
Post-Flood 
Permitting & 
Substantial Damage 
Estimates (SDEs)

River Corridor & Floodplain Protection Program

Vermont Rivers Program



Woodstock, VT– Taftsville Bridge
Photo credit unknown

FLOODS 
Are
Vermont’s 
#1 Disaster



Inundation

Richmond, VT     8/29/11



Richmond, VT     8/29/11Colchester Point, VT 5/2011

Inundation





Jeffersonville, VT

Waterbury, 2011 

Photo: Tammy Fenton



Floodway = Flood 
Right-of-Way

Flood Fringe = More 
Shallow and Slower 

Floodwaters

Special Flood Hazard Area

Land area inundated by the base flood, or
the area affected in the 1% annual chance flood, aka 

the “100 year” floodplain

FEMA’s Special Flood Hazard Area
 (SFHA)



There is no floodway for 
a lake, 

but waves and ice can be 
just as dangerous!

SFHA – All Zone AE or A1-A30

Special Flood Hazard Area

Land area inundated by the base flood 
The area affected in the 1% annual chance flood, 

aka the “100 year” floodplain. 

Special Flood Hazard Area - Lakes



National Flood Insurance 
Program (NFIP)

•Flood Insurance 

•Floodplain Management Regulations

•Flood Hazard Mapping

•Flood Hazard Mitigation



Voluntary participation allows for:

• NFIP flood insurance policy access for everyone in the 

community

• The community/individuals to receive Federal grants or 

loans (PDM, HMGP, etc.) in the SFHA

• Federal disaster assistance to repair insurable buildings in 

the SFHA



Vermont NFIP 
Participation

7/2023

Map available from:
Flood Ready Vermont 

Atlas

http://maps.vermont.gov/ANR/Html5Viewer/Index.html?configBase=http://maps.vermont.gov/Geocortex/Essentials/ANR/REST/sites/Focus_on_Floods/viewers/FocusOnFloodsHTML/virtualdirectory/Resources/Config/Default


Communities must adopt, implement & enforce 
flood hazard area regulations

Protection of public safety
Reduce future flood 
damages & suffering



After flooding, communities must:
• Issue permits for all repair work
• Make Substantial Damage Estimates for buildings
• Require mitigation for substantially damaged buildings

• Substantial Damage is when the repairs needed to bring a building to its pre-damaged 
condition would equal or exceed 50% of the pre-damaged market value of the structure (not 

including land). 

• Substantial Damage means that the building must meet the community’s current flood hazard 
regulations. 

• Substantial Damage Estimates are required even if the building doesn’t have flood insurance!



Many Vermont flood risks are NOT identified by 
NFIP floodplain delineations 

Unnamed Tributary, White River, 2007

12
%

5
%

Substantial Damage 
determinations are 
only required in the 
FEMA-mapped SFHA



Many Vermont flood risks are NOT identified by 
NFIP floodplain delineations 

Historic Structures are 
usually exempt from  
Substantial Damage 
determinations

• Check your 
regulations

• They may still need 
to meet the rest of 
your local flood 
hazard requirements 
for ALL 
DEVELOPMENT



Special Flood Hazard Area

River Corridor

Floodplains & 
River Corridors 

ANR Natural Resource Atlas
http://anrmaps.vermont.gov/websites/anra5/

*Substantial Damage does NOT 
apply in River Corridors outside 

of the SFHA



https://2023flood.mapvt.com)

https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2F2023flood.mapvt.com%2F&data=05%7C01%7CRebecca.Pfeiffer%40vermont.gov%7C2290fa46048e45ee375108db82fd164f%7C20b4933bbaad433c9c0270edcc7559c6%7C0%7C0%7C638247795772686189%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=WHN7fMiAPlBJ4fvUVG3YqY8odAHY1miG%2BmCRenyDupk%3D&reserved=0


• RED
(home moved off foundation, most of the building inundated)

• Mitigation required before repairing/rebuilding

•YELLOW
• Owners can give you more detailed information 

for final SD determination

•GREEN
• repairs to proceed with a permit



Whetstone Brook, Marlboro, VT, 2011

• Substantial Damage means the 
building must meet the 
community’s current flood hazard 
regulations, regardless of the 
intended repairs or improvements

• Substantial Damage Estimates are 
required even if the building 
doesn’t have flood insurance!



Substantial 
Improvement



• Use the same approach for all properties – Adopt a process to stay consistent

• Use Assessed Values as a starting place for pre-damaged value

• A SDE is a first estimate to know where more info is needed
• Owners can provide contractor’s estimates or a recent real estate appraisal
• Community can refine assessed value
• More detailed assessment can be done



FEMA’s SDE 3.0 Tool/worksheets
OR

ArcGIS Field Collector app 
(created and shared by South Carolina’s 
Flood Mitigation Program)



Use Residential or Non-
Residential field worksheets



Access to Properties

Courtesy SC Flood Mitigation Program



Mold

Courtesy SC Flood Mitigation Program



Courtesy SC Flood Mitigation Program

Complete Removal/Demo



Courtesy SC Flood Mitigation Program

Challenging Structures:

• Abandoned
• Previous Disaster
• Disrepair



Courtesy SC Flood Mitigation Program

Challenging Structures:

• Safety is top concern
• Rely on area 

knowledge
• Note that it is 

abandoned or in 
disrepair, etc.



River Corridor & 
Floodplain Protection 

Regulations
7/2023

Map available from:
Flood Ready Vermont 

Atlas

http://maps.vermont.gov/ANR/Html5Viewer/Index.html?configBase=http://maps.vermont.gov/Geocortex/Essentials/ANR/REST/sites/Focus_on_Floods/viewers/FocusOnFloodsHTML/virtualdirectory/Resources/Config/Default


ERAF 
Reimbursement 

Rates
7/2023

Map available from:
Flood Ready Vermont 

Atlas

http://maps.vermont.gov/ANR/Html5Viewer/Index.html?configBase=http://maps.vermont.gov/Geocortex/Essentials/ANR/REST/sites/Focus_on_Floods/viewers/FocusOnFloodsHTML/virtualdirectory/Resources/Config/Default


Rebecca Pfeiffer
Vermont NFIP Coordinator;
State Floodplain Manager
Rebecca.Pfeiffer@Vermont.gov, 802-490-6157

Visit: 

Flood Ready Vermont (River Corridor FAQs, ERAF & More) : 
http://Floodready.Vermont.gov

Vermont Rivers Program (Municipal Assistance):
http://watershedmanagement.vt.gov/rivers/htm

http://watershedmanagement.vt.gov/rivers/htm




Find your 
Community’s 
Flood Maps

msc.fema.gov



FEMA Flood 
Insurance Rate 

Map (FIRM) 
Status

1/2019

Available 
on Atlas

Available at 
msc.fema.gov



Flood Hazard Boundary Maps
(may still be the maps for Franklin County)



Slightly Less Old-style Flood Maps
(may still be the maps for Franklin & Grand Isle Counties)

Flood Insurance 
Rate Map
(FIRM)

Flood Hazard 
Boundary and 
Floodway map 
(FHBM)



Digital Flood Insurance Rate Map 



ERAF Benefits 
& River 

Corridors
Emergency Relief 

and Assistance Fund

October 2014



75%

12.5%

12.5%

Local

State

FEMA

75%

7.5%

17.5%
State

Local

FEMA

75%

17.5%

7.5%

FEMA

State

Local

No action Four mitigation actions:
1. Current AOT Road standards
2. National Flood Insurance Program
3. Local Hazard Mitigation Plan
4. Local Emergency Operations Plan

Four mitigation actions and
• River Corridor Protection, or
• FEMA Community Rating System credit for 

no new structures in FEMA flood hazard area

After the Disaster:
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