under your Standard Flood Insurance Policy. You can only file an ICC claim if the City determines that your home or business has been substantially damaged or repetitively damaged by a flood. This determination is made when you apply for a building permit to begin repairing your home or business. 

If the City determines that your home or business is substantially or repetitively damaged, a local official will explain the floodplain management ordinance provisions that you will have to meet. You may also want to consult with the local official before you make the final decision about which of the options to pursue. 

Once the determination of substantial/repetitive damage has been made by the City, contact the insurance company or agent who wrote your flood policy to file an ICC claim. Your insurer will assign a claims representative who will help you process your ICC claim. You should start getting estimates from contractors to take the necessary steps to elevate, relocate, floodproof, or demolish. 

How Your ICC Claim Payment is Handled 

You may be able to receive a partial payment once the claims representative has a copy of the signed contract for the work, a permit from the community to do the work, and a return of your signed ICC Proof of Loss. If the work is not completed, you must return any partial payment to your insurer. 

When the work is completed, local officials will inspect and issue a certificate of occupancy or a confirmation letter. Once you submit this document to your claims representative, your insurer will pay the final installment or full payment. 

ICC claims will only be paid on flood-damaged homes and businesses, and can only be used to pay for costs of meeting the floodplain management ordinance in your community.

For more information on ICC coverage, call your insurance company or agent, or call the NFIP toll-free at 1-800-427-4661. 

· Where a property owner with flood insurance wishes to modify a flood damaged structure to meet floodplain requirements (meaning that the building would likely have to be elevated and fill added around the structure), the National Flood Insurance Program (NFIP) will pay up to $30,000 to elevate, demolish, relocate or floodproof (non-residential buildings only) the building – or any combination thereof.  The INCREASED COST OF COMPLIANCE program is a program to fund changes to a structure that does not currently comply with floodplain regulations.  

Contact your insurance agent to participate in the INCREASED COST OF COMPLIANCE program.  

