
PASCO COUNTY

Substantial Damage & Permitting in 

Flood Zones

Serving Our Community to Create a Better Future



Hurricane Damage - Permitting
This slide contains the following visuals: map ,slicer ,slicer ,slicer ,image ,textbox ,Number of Permits ,slicer ,Job Value. Please refer to the notes on this slide for details

https://app.powerbigov.us/groups/me/reports/65e161e4-8fca-44cb-88dc-083900ddbfb7/?pbi_source=PowerPoint


Hurricane Damage Stats - Permitting

➢Over 13,000 affected 
structures

➢6,368 Storm Permits

➢4,736 In SFHA 

➢3,187 SFHA Issued or 
Completed

➢Over $240 Million in 
repair

➢$1.5 million in waived 
fees

➢Median of 8 days for 
review, latest about 10 
business days.

Flood Zone Permits:

All Damage Permits:



ACA-TEST Link 



ACA-TEST Link 



Substantial Damage Estimator



Substantial Damage Estimator

The new digital questionnaire 
designed for Owner Builders:

 

➢Takes guesswork and research out 
of figuring out costs for labor & 
materials

➢Uses Pasco accepted cost averages

➢Can substitute known lower costs

➢Will result in faster review & even 
same-day approval if under 30%

➢Can submit pictures through the 
questionnaire.

➢Staff will guide anyone through 
process on 3rd Floor Recovery 
Center



New Pasco Gateway Refresh



New Pasco Gateway Refresh

Global Search Guided Application Experience Simplifies Application



ACA-TEST Link 



Hazard Mitigation Assistance

• Hazard Mitigation Grant Program (HMGP)
• This program is federally funded and becomes available after a major disaster 

declaration. The cost-share requirement is 75 percent federal and 25 percent 

non-federal

• Flood Mitigation Assistance (FMA)
• Federally funded annually. Residential properties must have a National Flood 

Insurance Program (NFIP) flood policy

• Elevate Florida

• The Florida Department of Emergency Management (FDEM) is 

expected to announce Florida's first statewide Residential Mitigation 

program.

• https://www.floridadisaster.org/dem/mitigation/elevate-Florida/



Assistance Programs

• HOPE Florida Trailer Program

• Residents can call to request an on-site trailer through SERT at 1-

833-GET-HOPE

• Increased Cost of Compliance

• Homeowners with eligible flood insurance policies can request ICC 

funds from NFIP to assist in the elevation

• A maximum of $30,000 is available to eligible owners

• FEMA Hazard Mitigation Assistance

• Owners of Substantially Damaged properties can still apply for elevation 

or mitigation reconstruction projects through HMA when the grant cycle 

opens for FMA and HMGP

• The waiting period between application submittal and award/denial is 

around 14 months on average, and no work can begin pre-award

• Red Cross Bridge Assistance 1-800-RED CROSS



Special Flood Hazard Area Compliance

General 
Conditions

All repairs to structures below the design elevation 
in a SFHA require a permit; regardless of 
requirements under Florida Building Code (FBC)

All parcels in the SFHA must have a Substantial 
Damage Evaluation (SDE) before a permit can be 
issued

All permits in the SFHA require a completed 
Substantial Damage/Substantial Improvement 
Package as part of the submittal. 

Structures requiring more than 49% of the 
structures’ market values to repair are determined 
to be Substantially Damaged. 



Pasco’s Role in Compliance: The Why



Pasco’s Role in SD/SI Compliance

• Pasco is responsible for regulating all development in SFHAs by issuing permits 

and enforcing local floodplain requirements, including Substantial Damage (SD), 

for repairing damaged buildings. After an event, we must:

• Determine where the damage occurred within the community and if the 

damaged structures are in an SFHA.

• Determine what to use for “market value” and the cost to repair consistently

• Determine if repairing plus improving the damaged structure equals or 

exceeds 49% of the structure’s pre-damage value.

• Require permits for floodplain development.

• Investigate non-compliance and enforce the law.



Pasco Role in SD/SI Compliance: What if we don’t?

• Loss of Federal Disaster Assistance: May be ineligible for 

federal disaster assistance, including repair and rebuilding 

grants and Hazard Mitigation Grants. 

• Claw back of Federal Assistance, including HUD & CDBG-DR

• Increased Financial Risk: Without NFIP compliance, property 

owners may face higher financial risks in the event of a flood, 

as most private insurance companies do not cover flood 

damage

• Sanctions: Non-compliant communities can be "sanctioned" by 

NFIP, meaning they are not eligible for certain types of federal 

assistance

• Loss of CRS Discounts

• NFIP Probation- Additional surcharges for at least one year for 

policyholders 

• Eventual inability to write NFIP Policies. 

• Loss of Mortgage access from institutions regulated by FDIC

FEMA Will

Conduct An 

Audit



Initial Damage Assessment Before Substantial Damage 

Evaluations 



Substantial Damage Evaluations (SDE)

• A Substantial Damage Evaluation estimates all costs (not just permitted) to 

repair a structure to pre-damage condition.

• Conducted by an FDEM Contractor (Tidal Wave)

• Street-level estimate based on observations of the structure; estimates may enter 

if invited.

• Additionally, utilizes damage assessment & debris set out datapoints.

• Creates an estimate based on percentages of destruction relative to the 

structure. 

• It is not a detailed loss assessment or adjustment.

• Percentage calculations use the Property Appraiser’s Building Value + 15%

• Informs initial determinations by Floodplain Manager.

• Viewable in Forerunner on Mypasco.net.

• Conducting 500-1,000 estimates per day.



Substantial Damage Evaluations (SDE)



Substantial Damage Determination Letters

• If Substantial Damage estimates result in 49% or more of the building 

value damage, the owner receives a Substantially Damaged 

Determination Letter. 

• If the percentage is not 49% or more, the owner receives a letter 

regarding permitting and improvements in SFHA. All repairs require 

permitting.

• The initial determination is not final.

• Included with each letter are explanatory attachments with options and 

how to get support.

 
Cost of Improvement or Cost to Repair to Pre-Damage Condition

Market Value of the Building
≥49%



Substantial Damage Determination Letters

Three 
Type 
of 
Letters

Substantially Damaged: Slab 
on Grade

Substantially Damaged 
Mobile Home

NOT Substantially Damaged 
(Good Guy)



Substantial Damage Determination Letters



Substantial Damage Determination Letters



Options, Permits & Appeals

Owners with Substantial Damage (SD) have three options to pursue by way of 

permit within 90 Days:

1. Apply for a permit to elevate the structure & bring up to current code

2. Demolish the structure

• Can have Pasco conduct demolition at no cost to owner; recorded 

waiver required, fast-track Process

• Apply for a permit for demolition themselves

3. Apply for a permit for repair utilizing actual restoration costs and/or a 

private appraisal of market value to appeal the Substantial Damage 

Determination 

• Appeals will need completed cost documentation in the SD/SI 

package

• A private appraisal by a Florida licensed appraiser using actual cash 

value approach

• If the owner still disagrees, they can appeal through the normal 

demolition appeals process. (Special Magistrate)



Permitting

• All work on structures below the Design Flood Elevation requires a permit 

regardless of whether FBC requires one.

• All permits will require the Substantial Damage / Substantial Improvement 

package to be completed.

• All costs must be included, whether the owner is undertaking the work or 

not. 

• Structures with no damage do not require a permit.

• Structures outside of the SFHA do not need to comply with 49% rule.

• FEMA will conduct its own property audit before contacting us.

• After-the-fact penalties are waived for the first 90 days. 

• Unpermitted activity will be prosecuted after 90 days.

• Unlicensed contracting is being prosecuted now.



Permitting

• The current practice is to apply for a Residential Alteration Permit (RESALT).

•  Accela team is programming a Floodplain Development Permit to make the 

process faster.

• Can be pulled by contractor or homeowner under Owner is Contractor laws. 

• Single trade permits can be pulled but will not be approved until an SD/SI 

package is completed and accepted for the property.

• Owner is Contractor licensing approvals are done on the fly

• All permit fees are being waived.

• All SDEs are current; any property can receive an SDE within a day.

• Revisions and follow-ups from homeowners are lagging. The contracted permit 

techs will begin calling applicants to follow up if they have been awaiting revisions 

for more than a week.



Great Substantial Damage Substantial Improvement Package Tips

• The more documentation, the better

• Pictures!

• Adjustments, Evaluations, Appraisals, 

Quotes, Receipts!

• Must estimate Homeowner Labor Cost 

as time, too

• Scope of Work must match cost in 

SDSI Packet.

• Tell us what isn’t damaged, too. 

Eliminate questions

• Come get help in Suite 360 of WPGC

• Search Flood Repair →

Substantial Improvement And Damage

https://www.pascocountyfl.net/services/building_construction/substantial_improvement_and_damage.php
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