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 Review what substantial damage (SD) is

 Learn the key SD documents to include in                                                             
every permit file

 See what documentation is needed when                                                                    
property owners appeal an SD determination

 Hear from the local perspective

Learning Outcomes
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“Damage of any origin sustained by a structure 
whereby the cost  of restoring the structure to 
its before damaged condition would  equal or 
exceed 50 percent of the market value of the 
structure  before the damage occurred.” 44 
CFR 59.1

“Any reconstruction, rehabilitation, addition, or 
other improvement of a structure, the cost of 
which equals or exceeds 50% of the market 
value of the structure before the start of 
construction of  the improvement.” 44 CFR 
59.1

Definitions: Substantial Damage (SD) & Substantial Improvement (SI)
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https://ecfr.federalregister.gov/current/title-44/chapter-I/subchapter-B/part-59/subpart-A/section-59.1
https://ecfr.federalregister.gov/current/title-44/chapter-I/subchapter-B/part-59/subpart-A/section-59.1


FEMA 213: Answers to
Questions About SI/SD
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 Local officials are responsible for reviewing the validity of 
all cost estimates provided by applicants, whether 
prepared by licensed contractors, engineers, architects, 
professional cost estimators, or property owners. 

 When applicants submit professional appraisals of 
market value, local officials should examine the 
documentation to determine whether the appraisals 
reflect the specific characteristics of the buildings.

Continued on next slide.



FEMA 213: Answers to
Questions About SI/SD, Continued
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 Local officials also should inspect damaged buildings 
and manufactured homes to verify that the proposed 
costs include all work necessary to restore the structures 
to pre-damage condition. 

 Greater accuracy needed when the result is nearer the 
applicable threshold to SD.
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 Repair costs (including materials & labor)
 Itemized Repair Cost Estimates 
 Qualified official estimates

• SDE Tool? This is also a Qualified Estimate

 RCV & ACV Cost of repair
 Owner Provided Repair Cost Estimates

 Market value
 Qualified professional appraisal
 Tax Assessed Value (market adjusted) minus land?
 Detailed Actual Cash Value Estimate 
 ACV & RCV (RCV should adjust to 30% damage threshold)

Key SD Documents: The SD Determination
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All costs to repair to 
pre-damage condition

Pre-disaster market 
value

≥ 50%
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 Fully detailed materials costs 
with quantity takeoff

 Includes cost of work
 Includes tax and overhead & 

profit (O&P)
 Includes actual cash value 

(ACV), depreciation (DEPR), 
and replacement cost value 
(RCV)

 Room by room estimate

This is ideal.

Key SD Documents:
Repair Costs Estimate 
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Materials & Work Example
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 Provides item description like 
FEMA 213, page 13

 No material details
 Quantity takeoff

 Item costs

 Associated work 

 Less than ideal
 Maybe valid

 Requires inspection to verify

Repair Costs: 
Materials Example
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 Quantity takeoff –
industry standard 
handbook.

 Used in estimating 
material quantities 
needed to perform 
work.
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Excerpt from DeWalt Construction Estimating Complete Handbook 2nd Edition

Repair Costs: Materials, How to Get Quantity
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 Repair costs calculations

 Industry standard 
handbook

 Labor can be calculated 
from quantity as well i.e. 
“It takes ____ time to 
install ____ amount of 
____.”
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Excerpt from DeWalt 
Construction Estimating 

Complete Handbook 2nd Edition

Repair Costs: Labor Example



Federal Emergency Management Agency

 Example of industry standard cost guide

 Comes from RS Means Square Foot Costs Guide

 Convenience store example shown here

 Square Foot Costing Approach includes:
 Quantity 

 Labor

 Tax + O&P

 Site preparation considerations not addressed

Repair Costs: Square Foot Approach 
- for Quantity and Cost
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RS Means Square
Foot Costs Guide
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 Tax assessed values

 Assessor’s reports – include?
 Separate land and 

improvements?
 Improvement sq. ft.?
 Improvement values separated?
 Assessment history?
 Building condition

 Is location value intrinsic to the 
assessment? 

Market Value: Tax Assessed Value –
Details to Consider
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 Elevation Certificate (permit related or pre-existing compliance)
 If you have your SFHA inventory in order this may prequalify compliance

 Substantial damage determination and notice
 Determination (usually in report form)
 Notice (usually a letter, but if done at triage maybe a placard at site also)

 Building permit for repair of damage or other development

 Show your work (could be noted on or attached to permit)
 Notes if determined in a triage stage of observations and rationale
 Notes on details resulting in standard deviations
 SDE Reports or similar reports for each file and program level documentation
 Insurance claim statement of loss reports and other estimates and methods

Key Documents: Permit File – Structure Data
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 What is the current adopted base flood elevation (BFE)? 

 Is a Higher Standard in effect? When?
 Adoption of a higher standard may affect                                                                                 

structure conformance status

 Elevation certificate or other data to show on each                                                        
structure:
 Flood zone (minimum standards require SI/SD on structures in the special flood hazard 

area—Zones A and V)
 Lowest floor (is the lowest floor below the current adopted BFE or design flood elevation 

[DFE]?)
 Utilities/machinery (are the utilities/machinery below the current adopted BFE or DFE?)

Key Documentation Information: Elevation Data
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Key SD Documents: Relevant Building Information
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The following list of information items would be relevant to structure and triage rationale 
 Residential/non-residential
 Duration of flood
 Photos of damage (could be of the street or vicinity when documenting a section)
 Depth of water in structure
 Other perils causing damage
 Construction quality
 Depreciation/condition

Building specific relevant to inspection – post triage
 Square footage - measurements of buildings
 Attributes one, two, three story – type of structure?
 Notes – anything unique or noteworthy
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 JSON file 
containing all 
data 

 Excel file of data

 Community 
Report

 Structure Report

Key SD Documents: Using Substantial Damage Estimator (SDE 3.0)

16



Federal Emergency Management Agency

 Notice Letters

Key SD Documents: Using Substantial Damage Estimator (SDE 3.0)
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 Field Data Collection Sheet  Photo on Report Printout
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 Suggest providing a report 
with the letter
 Reduces questions 

 Provides transparency

 Suggest SDE 3.0 Property 
Detail

Substantial Damage Letter
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 Permit itself

 Mitigation actions taken

 Notices given to property owners and discussion                                                                        
notes and dates

 Inspection records and dates 
 Before SI/SD determination

 During structure recovery and repair

Electronic records are fine, but you need to be aware the NFIP minimum
standard is that records are permanent and publicly accessible.

Other Key Documents to Include in Permit File
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What additional information/documents can the structure owner provide?

 Market value can be appealed
 Qualified Licensed Professional Appraisal

 Actual purchase price within 6                                                                                               
months of the event

 Repair costs can be appealed
 Detailed Repair Cost Estimate by contractor                                                                              

or design professional

 Detailed Repair Cost Estimate prepared by owner

 These must meet standards discussed on slides                                                                                
6 – 11 to be valid

Appeals Documentation

20



Federal Emergency Management Agency

 Anything less detailed than the determination of substantial 
damage

 Market value estimates which are purely comparative

 Market value estimates of opinion which include value 
applicable to location or other market aspects related to the 
land not the structure

 Summary repair costs that were not verified with an inspection

 Repair costs which lack details listed in FEMA 213, pages      
12-13, #16

 If it does not cover these, hand it back – explain what is lacking.

Unacceptable Documentation for Overturning SD Determination
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 Building code and floodplain administration and enforcement, FEMA Public Assistance, permanent 
work, Categories C-G. 180 days after the disaster declaration date.

 Could reimburse eligible work and costs (not all inclusive): 

DRRA Section 1206 FEMA Public Assistance Reimbursement
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review and process permits and 
elevation certificates

enter administrative data cost for overtime for budgeted 
employees

hire, train and supervise staff; 
conduct SD inspections

review and resolve SD appeals straight and overtime for 
unbudgeted employees/extra hires

prepare repair cost and market 
value estimates for SD

cost for supplies and equipment cost for contracted support or 
mutual aid/EMAC

 Floodplain administrators and/or building code officials should begin discussions with their 
Community PA POC about the policy, have a substantial damage plan in place, have contracts or 
agreements in place that meet federal procurement guidelines, and familiarize yourself with 
Emergency Management Assistance Compacts (EMACs).
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 Document, document, document

 Be consistent

 Conduct annual evaluation of property values

 Identify a team to help with substantial damage 
estimation before an event

 Hold annual training on SDE software or other methods 
chosen for making SD/SI determinations

 Inform property owners that live in the SFHA about 
SD/SI requirements in advance

Key Takeaways
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Resources for Success in SD Response
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FEMA 213 SDE 3.0 FEMA P 758FEMA 2055DRRA 1206 EMAC

This set of guides will provide comprehensive resources for building code administration in a disaster response.

®

https://www.fema.gov/sites/default/files/2020-07/fema_p213_08232018.pdf
https://www.fema.gov/sites/default/files/2020-07/sde_3.0_user_manual_field_workbook_0.pdf
https://www.fema.gov/sites/default/files/2020-07/fema_nfip_substantial-improvement-substantial-damage-desk-reference.pdf
https://www.fema.gov/sites/default/files/2020-07/fema_p-2055_post-disaster_buildingsafety_evaluation_2019.pdf
https://www.fema.gov/sites/default/files/2020-10/fema_building-dode-floodplain-management-ddministration-enforcement-policy_drra-1206_signed_10-15-2020.pdf
https://emacweb.org/
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Please Share:

 Your parish’s experience dealing with disasters.

 How do you keep your permit files in order?

 What lessons has your community learned in relation to SI/SD documentation?

 What tips or advice do you have for other communities in relation to substantial 
damage/substantial improvement documentation?  
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Kara Bonsall, CFM
Coastal Zone Administrator 
Cameron Parish Police Jury, Louisiana

Robin Morales, CFM
Permit Secretary
Cameron Parish Police Jury, Louisiana

Local Perspective
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 Substantial Improvement/Substantial Damage Desk Reference

 Answers to Questions About Substantially Improved/Substantially 
Damaged Buildings

 Substantial Damage Estimator (SDE) Tool and Manual

 Disaster Recovery Reform Act of 2018 Provision 1206 – Code 
Implementation and Enforcement

 FEMA YouTube Playlist on Substantial Damage Estimation

Resources
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https://www.fema.gov/sites/default/files/2020-07/fema_nfip_substantial-improvement-substantial-damage-desk-reference.pdf
https://www.fema.gov/sites/default/files/2020-07/fema_p213_08232018.pdf
https://www.fema.gov/emergency-managers/risk-management/building-science/substantial-damage-estimator-tool
https://www.fema.gov/sites/default/files/2020-10/fema_building-dode-floodplain-management-ddministration-enforcement-policy_drra-1206_signed_10-15-2020.pdf
https://youtube.com/playlist?list=PL720Kw_OojlKaUGLcplGiC2Gw9-lutGHt
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Arkansas
 https://www.anrc.arkansas.gov/divisions/water-resources-management/floodplain-management/
 State NFIP contact: Whit Montague, whitney.montague@arkansas.gov, (501) 682-3969
 FEMA State contact: Pedro Perez, Pedro.Perez@fema.dhs.gov, (940) 383-7365
Louisiana
 http://floods.dotd.la.gov/lafloods/
 State NFIP contact: Cindy O’Neal, Cindy.ONeal@la.gov, (225) 379-3005
 FEMA State Contact: Darrin Dutton, DarrinD.Dutton@fema.dhs.gov, (940) 383-7398; Justin McBride, justin.mcbride@fema.dhs.gov, (202) 664-9962
Oklahoma
 http://www.owrb.ok.gov/floodplain
 State NFIP contact: Aaron Milligan, aaron.milligan@owrb.ok.gov, (405) 530-8800
 Interim FEMA State Contact:  Pedro Perez, Pedro.Perez@fema.dhs.gov, (940) 383-7365 
New Mexico
 https://www.nmdhsem.org/preparedness-bureau/mitigation/floodplain/
 State NFIP contact: Loretta Hatch, Loretta.Hatch@state.nm.us, (505) 476-0612
 FEMA state contact: Trey Rozelle, trey.rozelle@fema.dhs.gov, (940) 898-5412
Texas
 http://www.twdb.texas.gov/flood
 State NFIP contact: Yi Chan, Texas Water Development Board, Yi.Chan@twdb.texas.gov, (512) 936-6903
 FEMA state contacts:  Brian Bartley, brian.bartley@fema.dhs.gov, (940) 383-7207; Lauren Fulton, lauren.fulton@fema.dhs.gov, (940) 898-5474; Mike Segner, 

michael.segner@fema.dhs.gov, (940) 383-7267

State & FEMA Contacts for Your Assistance
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 Upcoming FEMA Region 6 Floodplain Management Monthly 
Webinars: https://fema.connectsolutions.com/admin/show-event-catalog?folder-id=153531281

 Recorded FEMA Region 6 Floodplain Management Monthly 
Webinars: https://fema.connectsolutions.com/admin/show-event-catalog?folder-id=174650973

 Upcoming FEMA Region 6 Virtual Brown Bag Trainings:               
https://r6virtualbrownbag.eventbrite.com

Free, Online Trainings
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https://fema.connectsolutions.com/admin/show-event-catalog?folder-id=153531281
https://fema.connectsolutions.com/admin/show-event-catalog?folder-id=174650973
https://r6virtualbrownbag.eventbrite.com/


Thank you. Any questions?
Rebecca Dake, CFM
Training & Outreach 
Specialist, FEMA R6

rebecca.dake@fema.dhs.gov

Brian Bartley, CFM
Floodplain Management &

Insurance Specialist, FEMA R6
brian.bartley@fema.dhs.gov

Kara Bonsall, CFM
Coastal Zone Administrator
Cameron Parish Police Jury

kbonsall@cameronpj.org

Robin Morales, CFM
Permit Secretary

Cameron Parish Police Jury
rmorales@cameronpj.org
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