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• Introduction to the National Flood 
Insurance Program (NFIP) 

• FEMA Floodplain Maps 

• Floodplain Management 

• Flood Insurance 

• Legal Considerations 

 

 

 

 



Texas Flood Facts 
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Guadalupe River flood waters, April 15, 2016. Courtesy of the Seguin 
Gazette. 

• Over $6.7 billion in paid flood 
insurance claims since 1978 (second 
in the nation). 

• Leads the nation in flood deaths 
every year. 

• In the last 10 years, Texas has had 9 
flood-related presidentially declared 
disasters.  

 

As a real estate professional, why should you care 
about flood risk? 
 
 



Areas of Texas Flooding 
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Arid regions with poor drainage 



Areas of Texas Flooding 
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Coastal Areas 



Areas of Texas Flooding 
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Hill Country (a.k.a. Flash Flood Alley) 

Image courtesy of FEMA 



Areas of Texas Flooding 
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Riverine Areas 



What is the National Flood Insurance Program? 
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National Flood Insurance Program (1968) 
 
Intent: to reduce future flood damage through 
community floodplain management regulations and 
provide affordable insurance to property owners.  
 
Provides insurance to property owners in participating 
communities.  
 
Three main components:  

• Insurance 
• Floodplain management 
• Risk identification 



What is the National Flood Insurance Program? 
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Flood Insurance: 
 
The National Flood Insurance Program provides 
federally-backed flood insurance to property 
owners. 
 
• To get NFIP flood insurance you must live in a 

community that participates in the program.  
 

• You do NOT have to be in a FEMA designated 
floodplain. 
 

• Insurance rates are based on the level of risk 
to the structure. 

  
 



What is the National Flood Insurance Program? 
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Floodplain Management (Communities): 
 
To be eligible to participate in the NFIP a community 
must adopt, at a minimum, the federal minimum 
standards for development in the floodplain. 
 
Some of the requirements include: 
 
• Floodplain development permits 

 
• New construction must be elevated to at or  

above the Base Flood Elevation (BFE) 
 

• No-rise studies in floodway  
 

  
 



What is the National Flood Insurance Program? 
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Risk Identification: 
 
FEMA produces maps to identify areas of flood risk 
called Flood Insurance Rate Maps, or FIRMs. They 
also produce Flood Insurance Studies (FIS). 
 
• The FIRM shows you the areas that are subject to 

your local flood damage prevention ordinance. 
 

• The level of detail on your FIRM determines the 
requirements of your regulations. 
 

• Your FIS is used for BFE determinations. 
 
 



FEMA Floodplain Maps 

• FEMA Map Service Center 

– Flood Insurance Rate Map (FIRM) 

– FIRMette 

• www.RiskMAP6.com 

• Letter of Map Change 

– Letter of Map Amendment (LOMA) 

– Letter of Map Revision (LOMR) 

– Letter of Map Revision based on fill (LOMR-F) 
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100 Year (1% chance) Flood 
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A one-hundred-year flood is a flood event that has 
a 1% probability of being equaled or exceeded in 
any given year.  

The BASE FLOOD! 



Common Terminology 

• Special Flood Hazard Area (SFHA) – “The Floodplain”: 
  Area inundated in the base flood, as estimated by 
  FEMA. 
• Base Flood Elevation (BFE): 
  Estimated level floodwater is anticipated to rise to 
  during a base flood. 
• Flood Insurance Rate Map (FIRM): 
  Maps produced by FEMA to identify areas of        
  flood risk. 
• Floodway: 
  Area where floodwaters move faster and with       
  greater velocity. Special regulations apply. 
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Defining Flood Risk Zones 
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• Zone A 

• Zone AE 

• Zone AH 

• Zone AO 

• Zone V 

• Zone VE 

• Floodways 

• Zone X 



FEMA Map Service Center: www.msc.fema.gov  
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http://www.msc.fema.gov/
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You are now leaving an official website of the 
Federal Emergency Management Agency. Links 
to non-FEMA sites are provided for the visitor's 
convenience and do not represent an 
endorsement by FEMA of any commercial or 
private issues, products or services. Note that 
the privacy policy of the linked site may differ 
from that of FEMA. 
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Upcoming Map Revisions 
www.RiskMAP6.com 
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Upcoming Map Revisions 
www.RiskMAP6.com 
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Letter of Map Change 
Acronym Stands For Purpose Application 

LOMA Letter of  

Map 

Amendment 

A letter from FEMA stating that an existing structure 
or parcel of land that has not been elevated by fill     
(on natural grade) would not be inundated by the 
base flood. 

MT-EZ 

MT-1 

LOMR-F Letter of  

Map Revision  

(based on fill) 

A letter from FEMA stating that an existing structure 
or parcel of land that has been elevated by fill would 
not be inundated by the base flood. 

MT-1 

LOMR Letter of  

Map Revision 

A letter from FEMA officially revising the current NFIP 
map to show changes to floodplains, floodways, or 
flood elevations (see 44 CFR Ch. 1, Parts 60, 65, and 
72). 

MT-2 

PMR Physical Map 

Revision 

One or more map panels are physically revised and 
republished, incorporating changes to floodplains, 
floodways, or flood elevations. 

https://www.fema.gov/letter-map-changes  

https://www.fema.gov/letter-map-changes
https://www.fema.gov/letter-map-changes
https://www.fema.gov/letter-map-changes
https://www.fema.gov/letter-map-changes
https://www.fema.gov/letter-map-changes


Floodplain Management 
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• Federal Regulations 

• Local Ordinances 

• Elevation Certificates 

• Substantial Damage and Substantial 
Improvement 

 

 

 

 



Common Terminology 

• Pre-FIRM:   

 A building for which construction or    
 substantial improvement occurred on or   
 before December 31, 1974, or before the  
 effective date of the community’s initial FIRM. 

• Freeboard: 

 An additional height above the BFE that   
 may provide a level of protection. 
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Substantial Damage and 
Substantial Improvement 

Substantially Damaged: damaged to the point where repair 
costs are equal to or greater than 50% of the structure’s 
original value  

 

Substantially Improved: Improvements (additions, remodels, 
etc.) cost equal to or greater than 50% of the structure’s 
original value. 
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Local Permitting 

Development includes:  
• New construction or a substantially improved structure, 

• Placing a manufactured home, 

• Mining, dredging, filling, grading or excavating, 

• Roads, bridges and culverts, 

• Altering or relocating stream channels, 

• Travel trailers placed on site for more than 180 days, and 

• Storage of materials including gas or liquid storage tanks. 
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All development within the regulatory floodplain 
(SFHA) requires a permit. 

 



Local Ordinances 
Residential Construction 
“All new construction and substantial improvement of any residential structure shall have the lowest floor 
(including basement), elevated to or above the base flood elevation.  A registered professional engineer, 
architect, or land surveyor shall submit a certification to the Floodplain Administrator that the standard of this 
subsection as proposed in Article 4, Section C (1) a., is satisfied.” – FEMA Model Ordinance 

 

    Some communities have higher standards. 
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By following local building codes and elevating 
above the BFE, this structure in Massachusetts 
avoided damage during the 2006 Mother’s Day 
Floods. A neighboring building, built prior to 
code adoption, had 1.5 feet of flood water.  
Photo credit to Darby Duffin, FEMA (2006) 



Nonresidential Construction 
“New construction and substantial improvements of any commercial, industrial or other nonresidential 
structure shall either have the lowest floor (including basement) elevated to or above the base flood level or 
together with attendant utility and sanitary facilities, be designed so that below the base flood level the 
structure is watertight with walls substantially impermeable to the passage of water and with structural 
components having the capability of resisting hydrostatic and hydrodynamic loads and effects of buoyancy.  
A registered professional engineer or architect shall develop and/or review structural design, specifications, and 
plans for the construction, and shall certify that the design and methods of construction are in accordance with 
accepted standards of practice as outlined in this subsection.  A record of such certification which includes the 
specific elevation (in relation to mean sea level) to which such structures are floodproofed shall be maintained 
by the Floodplain Administrator.” 

 

Main Points:  

• Non-residential can be elevated OR dry floodproofed. 

• Dry floodproofing must be certified by a professional engineer or 
architect. 

 

Again, some communities have higher standards. 
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Local Ordinances 



Local Ordinances 
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Machinery and equipment 
“All new construction or substantial improvements shall be 
constructed with electrical, heating, ventilation, plumbing, 
and air conditioning equipment and other service facilities 
that are designed and/or located so as to prevent water from 
entering or accumulating within the components during 
conditions of flooding.”  
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Elevated AC unities in Sea Bright, NJ. This home was hit by Hurricane Sandy 
but only suffered minor damage due to mitigation steps taken during 
construction. Photo courtesy of FEMA, Feb 2013. 



Local Ordinances 

Enclosures 
Must be:  

• used solely for parking of vehicles, building access or storage, 

• designed to automatically equalize hydrostatic flood forces, 

• certified by a registered professional engineer or meet or 
exceed the following minimum criteria: 
– at least two openings with net area being at least one square inch for 

every square foot of enclosed area, 

– the bottom of all openings shall be no higher than one foot above 
grade. 
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Lowest Floor: Crawl-Space Foundation 

Lowest floor without vents Lowest floor with vents 

Image courtesy of FEMA 



Enclosures 

39 

Collapsed foundation walls, Zone AE. Photo courtesy of FEMA.  



Floodways 

Floodways: 

• Encroachments are prohibited 

– unless it has been demonstrated through an Hydrologic 
and Hydraulic study that the proposed encroachment 
would not result in any increase in the BFE. 

• Subject to all other SFHA regulations 

• If encroachment does result in increased BFE,     
LOMR is needed, including completion of a CLOMR 
prior to beginning construction.  
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Elevation Certificates 
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Hire a Surveyor for ECs 
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Substantial Damage/Improvements 
Generally, all structures that have been substantially 
damaged or undergoing substantial improvements are 
required to be brought into compliance with the NFIP.  
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Image courtesy of FEMA 



Flood Insurance 

Insurable through the NFIP: 

• Structures in the course of construction 

• Regular policy available once structure has two or 
more outside rigid walls and a fully secured roof, 
affixed to a permanent site 

• Manufactured homes built on a permanent chassis and 
affixed to a permanent foundation 

• A travel trailer without wheels, built on a chassis and 
affixed to a permanent foundation that is otherwise 
properly regulated under other ordinances and laws 

• Contents of structure (available to owners and renters) 
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Flood Insurance 

NOT insurable through the NFIP: 

• Buildings completely over water 

• Unanchored manufactured homes 

• Motorized vehicles 

• Gas and liquid storage tanks outside buildings 

• Buildings principally below ground 

• Machinery and equipment out in the open 

• Swimming pools, hot tubs, etc. 
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Rate Comparison Table 

47 



Rate Comparison Table 
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*** Note: These are example premiums only. Consult your insurance agent for a premium specific to your property *** 
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*** Note: These are example premiums only. Consult your insurance agent for a premium specific to your property *** 

Image courtesy of FEMA 
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Image courtesy of FEMA 

*** Note: These are example premiums only. Consult your insurance agent for a premium specific to your property *** 



Flood Insurance Takeaways 
• If property currently has a flood insurance policy, do 

not let it lapse – rates can increase. 
• If there is an Elevation Certificate available, get it from 

the seller to save the fee for a new one. 
• Insurance is available at much lower rates when 

outside the floodplain as a “preferred risk policy.”  
• About 25% of flood insurance claims are from 

structures outside the floodplain. 
• There are specific definitions for primary or secondary 

residences for insurance rating. 
• Federally-regulated lenders cannot make, extend, 

increase, or renew a loan without flood insurance if 
structure is in the floodplain. 
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Legal Considerations 

The Seller’s Disclosure in the Texas Property 
Code section 5.008 is the main mechanism for 
making the potential buyer aware of floodplains 
present on the property. 

 

Some NFIP communities have the requirement 
of notice of floodplain on property adopted into 
their local ordinance. 
 

How does this relate to you? 
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The “Front Lines” of Flood Protection 



Resources 
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• www.texasflood.org  
• FEMA Map Service Center: www.msc.fema.gov  
• Google Earth kmz layer: 
https://hazards.fema.gov/femaportal/wps/portal/NFHLWMSkmzdo
wnload   
• Flood Insurance Manual: https://www.fema.gov/flood-insurance-

manual  
• https://www.fema.gov/letter-map-changes 
• FEMA Resource and Document Library 
• www.RiskMAP6.com  

 
Additional training:  
www.TFMA.org  

 

http://www.texasflood.org/
http://www.msc.fema.gov/
https://hazards.fema.gov/femaportal/wps/portal/NFHLWMSkmzdownload
https://hazards.fema.gov/femaportal/wps/portal/NFHLWMSkmzdownload
https://www.fema.gov/flood-insurance-manual
https://www.fema.gov/flood-insurance-manual
https://www.fema.gov/flood-insurance-manual
https://www.fema.gov/flood-insurance-manual
https://www.fema.gov/flood-insurance-manual
https://www.fema.gov/letter-map-changes
https://www.fema.gov/letter-map-changes
https://www.fema.gov/letter-map-changes
https://www.fema.gov/letter-map-changes
https://www.fema.gov/letter-map-changes
http://www.riskmap6.com/
http://www.tfma.org/


Contacts at TWDB 
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Joshua Oyer, CFM 

NFIP Program Specialist 

512-936-6903 

joshua.oyer@twdb.texas.gov 

 

Shawn Snyder, CFM 

NFIP Team Lead 

512-463-7771 

shawn.snyder@twdb.texas.gov 

 

Michael Segner, CFM, MBA 

NFIP State Coordinator 

512-463-3509 

michael.segner@twdb.texas.gov  

mailto:joshua.oyer@twdb.texas.gov
mailto:shawn.snyder@twdb.texas.gov
mailto:michael.segner@twdb.texas.gov

