MODEL SUBSTANTIAL IMPROVEMENT/SUBSTANTIAL DAMAGE PACKET 
INSTRUCTIONS TO USE THIS MODEL SI/SD PACKET FOR YOUR COMMUNITY
[bookmark: _Hlk216518212]This Model SI/SD Packet was posted by FDEM in January 2026: https://www.floridadisaster.org/dem/mitigation/floodplain/community-resources/ Download the PDF for the purpose, background, and value of preparing a tailored packet for your community. Also check that this is the most recent version.
This Model SI/SD Packet satisfies the minimum requirements for making Substantial Improvement (SI) and Substantial Damage (SD) determinations. Those determinations, and follow-on enforcement of the requirement to bring SI/SD buildings into compliance, are necessary to enforce the Florida Building Code. SI/SD is a fundamental requirement of participation in the National Flood Insurance Program. 
1. Using SI/SD Packets informs applicants of the requirements and provides cost estimates that local officials need to make SI/SD determinations.
2. You MUST insert the definitions copied from your floodplain management regulations or the Florida Building Code. If your community changed the percentages used in the definitions, be sure to change them in the appropriate places when you tailor the packet. 
3. Input your community where you see [County/City/Town].
4. It is acceptable to minimally tailor this model for your community without FDEM review.
5. Significant deviations from this model should be reviewed by FDEM. Put your community name in the subject line and send to floods@em.myflorida.com. 
6. After you tailor the model for your community and input your definitions, be sure to look where pages are cross referenced as “page XX” and verify the correct page number is shown.
7. Communities that already have similar packets should replace them with this version, or review and ensure their packets are consistent with this version. Over the last few years, FDEM reviewed many packets and identified the following common problems:
· No reference to the FBC and unnecessary reference to NFIP regulations. Communities enforce the FBC and their floodplain management regulations, which together meet or exceed the NFIP requirements. 
· Incorrect definitions that do not match the FBC and local regulations.
· Citing a “fixed factor” multiplier for tax assessment value, which is not permitted – see Market Value: Adjustment Factors Applied to Tax Assessment Values (12/2024)
· Confusing organization that mixes what the owner should complete with what the community does with the information.
8. Review the packet with your legal counsel, especially the phrasing in the affidavit.
9. Input the date you finalize the packet in the footer.





[County/City/Town] SI/SD Packet Instructions DATE	
“50% RULE” – SUBSTANTIAL IMPROVEMENT OR SUBSTANTIAL DAMAGE PACKET

NOTICE TO PROPERTY OWNERS

Please complete the following information.
If you have questions, contact [input local contact information].

	Property Address: 

	Property Owner: 
	Parcel #: 

	Owner Phone:
	Owner Email:

	Contractor (Company Name): 

	Contractor Address: 

	License Number:
	Contractor Phone:



When improvements are proposed or repairs are required for residential structures and nonresidential structures that are located in Special Flood Hazard Areas (SFHAs), including manufactured homes, the [County/City/Town] is required to determine whether the work is Substantial Improvement or the damage is Substantial Damage (see definitions on page XX). This requirement, sometimes called the “50% rule,” is in the Florida Building Code and the regulations of the National Flood Insurance Program (NFIP).
When the determination finds that proposed additions, alterations, or other improvements are Substantial Improvements, and when damage is determined to be Substantial Damage, buildings must be brought into compliance with the current flood damage resistance requirements in the Florida Building Code and the current [County/City/Town] regulations at [citation]. 
Communities that participate in the NFIP are required to adopt and enforce laws in accordance with 44 CFR Sections 59.1 and 60.3. The Florida Building Code and the [County/City/Town] regulations at [citation] meet or exceed the minimum requirements of the NFIP. Federally-backed flood insurance is available for residents and property owners in communities that are in good standing with the NFIP.
Learn more about the SI/SD requirements by downloading FEMA 213, Answers to Questions about Substantially Improved/Substantially Damaged Buildings (2018), www.fema.gov/sites/default/files/2020-07/fema_p213_08232018.pdf. 
DOES YOUR BUILDING ALREADY COMPLY OR CONFORM TO CURRENT FLOODPLAIN MANAGEMENT REQUIREMENTS?
Your building (or manufactured home) may already comply with the floodplain requirements. If you submit the most recent Elevation Certificate for your building, we will review it and may visit the property to determine whether the building complies with or conforms to the current requirements. In addition to the elevations shown in the Elevation Certificate, we will look at enclosed areas under elevated buildings and exterior equipment. If we determine that your building complies or conforms, the rest of this form is not required. 
WHAT DOES IT MEAN IF YOUR BUILDING DOES NOT ALREADY CONFORM TO CURRENT REQUIREMENTS?
Many existing buildings in flood hazard areas do not conform to current requirements for new construction in those areas. If your building does not already conform to those requirements – and if we determine the proposed project is Substantial Improvement or damage is Substantial Damage – then you must bring the building into compliance with the FBC requirements for buildings. Your architect or engineer should explain what that means or you may contact [input local contact information] for advice. It can mean lifting the building onto a taller foundation that is designed to resist flood damage.
Several factors must be considered to determine if your building already conforms to current requirements, including the flood zone and whether the building is residential or nonresidential. In general, the elements of compliance that must be considered include:
· Anchoring and stability under conditions of flooding
· Foundation type
· Lowest floor elevation
· Dry floodproofing (only nonresidential buildings and nonresidential portions of mixed-use buildings)
· Enclosure below elevated building
· Basement
· Machinery, equipment, and building utility systems
· Flood damage-resistant materials
NO PHASED IMPROVEMENTS OR PHASED REPAIRS.
We will review your application to be sure that the scope of work described in your permit application and shown on plans is a complete project that includes all of the work necessary and does not require or depend on additional work before occupancy. Permit applications are legal documents, and applicants and their contractors are responsible for the accuracy of the scope of work and plans for the projects. If you need or want to modify the scope of work to add additional work, we will combine the costs of that additional work to the costs of the original scope of work and re-do the calculation. 

In guidance for SI/SD, FEMA describes scenarios for phased improvements, including incomplete work, multiple permits, consecutive permits issued in a short period of time, modification of issued permits, and unauthorized work. SI/SD guidance for local officials, FEMA P-758, Substantial Improvement/Substantial Damage Desk Reference (2010), is available here: https://www.fema.gov/sites/default/files/documents/fema_nfip_substantial-improvement-substantial-damage-desk-reference.pdf. 
HOW WE USE THE INFORMATION IN THIS PACKET in accordance with the Florida Building Code and our regulations:
1. Review Scope of Work and Plans: We will review proposed improvements and repairs to determine whether the scope of work described in the application identifies a complete project, which means it includes all of the work proposed and necessary to complete the scope of work before occupancy, without relying on or depending on additional work. When a property has an open permit, the costs of the proposed new work will be added to the cost of the previously permitted work to determine whether the combined work constitutes substantial improvement.
2. Determine Market Value: We review the Actual Cash Value appraisal report, if submitted, to verify it includes documentation of replacement (replication) costs and physical depreciation factors and other necessary information. If you do not submit an Actual Cash Value appraisal report, we will use the assessed valuation of your building determined by the [County] County Property Appraiser’s Office, adjusted by a factor provided by that office.
3. Review Cost Estimates: We review the items included in the cost estimate to determine whether the list covers the complete scope of work described in your permit application. We review the cost estimate of the proposed improvement and required repairs, if applicable, to determine whether the costs are reasonable and comparable to the local market rate for materials and labor. This includes the value of donated materials and labor. Estimates must be based on current market costs for materials and market rates for labor, not pre-storm costs. We may reference cost estimating tools available from RSMeans (www.rsmeans.com) and Craftsman (www.craftsman-book.com).
4. Make the SI/SD Determination: We divide the total cost of the work by the market value of the building and document the result on the SI/SD Work Sheet.
[image: ]
5. Notification: We notify you of the result.
· If the result is less than 50%, the proposed work is not Substantial Improvement, or the damage is not Substantial Damage. We encourage you to consider measures to reduce future flood damage, including elevating equipment and using flood damage-resistant materials.
· If the result is equal to or more than 50%, the building plans must show how the building will be brought into compliance with the current requirements of the FBC, as modified by the [County/City/Town]. You may need an architect or engineer to determine what has to happen to achieve compliance or you may contact [input local contact information] for advice on mitigation options and possible funding opportunities. 
NOTES FOR YOU:
· See page XX for the definitions for “Market Value,” “Substantial Damage,” and “Substantial Improvement” included in the [County/City/Town] regulations at [citation]. 
· Refer to page XX if your structure is a listed historic structure or a “contributing resource” to a district listed with the National Register of Historic Places. 
MARKET VALUE: See definition on page XX and check one of the following:
 I am attaching an Actual Cash Value appraisal report prepared by a State Licensed Appraiser for the Market Value of my building. The report must note that it is for use by the [County/City/Town] for SI/SD determination purposes and it must be dated within the last 6 months from application submittal date.
[bookmark: _Hlk206312378] I am not attaching an Actual Cash Value appraisal report and I accept use of the tax assessed valuation of my building determined by the [County] County Property Appraiser’s Office and adjusted by a factor provided by that office. Contact us if your property is a manufactured home, condominium unit, or other building for which tax assessed values may not be provided.
PHOTOGRAPHS OF YOUR BUILDING:
 I am attaching photographs of the interior of the building where improvements will be made or areas that were damaged (preferably before clean-up started).
 I am attaching photographs of the exterior of the building where improvements will be made or areas that were damaged (preferably before clean-up started).
PLEASE COMPLETE AND SUBMIT THE FOLLOWING:
· Joint Property Owner and Contractor Affidavit signed, dated, and notarized (pages XX-XX)
· Completed the Itemized Cost Estimate of Improvement or Repairs (pages XX-XX) 
Notes:
1. If any of the above items are missing, the permit application will be returned and review of the application will be suspended until the items are completed and submitted.
2. Cost estimate forms that are missing costs associated with normal items necessary to perform the proposed work, or if costs appear to be lower than local market rates, may mean that we will develop a cost estimate. If this occurs, that estimate will be provided to you. You always have the option to provide additional information to justify costs.
DEFINITIONS in [County/City/Town] regulations at [citation]: 
MARKET VALUE [INSERT COMMUNITY DEFINITION]
SUBSTANTIAL DAMAGE [INSERT COMMUNITY DEFINITION]
SUBSTANTIAL IMPROVEMENT [INSERT COMMUNITY DEFINITION]
HISTORIC STRUCTURES:
If your structure is individually listed as a historic structure or a “contributing resource” to a district listed with the National Register of Historic Places, the proposed improvements and repairs might not be subject to the SI/SD requirements, provided the work “will not preclude the structure’s continued designation as a historic structure” (see definition of Substantial Improvement). In addition, the [County/City/Town] floodplain management regulations (citation) provides for consideration of variances for historic structures. 

You should submit your plans for review by the State Historic Preservation Office or the [County/City/Town] historic preservation office if that office is recognized by the State as a Certified Local Government https://dos.fl.gov/historical/preservation/certified-local-governments/). If that review determines the work will not preclude your structure’s continued designation, then you do not need to complete this packet. 


INFORMATION NOTES ABOUT COSTS:
Post-Storm Cost Estimates:
FEMA guidance refers to “complete costs” and “costs of all work” and all repairs necessary to restore damaged buildings to their pre-damage condition. Therefore, current material costs and labor costs and rates must be used, not pre-storm costs. 
Donated or Discounted Materials:
The cost estimate must show the value placed on materials that are donated or were purchased at a discounted price. The value of those materials must be adjusted to an amount equivalent to that estimated through normal market transactions.
Self or Volunteer Labor:
Where non-reimbursed (self or volunteer) labor is involved, the value of the labor must be estimated based on applicable minimum hourly wage scales for the type of construction work to be completed. Owners and volunteers who perform work that requires specific qualifications must be licensed by the appropriate Florida board. The building official, based on their professional judgment and knowledge of local and regional wage scales, can provide additional guidance to determine reasonable labor rates for professional trades (i.e., electricians, plumbers, block masons, framing, HVAC, unskilled labor, etc.).

Owner Estimates that use volunteer/personal labor must be shown on a separate worksheet and must provide detailed information, as shown in this example:
Line Item – DRYWALL:
Materials: 1,000 sq ft ½” Drywall @ $2.00/sq ft = $2,000.00
Labor: 16 hours to hang Drywall @ $20.00/hour = $320.00
ITEMS TO BE INCLUDED IN ITEMIZED LIST OF COST ESTIMATES
Note: Costs of all items related to work on buildings must be included. The following list is informational. It includes typical items for residential construction and repairs. Omission of items does not mean those items are excluded. Omission of items for commercial, industrial, and other nonresidential construction does not mean those items are excluded.

[bookmark: _Hlk206918767][bookmark: _Hlk206315058]Site preparation related to the work:
· Excavation for footings
All structural elements, including but not limited to:
· Foundations: Spread or continuous foundation footings, perimeter walls, columns and pilings 
· Monolithic or other types of concrete slabs
· Bearing walls, tie beams, and trusses
· Wood or reinforced concrete decking or roofing 
· Joists, beams, subflooring, framing, and ceilings
· Structurally-attached decks and porches
· Exterior wall finishes (e.g., brick, stucco, or siding including painting and decorative molding) 
· Windows and doors
· Roofing materials 
· Hardware
· Structurally-attached decks and porches
All interior elements, including but not limited to:
· Non-load bearing walls and partitions
· Insulation
· Floor finishes: Tile, linoleum, stone, wood or wall-to-wall carpet over subflooring
· Interior wall finishes (e.g., drywall, painting, stucco, plaster, paneling, marble, or decorative finishes) 
· Doors and finish carpentry and hardware
· Built-in bookcases and furniture
· All cabinets and countertops and hardware
All utility and service equipment, including but not limited to:
· HVAC equipment
· All plumbing and fixtures and piping (kitchen sink and garbage disposal; bathroom toilet, sink, tub, shower, sauna, etc.)
· Electrical wiring, outlets, switches, and panels
· Light fixtures and ceiling fans
· Permanently-wired security and fire, smoke, and CO2 warning systems
· Built-in kitchen appliances 
· Central vacuum systems
· Roof-mounted solar panels and equipment
· Permanently-wired emergency generators
· Water filtration, conditioning or recirculation systems 
· Elevators and lifts
Other:
· Labor and other costs associated with demolishing, removing or altering building components
· Construction debris removal
· Overhead and profit

DO NOT INCLUDE:
· Costs to prepare plans and specifications 
· Survey costs
· Permit and inspection fees
· Debris removal after damage (e.g., removal of debris from building or lot, dumpster rental, transport fees to landfill and landfill tipping fees) and clean-up (e.g., dirt and mud removal, building dry out, etc.) 
· Items not considered real property, such as rugs, carpeting over finished floors, furniture, refrigerators and appliances that are not built-in, etc.
· Landscaping & Yard Lights Sidewalks
· Fences
· Swimming pools/spas and screened pool enclosures 
· Sheds
· Gazebos
· Detached accessory structures 
· Detached decks
· Landscape irrigation systems 
· Driveways
· Docks and davits
· Seawalls




[County/City/Town] SI/SD Packet DATE		2
JOINT PROPERTY OWNER and CONTRACTOR AFFIDAVIT
SUBSTANTIAL IMPROVEMENT/SUBSTANTIAL DAMAGE 
Property Address: ____________________________________________________________
Property Owner Name: ________________________________________________________
Contractor Company Name: ____________________________________________________
 By signing this form, I, the owner, hereby attest that all of the proposed additions, alterations, repairs or other improvements submitted for the Substantial Improvement/Damage Review by me or by my contractor are included in the attached itemized list of estimated costs. Neither I, nor any other contractor will make any repair, improvement or alteration to the subject structure that is not included in the scope of work and plans described in the permit application. The addition of any other work requires modification of the permit and may require reevaluation of the SI/SD determination.
 I, the owner, act as an owner-builder and will not employ a contractor (if checked, skip signature by a contractor).

 By signing this form, I, the contractor, hereby attest that I, or a member of my staff, personally inspected the above-mentioned property and produced the attached itemized list of estimated costs. These estimated costs are for all of the proposed work included in the scope of work and plans described in the permit application, or all of the costs necessary to repair damage sustained by this structure to its pre-damage condition. Neither I, nor any contractor or agent representing me, will make any repairs or perform any work on the subject structure other than what has been included in the attached list. 
I UNDERSTAND THAT I AM SUBJECT TO ENFORCEMENT ACTION AND/OR FINES IF INSPECTION OF THE PROPERTY REVEALS THAT I, OR MY CONTRACTOR, HAVE PERFORMED ANY WORK NOT INCLUDED IN THE SUBMITTED SCOPE OF WORK AND SHOWN ON PLANS. 
I UNDERSTAND THAT ANY PERMIT ISSUED BY THE [COUNTY/CITY/TOWN] PURSUANT TO THIS AFFIDAVIT DOES NOT AUTHORIZE ANY WORK NOT DESCRIBED IN THE SCOPE OF WORK AND SHOWN ON PLANS. SEPARATE PERMITS ARE NECESSARY FOR ACCESSORY STRUCTURES, INCLUDING FENCES, SHEDS, POOLS AND POOL ENCLOSURES. 
SIGNATURE BLOCKS ON NEXT PAGE


CONTINUATION OF JOINT PROPERTY OWNER AND CONTRACTOR AFFIDAVIT

Property Address: ____________________________________________________________
Property Owner Name: ________________________________________________________
Contractor Company Name: ____________________________________________________

	Owner Signature: 

	Owner Name: 
	Date 

	State of Florida, County of 			 
The foregoing instrument was acknowledged before me by means of  physical appearance or  online notarization, this______________ day of ___________________, 20_____, by ______________________________________, who  is personally known to me or  has produced ________________________ as identification. 

Notary Signature/Seal: _____________________________



	Contractor Signature: 

	Contractor Name: 
	Date: 

	State of Florida, County of 			 
The foregoing instrument was acknowledged before me by means of  physical appearance or  online notarization, this______________ day of ___________________, 20_____, by ______________________________________, who  is personally known to me or  has produced ________________________ as identification. 

Notary Signature/Seal: _____________________________




CONTINUATION OF JOINT PROPERTY OWNER AND CONTRACTOR AFFIDAVIT
ITEMIZED COST ESTIMATE OF IMPROVEMENTS OR REPAIRS
This itemized cost estimate of improvement/repairs must be prepared and signed by the contractor or by the owner, if the owner acts as the contractor.

	
	Material Cost
	Labor Cost
	Total Costs

	Excavation
	
	
	

	Demolition and Removal
	
	
	

	Foundation
	
	
	

	Concrete Slabs
	
	
	

	Masonry
	
	
	

	Truss Package
	
	
	

	Floor Framing
	
	
	

	Structurally-attached Decks/Porches
	
	
	

	Exterior Wall Framing
	
	
	

	Exterior Finishes
	
	
	

	Exterior Windows
	
	
	

	Exterior Doors
	
	
	

	Roofing
	
	
	

	Additional Exterior Hardware
	
	
	

	Insulation
	
	
	

	Interior Wall Framing 
	
	
	

	Interior Doors
	
	
	

	Finish Trim and Carpentry
	
	
	

	Floor Finishes
	
	
	

	Interior Drywall
	
	
	

	Interior Wall Finishes
	
	
	

	Cabinets, Countertops, Hardware
	
	
	

	Built-in Bookcases and Furniture
	
	
	

	Electrical Wiring, Outlets, Switches, Panels
	
	
	

	Light Fixtures and Ceiling Fans
	
	
	

	Permanently-wired Security, Fire, Smoke, CO2 Warning Systems
	
	
	

	Built-in Kitchen Appliances
	
	
	

	Plumbing and Piping
	
	
	

	Plumbing fixtures
	
	
	

	Water Heater
	
	
	

	Water Filtration/Conditioning System
	
	
	

	HVAC equipment 
	
	
	

	Roof-mounted Solar Panels and Equipment
	
	
	

	Permanently-wired Emergency Generator
	
	
	

	Water Filtration, Conditioning, and Recirculation Systems
	
	
	

	Elevators and Lifts
	
	
	

	Other
	
	
	

	Other
	
	
	

	Other
	
	
	

	Other
	
	
	

	Other
	
	
	

	Overhead & Profit
	
	
	

	Totals:
	+
	
	=


I certify that I have completed the above cost estimate worksheet as required.

Contractor or Owner/Builder Signature: _________________________________________

Date: ___________________________




CONTINUATION OF JOINT PROPERTY OWNER AND CONTRACTOR AFFIDAVIT

SUBSTANTIAL IMPROCEMENT OR SUBSTANTIAL DAMAGE DETERMINATION 
WORK SHEET

FOR OFFICE USE ONLY
DO NOT WRITE ON THIS PAGE

Property Address: 	

Market Value: $__________________
Source:
 Actual Cash Value appraisal report 
 Tax assessed valuation of $_____________, adjusted by _______, the factor provided by the County Property Appraiser’s Office

Total Estimated Cost: $__________________

Calculation (divide total costs by market value):

$__________________ (total cost)    EQUALS  _____________%
                                                  (market value)  


RESULT:
 The result is less than 50%; review of the permit application will proceed. 
 The result is equal to or greater than 50%; the proposed work is Substantial Improvement or repair of Substantial Damage. The permit application and plans must be modified to demonstrate that the building will be brought into compliance with the requirements for new construction in Special Flood Hazard Areas. 

Reviewed by: _________________________    Date: _______________

Reviewer comments: 





Approved by: _________________________    Date: _______________

Date transmitted to applicant: Date: _______________


image1.png
Costs of Improvements or Cost to Repair to Pre-Damage Condition

> 50%

Market Value of Building




