
Substantial Damage Screening

Substantial Improvement/Substantial Damage Determinations (SI/SD):

Federal Emergency Management Agency (FEMA) requires that if the ratio of the cost of work to the market value
equals or exceeds 50%, then it is considered to be SI/SD. (FEMA P-758, Section 4.3)

              Cost of Improvement or Cost to Repair to Pre-Damage Condition        >              50%

              Market Value of Building                            

FEMA publication P-758 provides standards for a screening procedure to expedite substantial damage
determinations and flood review approval on those projects that are significantly lower than the 50% substantial
damage threshold.

Screening for Substantial Damage:

Residential Permits (One- and Two-Family Dwellings and Townhouses)

Using the Property Appraiser’s website information for each property, the unadjusted Building Value is used to
quickly screen damaged buildings to help focus attention on those which require a more detailed review.
Ensuring compliance with FEMA P-758, Section 7.4, Using Estimates of Repair Costs and Market Values to
Screen for Substantial Damage.

1. Using the unadjusted Building Value, a screening evaluation can be conducted to determine if further
evaluation is needed:
               a. If the cost of repairing the building is 30% or less of the unadjusted Building Value, it can be
              determined that the cost of repairs does not constitute Substantial Damage and conditionally approve the   
              Flood Review portion of the permit.

                            Example:  Unadjusted market value of Building = $500,000 
                                                Cost to Repair to Pre-Damage Condition = $150,000

                                                                    $150, 000
                                                                    $500,000      =      30%

                  b. If the cost of repairing the building is greater than 30% of the unadjusted Building Value, a full     
                  Substantial Damage review is required including submittal of County 50% Rule application forms and 
                  affidavits, so that a final determination can be arrived at. A property owner may elect to provide a   
                  private appraisal to demonstrate the actual “Market Value” as part a full Substantial Damage Review. 
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Multi-Family (Condo) Permits

For condominiums, the property appraiser data does not separate building or unit value from the land or extra
features (such as pools and other amenities). The definition of “Market Value” adopted by Sarasota County Code
54-513(b)(40) that was adopted 12/12/2023 and based on guidance from the Florida Division of Emergency
Management (FDEM) and FEMA, “Market Value” means the value of buildings and structures, excluding land and
other site improvements. Since the property appraiser data cannot be used to determine "Market Value," the
following screening method is being employed:

1. Using the square footage and construction type of the entire building, valuations can be used from Exhibit C
(which is the 2018 ICC Valuation table) of the BCC adopted Fee Resolution (2021-107) to arrive at a reasonable
building replacement cost value, based on square footage and building construction type.

2. Using this replacement cost value,  a screening evaluation can be conducted to determine if further evaluation is
required:

           a. If the cost of repairing the building is 30% or less of the estimated replacement cost, a  
           conditional approval can be granted for the Flood Review portion of the permit.

           b. If the cost of repairing the building is greater than 30% of the Market Value, a full  
           Substantial Damage review is required, including:
                        i. submittal of the County 50% Rule application forms, 
                        ii. affidavits, and 
                        iii. an Actual Cash Value appraisal report to establish “Market Value” as defined by county ordinance.   
                        (FEMA P-758, Section 4.5.3)
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