
Substantial Improvement/
Substantial Damage



McHenry County 
Stormwater Management Ordinance

Duties of the Enforcement Officer

17. Maintain copies of all the following documents for public 
inspection: 

e. Documentation and data on the cost of any repair, 
reconstruction, rehabilitation, or other improvement to a 
building in the floodplain in order to enforce the 
substantial improvement requirements of this Ordinance; 

18. Inspect damaged buildings, regardless of the source of 
the damage, located within the floodplain, to determine 
whether they have been substantially damaged;



National Flood Insurance Program

NFIP/FEMA provides:
 Flood insurance

 Disaster assistance

 Grants and loans

Community’s Role:
 Adopt and enforce local floodplain 

ordinance and permits which:

 Prevent increased damages

 Protect new buildings

 Keep flooding from getting 
worse

 Inspect damages after a flood



Substantial Improvement
Any repair, reconstruction, rehabilitation, addition, or 
other activity to a building in a floodplain taking place 
during a 5 year period in which the cumulative project 
cost equals or exceeds 50 percent of the market value 
of the building before the improvement or repair is 
started. 
Substantial improvement is considered to begin when the first alteration of any wall, ceiling, floor or other structural part of the 
building commences, whether or not that alteration affects the external dimensions of the building.   

Substantial improvement includes: 

A. The cost to repair a building that has incurred repetitive loss or substantial damage, regardless of the actual repair work 
performed; and 

B. The cost of proposed maintenance of existing buildings; but 

Substantial improvement does not include: 

A. The cost of any maintenance of existing buildings completed within the previous 5 year period as a stand-alone project that 
did not require a building permit; or 

B. The cost of any project to improve a building to comply with existing State or local health, sanitary, or safety code 
specifications, which are solely necessary to assure safe living conditions; or  

C. The cost of any alteration of a historic structure, provided that the alteration will not preclude the structure’s continued 
designation as a historic structure.



Substantial Improvement
• Get a detailed cost estimate or quote from a contractor on their 

letterhead
• Review the estimate for completeness and true cost of materials/labor
• Look to assessor for market value and establish a policy on the 

multiplier you will use
• Determine percent improvement
• If close to 50% consider recording any letter to property owner with 

County Recorder

Costs must include:
• Materials and labor
• Demolition and construction debris removal
• Profit and overhead
• Exterior finishes; siding, windows, foundation, etc.
• Interior finishes; flooring, paint, doors, hardware, flooring, etc.
• Plumbing, Electric and HVAC



SI Tracking Spreadsheet

In 2017 2002 and 2005 
work is past 10 years –
Percentage is zeroed 
out

Damage Estimate 
carried through –
replace with actual 
permit if repairs made 
with permit

Future Permits
Accumulating – Original 
scope and any 
additional work found on 
final inspection



Is there any help?



SI/SD Desk Reference
Your Essential Guide to Making SI/SD Determinations

• Tables of Costs to be 
Included and Excluded

• Explanation for Market Value 
Determinations

• Phased Improvements
• Work required to address 

Code compliance
• Historic Structures
• Damage Assessments
• Sample Notices to property 

owners
• Sample Affidavits



Template Permit 
Packet





Substantial Damage
Damage of any origin sustained by a building 
in a floodplain whereby the cumulative 
percentage of damage during a 5 year period 
equals or exceeds 50 percent of the market 
value of the building before the damage 
occurred, regardless of actual repair work 
performed.  The market value of volunteer 
labor and materials must be included in this 
determination.



How many structures? Severity of Flooding?
Catastrophic flooding or other damages
• Do a quick initial screening for any dangerous structures to be red 

tagged, i.e. collapsed foundations
• Call County or IAFSM/RAFT Team (Rapid Assessment Flood Team) for 

help

Numerous structures, including first floor 
• Create a team for inspections
• Initially get out to record high water marks and 

tag any clear substantial damage (culling the herd)
• Set up FEMA SDE software
• Contact Assessor for assistance

Few structures, minor damage 
• Document structures touched by surface flooding
• Create property files and spreadsheets
• Estimate repairs; basement finishes, furnace, water heater, etc.

Where do I begin?



Guidance



Inspection Forms



Damage % Cheat Sheet



Substantial Damage Regs Work!

Red Tagged!

Flooded 2008

Not Flooded 2013



Paul Osman 
Chief Statewide Floodplain Programs/NFIP Coordinator
(217) 782-4428     
paul.osman@illinois.gov

Marilyn Sucoe
NE Area Floodplain Programs Manager
(847) 608-3181
Marilyn.Sucoe@Illinois.gov

Ron Davis
Downstate Area Floodplain Programs Manager
(217) 524-7200
Ron.Davis@Illinois.gov

Frank Shockey
Senior NFIP Specialist
(312) 408-5321
Frank.Shockey@fema.dhs.gov
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