


Rules of the Road

• Attendees will be muted during the presentation
• Use the chat to ask questions during the presentation; we will pause for 

questions at various points
• If you want to share your video, please do
• For technical difficulties, send a private chat to Michele York or email 

michele.york@nebraska.gov
• We will be recording this class for those unable to attend today
• If you have concerns about the widescreen layout, please let us know 

for future classes!

mailto:Michele.york@nebraska.gov


Poll Questions
• Total of 5 poll questions. Your answers are 

anonymous

• If you are a Certified Floodplain Manager (CFM) 
or a Nebraska Municipality Treasurer requesting 
Continuing Education Credit (CEC) today, you 
must answer all poll questions. We will report only 
full participation 

• Only the person registered and logged into Zoom 
will receive credit. If multiple people are viewing 
the presentation together, you will each need to 
log into Zoom using your unique link and answer 
the poll questions separately to receive credit



Agenda

01 Introducing Substantial Damage

02 Substantial Damage Assessments

03 Disaster Preparedness

04 SDE 3.0 Exercise

05

06

Substantial Improvement

Additional Resources





Substantial Damage

• Repairs or additions to structures in the floodplain are considered 
development, so must be permitted by the community

• This is relatively easy to do, if the structure is already compliant with your 
regulations

However…

• What happens when the structure needs repaired or improved, but is 
currently “grandfathered”?



Substantial Damage
• If a non-conforming structure is substantially 

improved or substantially damaged, it must be 
brought into compliance with your floodplain 
ordinance

• Therefore, when a disaster occurs, the Floodplain 
Administrator and local community must determine 
if these structures have incurred substantial 
damage before issuing permits to repair

– This is called a Substantial Damage Assessment (SDA) 



Substantial Damage
Nebraska establishes substantial damage at 50% of the structure’s 
market value:

002.21  Substantial damage.  “Substantial damage” shall mean damage of any 
origin sustained by an obstruction whereby the cost of restoring the obstruction 
to its before-damaged condition would equal or exceed 50 percent of the 
market value of the obstruction before the damage occurred. 

Neb. Admin. Code, Title 455, Ch.1, §002.21



Substantial Damage

• NFIP communities can adopt a threshold 
lower than 50%

• Communities can also adopt language 
for cumulative cost tracking

• Check your floodplain ordinance for your 
expectations
‒Do you have a lower threshold?
‒Do you track costs over time?



Substantial Damage
• What does this mean for you as a Floodplain Administrator?

‒ After a disaster, people will want to start repairs as soon 
as possible

‒ If any buildings are in the floodplain, they need a 
floodplain development permit before repairs can begin

‒ If these buildings are substantially damaged, they must 
bring the structure into compliance

• You can plan for these procedures now to avoid headaches 
in the future



Why is this Process Necessary?
• Is established in Federal and State law (CFR and NE Admin. Code)
• Reduces the number of flood prone structures
• Reduces the risk for continued losses
• Improves community resilience over time
• Records that you maintain can protect unsuspecting buyers of flood-

prone properties
‒People sometimes would rather sell the damaged home than repair it
‒ This puts the burden of compliance on the new owner



Why is this Process Necessary?
• NFIP insured homeowners that experience substantial 

damage can receive up to $30,000 on top of their 
insurance claim
‒ This is called Increased Cost of Compliance 

Coverage (ICC)
‒ Is an automatic rider with any NFIP policy

• Structures that incur substantial damage qualify for 
Hazard Mitigation Grant funding to elevate or relocate
‒ Substantially damaged structures automatically are 

considered to meet BCA requirements for HMA 
grants





Post-Disaster: The SDA Process
Step 1: Office review and field work preparations 
Step 2: Curbside Review 
Step 3: Substantial Damage Inspections, comprising of: 

 Developing the Substantial Damage Inspection schedule 

 Notifying authorities of inspection plans 

 Providing training for inspectors via pilot inspections 

 Conducting substantial damage inspections 
Step 4: Processing field data 
Step 5: Review and Issue Substantial Damage Determinations 
Step 6: Floodplain Development Permits

Process Described in NeDNR’s Substantial Damage Handbook



1. Office Review & Prerequisites 

• Before leaving your office, determine where 
SDAs are required:

‒ Areas of SFHA not impacted by the disaster 
won’t have damaged structures

‒ Damaged structures located outside of the 
SFHA won’t need floodplain development 
permits to repair

‒ Structures in compliance with the current 
floodplain ordinance

Handbook, p. 1



1. Office Review and Prerequisites

Handbook, p. 1



SDA Decision Tree

Is the damaged structure in 
your SFHA?

Does the structure meet 
your Floodplain Management 
Ordinance standards?

• Do SD Inspection of the 
structure 

• Determine damage % 
using SDE

Is the structure 
Substantially Damaged?

• Permits are required 
• New structure must meet 

current Floodplain 
Management Ordinance 
standards. 

• Rebuilding a SD structure = 
new construction. 

• No new habitable structures 
are permitted in the Floodway.

• Permits are required
• Attach SD Determination to the 

permit.

• Floodplain permit required
• Can repair structure to its pre-

disaster state no matter the 
percentage of damage.

• No Floodplain Permit required 
• No SD inspection is needed Yes

No



• Once you know the area, immediate outreach is key

• Community officials should be prepared to answer questions 
throughout the post-disaster recovery phase

• Public needs to understand the recovery process

‒ Press releases to radio, newspaper, etc.

‒ Connect with the Public Information Officer for social media 
announcements

‒ Print notices to place on doors as you complete your 
disaster area tour

1. Office Review & Prerequisites 

Handbook, p. 10 & 43

NeDNR Example Press Release, p. 43



1. Office Review & Prerequisites 
• “The Public” includes property owners, contractors, volunteers, etc.

• These groups need to know:

‒ Structures need inspection before repair work starts, and repairs need permits

‒ Substantial Damage process and requirements

‒ Availability of Increased Cost of Compliance (ICC) coverage with NFIP flood insurance 
policies for SFHA structures

‒ Caution about unlicensed contractors & fraudulent entities that may take advantage of 
disaster victims

‒ Opportunity to implement mitigations not required by ordinance

Consider sharing this info on an annual basis

Handbook, p. 10 & 43



“Somebody Already Inspected My House”

• A disaster event may trigger multiple forms of damage-scoping assessments:
‒ Rapid Needs Assessment - FEMA

‒ Preliminary Damage Assessment – FEMA, NEMA, NWS, and local entities

‒ Damage Assessment* - Evaluation of structural loss

‒ Public Assistance Damage Assessment – Public facility/infrastructure damage 
inspections

‒ Substantial Damage Assessment* - Floodplain Management

‒ Insurance Claims Adjustments – Insurance Agencies

‒ Others? Fire department, local law enforcement, etc.

Handbook, p. 16



2. The Curbside Review
• Contact your county emergency manager before 

entering a disaster area at any time (check-in with 
Incident Command)

• What to bring:
– Camera

– Safety gear: hi-vis vest, hard hat, gloves

– Photo ID or badges

– Radios and spare batteries

– Substantial damage educational materials

Handbook, p. 13 & 39

NeDNR Field Prep Checklist, p. 39



2. The Curbside Review
• Drive through damaged areas of SFHA

– Record limits of disaster area

– Record number of structures 

• Structure types

• Estimated levels of damage (obvious SD?)

• Determine where full SD assessments are required

• Will you need help completing them all?

• Document areas with little to no apparent damage. 
Permits for minor repairs can be issued quickly

Handbook, p. 13-14 and In-Field Guide

NeDNR SD Inspection In-Field Guide



3. Substantial Damage Inspections

• SD Inspections should collect accurate data as quickly as possible to 
complete an SD determination:
1. Develop an inspection schedule
2. Pull together a team to assist with inspections

‒ If teams are deployed, perform “pilot” or “example” inspections to 
ensure they are completed consistently 

3. Conduct Substantial Damage Inspections

Handbook, p. 14



• Creating a schedule:
‒ Start in areas where debris has been cleared allowing for 

faster inspections

‒ Note areas with high development density and many 
structures

‒ Residential inspections can be completed at a rate of 
around 20-35 per day for walkable areas

‒ Non-residential around 3-15 per day

‒ Areas with temporary or permanent access issues may 
require additional planning (debris removal, access to 
private lots/subdivisions)

‒ Assign teams to areas with similar damages

‒ Where will the teams regroup? At what time?

Handbook, p. 14-15

3. Substantial Damage Inspections

Team 1

Team 2
Team 3



• Pilot Inspections: 
‒ Arrange for up to three pilot inspections

‒ Vary the pilots to include both residential and non-
residential structures with various levels of damage

‒ Demonstrate the consistent field procedure for 
performing SDA

• What elements to capture in photos

• How to document damages

• Calculating damage percentages for each 
structural element

• Explain how to clearly communicate with property 
owners

• Using the SDE 3.0 tool (up next)

Handbook, p. 15-16

3. Substantial Damage Inspections



• Calculate damage percentages 
using the tables in the SD 
handbook (ensures consistency)

• Use your best judgement, 
remember owner may appeal

• Record damages on inspection 
worksheets

• Be respectful to the property 
owner, but don’t let them influence 
the inspection

Handbook, p. 17-18 & 58

3. Substantial Damage Inspections 

NeDNR Percent Damage Tables, p. 58



SD Inspection Worksheet (Residential), p. 65



• Take photos from multiple angles
‒ Note water lines
‒ Photograph damage to roof, 

foundation, A/C units, 
windows, siding

• Remember to step back from the 
structure to look for foundation 
shifting, sagging roofline

Handbook, p. 6-7 & In-Field Guide

3. Substantial Damage Assessments





• If entry into the structure is necessary, 
notify the property owner and request 
permission

‒ Talk with your legal counsel 
regarding right of entry protections

‒ If you can’t access the interior of the 
structure, complete your inspection 
from the outside as best you can

• Use caution when entering damaged 
structures due to the possibility of 
structural deficiencies

Handbook, p. 18 & 51

3. Substantial Damage Assessments

NeDNR Right of Entry Notice Template, p. 51



4. Processing Field Data
• We recommend using FEMA’s Substantial Damage 

Estimator 3.0 Tool

‒ Assists state and community officials in 
estimating Substantial Damage to residential 
and non-residential structures

‒ Works like a calculator, taking your field data 
and creating a “percent damage” calculation

‒ Can create summary reports to provide to 
property owners with their permit documentation

‒ We will cover this tool in detail later

Handbook, p. 5 & 18-20



5. Review/Issue Substantial Damage Determinations

• To establish the “precent damage” for a structure, use the following 
calculation:

Cost to repair the structure to pre-damaged condition

Pre-damage market value of the structure
X   100

Handbook, p. 19



5. Review/Issue Substantial Damage Determinations

• To establish the “precent damage” for a structure, use the following 
calculation:

$25,000 repair cost

$250,000 structure at market value
X   100   = 10% Damaged

Not SD

Handbook, p. 19



5. Review/Issue Substantial Damage Determinations

• Market value can come from 3 sources:

a. Tax assessed value (fastest to obtain)

b. Professionally appraised value

c. Estimated value using a geographically adjusted “base cost” 

• Base Cost = Cost per square foot to construct a building

Market Value – The price that the seller is willing to accept and the 
buyer is to pay on the open market and in an arm's length transaction.

Key 
Term:

Handbook, p. 19



5. Review/Issue Substantial Damage Determinations

• Costs to repair can also come from 3 sources:

a. Calculated repair cost using SDE 3.0 (fastest to obtain)

b. Contractor estimate form by a licensed professional

c. Itemized list of materials and labor costs prepared by the property owner 
(must be reasonable and use current market rates)

Cost to Repair – Includes the costs of all work necessary to restore a 
damaged building to its pre-damaged condition. Includes the costs of all 
materials, labor, and other items necessary to perform the proposed 
work.

Key 
Term:

Handbook, p. 21



5. Review/Issue Substantial Damage Determinations

• Included costs for repair:
‒ Market rate of materials and labor (even if 

volunteered/free)
‒ Demolition costs including labor
‒ Contractor’s overhead/profit
‒ All structural elements, including exterior 

finish, flooring, cabinets, electrical and 
HVAC, plumbing, trim, etc.

‒ Built-in appliances

Handbook, p. 21



5. Review/Issue Substantial Damage Determinations

• Excluded costs for repair:
– Trash removal and general cleanup
– Temporary stabilization of the 

structure
– Survey or engineering costs
– Permit fees or inspection fees
– Plug-in appliances
– Correction of health, safety, or sanitary 

code violations

Handbook, p. 21



5. Review/Issue Substantial Damage Determinations

• Use the forms from the SD Handbook 
for any appeals to your calculations 
using the SDE 3.0 tool
‒ Included and Excluded Costs Guide
‒ Cost Estimate Form

• Ensures consistency, accuracy, and 
defensibility

Handbook, p. 21

NeDNR Cost Estimate Form and Included Costs List, p. 49 and 77



5. Review/Issue Substantial Damage Determinations

• Issue your determination to the property 
owner

‒ Print the summary report from the SDE 
3.0 tool

‒ Send a letter with an official determination 
on your community’s letterhead

• Should be attached to a blank floodplain 
development permit application

*Required documents to qualify for ICC or 
mitigation funding

Handbook, p. 20

NeDNR Flood-Related SD Letter to Property Owner, p. 71



5. Review/Issue Substantial Damage Determinations

• Determination letters must include:

‒ The date of the event

‒ Percent damage and fair market value

‒ FPA contact information

‒ Appeals procedures

‒ Specifically use the term “substantial 
damage”

Handbook, p. 20

NeDNR Flood-Related SD Letter to Property Owner, p. 71



6. Floodplain Development Permitting 

• Review permit applications for:

‒ Appeals to your cost estimates

‒ Additional work being proposed (converting 
rooms, redoing the kitchen)

• All additional costs must be added to the SD 
determination

‒ If SD, check for proof that they recognize the need 
to bring the structure into compliance

• Pre-development elevations, contractor bid to 
elevate the structure, engineering certificates

Handbook, p. 22



6. Floodplain Development Permitting 
• When reviewing appeals to repair cost estimates:

‒ Check for contractor license number

‒ Encourage or require second/third estimates

‒ If property owner refuses other estimates, require 
owner and contractor to sign an affidavit certifying the 
costs

‒ Costs must include materials AND labor, including 
demolition

‒ Costs must be based on current market rates

FEMA P-758



6. Floodplain Development Permitting 

• Remember to obtain proof of compliance upon 
completed construction

‒ For elevated houses, obtain a new surveyed 
elevation of the lowest floor

‒ For relocated or demolished structures, 
photographic evidence

‒ For floodproofed structures, engineering 
certificates

Handbook, p. 22



Forms and Templates

• Worksheet Templates

• Exterior Inspection Guide

• Interior Inspection Guide

• Percent Damage Estimation Tables

• Determination Letter Templates

• Press Release Example

https://dnr.nebraska.gov/floodplain/digital-desk-reference

https://dnr.nebraska.gov/floodplain/digital-desk-reference


















Disaster Preparedness

• Knowing what you’ve learned, what can you do to prepare for this 
process?
‒ Know your regulatory jurisdiction
‒ Know which structures are at risk
‒ Build a database
‒ Meet with your county/regional Emergency Manager
‒ Make a plan



Know Your Hazard Zones

• Must be able to answer the following questions:
‒ Where is my jurisdiction?
‒ Where is your jurisdiction’s SFHA located?
‒ What structures exist in the SFHA?

• Resources available:
‒ Printed FIRMs
‒ NeDNR Interactive Map
‒ FEMAs Map Service Center (https://msc.fema.gov/portal/home) 

https://msc.fema.gov/portal/home


Using the Interactive Map

https://dnr.nebraska.gov/floodplain/interactive-maps



Using the Interactive Map – Live Demo

https://dnr.nebraska.gov/floodplain/interactive-maps



Identifying Floodplain Structures

• Before a disaster, take time to identify 
existing structures in the floodplain

• Create an inventory or database of 
structures in the floodplain

• Use this list to determine:
– How long the SD process may take

– How many staff or volunteers are needed

– What compliance actions would need to 
take place if the structure is SD?



• We recommend using your county 
assessor’s G-works (or similar) website

– Users can pull a list of properties into 
an excel sheet

– Assessor’s office may be able to help
– Works best if your GIS page has a 

floodplain layer
• Downloadable floodplain layers 

can be found on FEMA’s Map 
Service Center

Identifying Floodplain Structures



Identifying Floodplain Structures



Data to Collect
Owner Information

‒ Owner’s first and last name 
‒ Owner’s telephone number 
‒ Owner’s mailing address
‒ Zip code 
‒ Official structure address 

Structure Information
‒ Date of construction
‒ Type and number of units on the property
‒ Habitable area (in square feet) per structure
‒ Structure use (a required field on the SDE 3.0 

program)
‒ Number of stories
‒ Construction type (e.g., wood frame, masonry)
‒ Foundation type
‒ Exterior material type (e.g., vinyl siding, brick 

veneer)
‒ Attached or detached garage
‒ A picture of the structure or structures
‒ Adjusted tax assessed value of the structure



Substantial Damage Estimator (SDE) 3.0

• https://www.fema.gov
 Search SDE 3.0

• Allows users to track 
properties

• Acts as a calculator for 
substantial damage 
assessment data

https://www.fema.gov/


Communications with Your Community
• Garner support from community leadership, and have these tough 

conversations ahead of a major disaster
• Examples of pre-event activities:

– Attend substantial damage training annually

– Host a public meeting about substantial damage and mitigation options

– Create a public outreach project such as; social media, information kiosks, newspaper releases, 
updated website, etc.

– Distribute handouts to property owners directly (could include ads in a utility bill, or other 
community handouts)

– Review substantial damage regulations with leadership, and consider updating regulations



Creating a Substantial Damage Management Plan

• The Substantial Damage Management Plan allows 
communities to think about these actions before a 
disaster

• Can be updated as part of your community’s Emergency 
Action Plan and/or Hazard Mitigation Planning

• Template is available from 
https://crsresources.org/files/500/developing_subst_damg
e_mgmt_plan.pdf 

• Communities not in CRS don’t need to follow each step 
exactly in order

https://crsresources.org/files/500/developing_subst_damge_mgmt_plan.pdf
https://crsresources.org/files/500/developing_subst_damge_mgmt_plan.pdf


• The best way to fight misinformation during a 
disaster is to have a clear, transparent 
planning process before one occurs

• This plan allows you to:

‒ Identify at-risk structures

‒ Develop outreach strategies to the public

‒ Garner support from community leadership

‒ Have mitigation projects ready if/when your 
community receives disaster funding

‒ Be prepared

Creating a Substantial Damage Management Plan





Creating Your Database

• Let's add the following addresses to the SDE 3.0 tool:
– 2930 Dudley Street, Lincoln, NE 
– 2504 Old Mill Road, Albion, NE

For the purposes of the exercise, pretend both are residential addresses…





Substantial Damage
Nebraska establishes substantial improvement at 50% of the 
structure’s market value:

002.22  “Substantial improvement” shall mean any reconstruction, 
rehabilitation, addition, or other improvement of an obstruction, the cost of 
which equals or exceeds 50 percent of the market value of the obstruction 
before “start of construction” of the improvement. This includes obstructions 
which have incurred “substantial damage,” regardless of the actual repair work 
performed.



Substantial Improvement
• Improvements are often made at time of 

damage repair, or shortly after
• Damage value needs to be incorporated, even 

if property owner elects not to repair all
– Remember, the definition for SD includes all costs to 

return the structure to pre-damage condition, 
regardless of the work performed

• Watch for ‘phased improvement’ or 
‘consecutive permits’
– This can be avoided with language for “cumulative” 

SD/SI in your ordinance

Handbook, p. 30  |  FEMA P-758 SI/SD Desk Reference, Section 5.6



Reviewing the Improvement Costs

• Again, the forms in the SD Handbook 
can be used for both SD and SI 
calculations

• Have the property owner review the 
following:
‒ Included and Excluded Costs Guide
‒ Cost Estimate Form

• Ensures consistency, accuracy, and 
defensibility

Handbook, p. 21

NeDNR Cost Estimate Form and Included Costs List, p. 49 and 77



Reviewing the Improvement Costs

• These documents also include an 
“excluded” costs list
‒ Trash removal

‒ Temporary stabilization

‒ Permit fees and survey costs

‒ Landscaping, sidewalk repair, or other outside 
costs that don’t include changes to the 
structure

‒ Correcting health/safety code violations

‒ Plug-in (not built-in) appliances

Handbook, p. 21

NeDNR Excluded Costs List, p. 50 and 77



Record Keeping
• Permit documents related to floodplain management must be maintained in perpetuity

• This especially includes SD/SI documentation 
– Benefits community compliance, future property owners, and is needed for obtaining ICC or 

mitigation funding

• Documents to maintain include:
– Development permit + all attachments (site plans)

– SD determination + supporting docs

– Building inspection records

– Engineered openings design documents

– Evidence historic structures will maintain status

– Variance proceedings

– Elevation certificate (before occupancy certificate)

Handbook, p 34



Additional Handbook Resources:

• Field Data Processing Tips, p. 27-28
• Determination Letters, p. 29 & Appendix
• Determination Integrity Tips, p. 30
• Permitting Considerations, p. 31
• Infrastructure Repairs, p. 32
• Violations, p. 32
• Site Inspections, p. 33



FEMA SI/SD Resources



SDE 3.0 Resources



Substantial Damage 
Forms and Templates

https://dnr.nebraska.gov/floodplain/digital-desk-reference

https://dnr.nebraska.gov/floodplain/digital-desk-reference
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