[image: image1.jpg]


Common Questions:  
Flood Hazard Map Changes
Common Questions:  Flood Hazard Map Changes

Flood hazard maps, also known as Flood Insurance Rate Maps are important tools in the effort to protect lives and properties.  They indicate the risk for flooding throughout an area, and offer a basis for building and land use decisions.  However, over time flood risks change and maps need to be updated to reflect current flood risks.  The risks to areas near levees can change as a result of changes to the levees themselves.  Using new digital mapping techniques, flood hazard maps are now being revised to provide more detailed, reliable and current data.  The result: a better picture of the areas most likely to be affected by flooding and a better foundation from which to make decisions.

What is a flood hazard map?
Flood hazard maps, also called Flood Insurance Rate Maps, indicate different levels of flood risk to homes and businesses by delineating a series of flood risk zones.  The zones are determined based on historical data and by modeling the effects of a major flood.  The low- and moderate-risk zones are represented on the maps by the letter “X” or an “X” that is shaded.  Inland high-risk zones are labeled with designations such as “A,” “AE,” “AO” or “AH,” and coastal high-risk zones with additional risk from storm surge are labeled “V” or “VE.”
What are the benefits of the new flood hazard maps?
The maps benefit different people in different ways: 

· Community planners and local officials will gain a greater understanding of the flood hazards and risks that affect [community name] and can therefore improve planning. 

· Builders and developers will have access to more detailed information for making decisions on where to build and how construction can affect local flood hazard areas. 

· Insurance agents, insurance companies and lending institutions will have easier access to map-related information in order to serve their customers more effectively. 

· Residents and business owners throughout the region will have the ability to make better financial decisions about protecting their properties.
What is a floodplain and how do I determine if my property is located in a high-risk area?
Floodplains are the lowland and relatively flat areas adjoining inland and coastal waters that are periodically subject to flooding. Floodplains can also be described as areas subject to a 1 percent or greater chance of flooding in any given year.  To determine if your property is in a floodplain, locate it on the map and see if it is in a zone beginning with an “A” or “V” (a high-risk area or Special Flood Hazard Area) or a zone beginning with an “X” (an area not in the floodplain).  
Where can I view Flood Insurance Rate Maps?
To view the current effective Flood Insurance Rate Maps for your community, visit the FEMA Map Service Center at www.msc.fema.gov or contact [local government/agency that keeps the Flood Insurance Rate Maps]. 

The new maps are being made available for public view and review at [identify location and URL if applicable].

What will happen if I move from a low- or moderate-risk area to a high-risk area?
In high-risk areas, property owners who carry mortgages from federally regulated or insured lenders are required to purchase a flood policy as a condition of the loan.  If you do not have a mortgage, it is still recommended that you purchase flood insurance.  Most homeowners insurance policies do not provide coverage for damage due to flooding. 
What will happen if I move from a high-risk to a low- to moderate-risk area?
In low- to moderate-risk areas, there is no longer a requirement to purchase flood insurance. However, the risk has only been reduced, not removed. Flood insurance is still recommended, and is strongly recommended for properties near levees.

When new maps become effective, property owners in low- to moderate-risk areas may be eligible for a low-cost Preferred Risk Policy (PRP).  Your insurance agent can help in converting a standard policy to a PRP.
How might the new flood hazard maps affect me financially?
When new maps become effective, if your structure is mapped into a high-risk area and you have a mortgage with a federally regulated or insured lender, you will need to purchase flood insurance.  If your property is mapped into a low- to moderate-risk area, you are not required to purchase or maintain insurance, but are strongly encouraged to do so.  The cost of properly protecting your home and contents from flood damage is far less expensive than the cost of repairs or replacement after a flood has occurred.

Through the National Flood Insurance Program, coverage can often be obtained at significant savings.  The average cost for a flood insurance policy is around $500 per year.  Many residents and business owners will qualify for a Preferred Risk Policy that covers both a structure and its contents at significant savings.  Talk to your insurance agent to determine the appropriate level of protection you need and the cost-savings options that are available.
How can I save money on flood insurance?
If you are being mapped into a high-risk area, the National Flood Insurance Program has “grandfathering” rules to recognize policyholders who have built in compliance with the flood hazard map in place at the time of construction or who maintain continuous coverage.  The easiest way to take advantage of “grandfathering” rules is to have a policy already in force when the new maps take effect.  For example, if your home or business is now in a moderate-risk (“X”) zone, you could purchase the policy before new flood hazard maps are adopted and keep the lower rate associated with the X zone after the new flood hazard maps become effective.  To help maintain this grandfathering benefit for the next owner, you may transfer the policy to them at the time of sale.
How do I prove my structure was built in compliance with an earlier map?

Even if you do not have a policy, the National Flood Insurance Program will honor a grandfather rule for buildings constructed after the first flood hazard map for the community became effective if:

· the building was built in compliance with the flood hazard map in effect at the time of construction; and 

· if the building has not been substantially damaged or improved 

Under this grandfather rule, the property owner must provide proper documentation to the insurance company.  If you wish to keep the zone designation in effect when the structure was built, you must provide a copy of the flood hazard map effective at the time of construction showing where the structure is located or present a letter from a community official verifying this information.  In general, for buildings constructed in high-risk zones after the community’s first flood hazard map was adopted, your rates are based upon the difference between the flood hazard map’s Base Flood Elevation (BFE) and your building’s elevation.  If there is a change in the BFE and keeping the BFE that existed when the structure was first built gives you a better rate, you can take advantage of the more favorable rate.  However, you must provide your agent with an elevation certificate and a copy of the flood hazard map effective at the time of construction.  A letter from a community official verifying this information is also acceptable.

What if my home or business is being mapped into a high-risk area, but I believe the designation is in error?

Flood hazard map designations are always based on the best data available to engineers and local officials at the time areas within a community are surveyed and assessed.  Every effort is made to ensure that the maps reflect the most accurate and reliable information about the flood risk for all properties.  However, re-examining and updating flood hazard information for an entire community is often a multi-year process, and you may believe that you have more accurate data about your property when new maps are completed and released to the public.  

To ensure your questions or concerns about the new map designations are addressed, a 90-day public comment period - known as the Appeal Period - will be initiated once the new preliminary maps are completed and released to the public.  During this period, you will have the opportunity to submit the proper documentation to file an appeal (which specifically addresses an objection to a Base Flood Elevation) or a protest (which addresses objections to other kinds of data on the flood map).  Your local community official can provide you with the details regarding filing an appeal or protest.

When do the new maps become effective?

The maps officially released to county officials and the public in [month] are still preliminary.  The process that leads to final adoption can last as long as a year.

Initial release is followed by a short review period by community officials.  Then there is a 90-day public comment period.  The final review and adoption process is expected to begin [month/season and year; e.g., fall 2008] and adoption is expected to take place [month/season and year; e.g., fall 2008].  Once the maps become effective, new flood insurance requirements will also become effective. 

For an updated timeline of the community’s map modernization process, visit [enter local government/agency URL].

How can I learn more about the new maps and how they could affect me?

The following is a list of resources and contact information if you have further questions.

Web site resources:

· [Community Name] Web site:  [enter URL]
· FEMA Web site on mapping:  www.fema.gov//plan/prevent/fhm  

· For general information about flood insurance:  www.FloodSmart.gov
Other resources: 

· [Community Name] Call Center: [Phone number; hours of operation]
· FEMA Map Assistance Center at www.fema.gov/plan/prevent/fhm/fmc_main.shtm 
1-877-FEMA MAP (1-877-336-2627) 

Open Monday-Friday, 8:00am-6:30pm 

· FEMA Map Service Center at www.msc.fema.gov or call 1-800-358-9616

· To view, or purchase flood hazard maps for a nominal fee call 1-800-358-9616
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