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BACKGROUND
Applicant:

Thomas P. Adams, property owner

Requested Action:

An appeal of the Planning and Zoning Division Director’s
determination that a residence has sustained substantial damage

Zoning:

A, Agricultural District with Floodway and Floodway Fringe overlay
Districts.

Location:

233 Lakeview Drive, in the Karmill Wood Acres Subdivision, 500
feet south of the Mississippi River

Parcel size:

0.66 acres

Current Land Use:

single-family residence and Adams Contracting & Lawncare

Adjacent Land Uses and Zoning:

Direction

Zoning

Land Use

North

A, Agricultural, FF/FW Flood Fringe
and Flood Way

Vacant residential lot

East

A, Agricultural District, FF/FW Flood
Fringe and Flood Way

Single Family
Residential

South

A, Agricultural District, FF/FW Flood
Fringe and Flood Way

Single Family
Residential

West

A, Agricultural District, FF/FW Flood
Fringe and Flood Way

Single Family
Residential

The applicant is appealing a determination of the Planning & Zoning Division Director that a singlefamily residence located at 233 Lakeview Drive sustained substantial damage due to flooding in
2019. The applicant’s statement for the appeal and the written determination being appealed
(letter dated August 26, 2019) are attached.
Under the County’s floodplain standards, a substantially damaged house can be repaired and
reoccupied, but only if the house is brought into conformance with the floodplain regulations.
Conformance would include elevating the house such that the lowest floor is elevated at least one
foot above the base flood elevation. (Sections 405.340, 405.350, and 405.355.B)
The Board of Zoning Adjustment is designated as the body to hear and decide appeals when it is
alleged that there is an error in any requirement, decision, or determination made by the Director

of the Division of Planning and Zoning in the enforcement and administration of the County’s
floodplain development standards. (Section 405.375.C)
Standards and Procedures
To promote public safety, minimize losses from periodic flooding, and to maintain eligibility to
participate in the National Flood Insurance Program, St. Charles County enacted and administers
a Floodplain Development Ordinance (Article XI of the Unified Development Ordinance). The
County’s development standards and procedures were adopted in compliance with Federal
Emergency Management Agency (FEMA) requirements. FEMA compliance is a condition for
eligibility for Federal disaster assistance.
In 2019, St. Charles County sustained major flooding which officially began March 15. In June
nearly 90,000 acres of Mississippi and Missouri River floodplains remained inundated, and the
President declared a Federal disaster on July 9.
In response, the County’s Community Development Department staff carried out more than 3,500
inspections of structures in affected areas. Structures were inspected in both the unincorporated
County and, under contract with the City, within the City of West Alton.
Inspections of affected structures were inspected in accordance with FEMA’s Guidance for
Estimating Percent Damage. This guide provides damage percentages per component of the
structure depending on the depth of the water in the structure and the amount of time the structure
was inundated with flooding. Photographs taken of each structure document conditions.
Based on inspection information, a Certified Floodplain Manager in the Community Development
Department prepared a Substantial Damage Estimation (SDE) for each building. To complete
estimates in a standard way and insure FEMA compliance, the County used FEMA’s Substantial
Damage Estimator 3.0 computer program. This program contains the database functions needed
for administration of the substantial damages portions floodplain ordinance. Basic data used to
complete SDEs include:
x
x
x
x

Estimated market value of the residence (and excluding accessory buildings and land)
Replacement cost for the residence
Damage assessment numbers
Photographs

The County’s Unified Development Ordinance defines “substantial damage” as: “Damage of any
origin sustained by a structure, whereby the cost of restoring the structure to its before-damaged
condition would equal or exceed fifty percent (50%) of the market value of the structure before
the damage occurred.” (Section 405.060) By ordinance, “…the current market value of the
structure shall be determined by the St. Charles County Assessor, adjusted to approximate
market value, or a state-licensed appraiser, at the option of the landowner.” (Section 405.330.4)
The replacement cost for the structure was determined using current building values based on
industry-standard Marshall & Swift construction cost estimates. For the St. Louis region, singlefamily home construction now costs an average of $122.46 per square foot. This number was
multiplied by the square footage of the home to obtain the total replacement cost of the structure.
Photos of specific damage areas were included in the Substantial Damage Estimate when

exceptional damage percentages were noted or when systems were not damaged based on
unusual construction methods or locations for systems.
Once the damage assessment inspection and the substantial damage estimate were completed,
the percentage of damage was calculated. The percentage of damage is the total cost required
to repair the structure to pre-damaged condition divided by the pre-flood market value of the
structure.
Owners of flood-damaged properties were notified by mail of their options for moving forward.
Following notification, the property owner can apply for building permits to make the appropriate
alteration to the structure, including repair, repair and elevation, or demolition.
Property owners have the option to appeal the substantial damage determination by providing
documentation to reasonably adjust the parameters of the Substantial Damage Estimate. Typical
documentation could include a new appraisal completed by an appraiser licensed in Missouri,
insurance adjustment paperwork covering the same scope of work and indicating a lesser value
of damage, or multiple contractor estimates to indicate the repairs can be made at a cost less
than estimated by staff. Based on this documentation, County staff can revise the Substantial
Damage Estimate.
In addition, homeowners with flood insurance may be able to use Increased Cost of Compliance
(ICC) provisions -- typically up to $30,000 -- to pay for elevation or demolition of the structure.

Subject Property
As part of the County’s overall flood response, a single-family residence was inspected at 233
Lakeview Drive. The location is within the Karmill Wood Acres Subdivision and located about 500
feet south of the Mississippi River. On July 11, 2019, the County determined that the house was
seriously damaged and prohibited anyone from entering or occupying the building. The high water
mark within the house (see attached photo) was determined to have been more than 41 inches
above the first floor level. The period of time the building remained flooded was a minimum of
several weeks.
After this initial damage assessment, the County on July 15, 2019 prepared a substantial damage
assessment using Substantial Damage Estimator 3.0. The County Assessor estimated the market
value of the house as $100,123.30, excluding land and accessory buildings, meaning that
“substantial damage” for this residence is defined as an amount greater than $50,061.65. The
damage to the home was determined to be $106.286.71, meaning that the structure is considered
100 percent damaged.
On July 15, 2019, the property owner was notified in writing of this determination and the
requirement to bring his structure into compliance with the floodplain ordinances of Saint Charles
County. This notification offered the options to either demolish or elevate the structure to at least
one foot above the base flood elevation. A copy of the Substantial Damage Estimate packet
issued for his property was provided, and the owner was notified of the ability to meet with staff
regarding the substantial damage process.
On August 13, 2019, County staff met with the property owner at his request. The applicant
disagreed with the County’s determination and provided a partial copy of his insurance claim for

his property (page 33 and 34 and a summary page) showing the insurance company’s damage
assessment at $91,000 (91% of the structure’s value). The applicant also submitted a statement
from a Missouri-licensed structural engineer stating that damage to the foundation,
superstructure, and exterior finish was zero dollars ($0). Additionally, the applicant submitted a
contractor’s bid to repair the structure for $31,995.
County staff reviewed the submitted documents. Excluding the structural elements addressed by
the engineer’s report, $68,492 in damages (68%) remained. As the building contractor’s quote
represented only a third of the anticipated repair costs, three quotes were requested but not
provided. No quotes were provided to repair or replace the septic system, an expense which can
cost $10,000 to $12,000 or more, depending on the system.

Damage Estimates by Building Element
Foundation
Superstructure (sheathing, wall studs,
floor joists, roof structure)
Roof Covering
Exterior Finish
Interior Finish
Doors/Windows/Garage Doors
Cabinets and Countertops
Floor Finish
Plumbing/Water Heater/Septic System
Electrical
Appliances
Heating/Venting/Air Conditioning
Carpenter Labor
TOTAL ESTIMATED DAMAGES

Applicant
$0
$0

St. Charles County
$6,121
$22,802

$0
$0
$5,100
$3,420
$3,700
$4,200
$1,975
$4,100
$0
$7,500
2,000
$31,995

$0
$8,872
$16,716
$6,686
$3,772
$13,201
$14,401
$4,115
$0
$9,601
N/A
$106,287

Although documents submitted by the applicant showed the insurance company’s overall damage
was $91,000, using the detailed information provided, the County was able to exclude damage to
accessory buildings, clean up, and drying costs, and thus reduce the insurance company’s
damage assessment to $75,302.15 (75% damaged). These reductions were in accordance with
a list of exclusions specified by County Code. (Section 405.335.B) Regardless, this new
information did not substantiate a reduction below 50%.
The applicant appealed this determination to the Planning and Zoning Division Director. Following
his review of all documentation, the Director on August 26, 2019 confirmed in writing (attached)
that the residence had been substantially damaged. The applicant was notified that he could
appeal that decision to the Board of Zoning Adjustment within 45 days.
Following this determination, the damaged septic system was replaced during the period
September 27-29 without County permits or inspections. That cost is not included within the
applicant’s stated repair costs of $31,995.

Recommendation
The Board of Zoning Adjustment is asked to review relevant documents, consider any
testimony, and determine by vote whether the Planning and Zoning Division Director erred in
determining that the residence at 233 Lakeview Drive sustained substantial damage.
Substantial damage in this case is defined as damage exceeding $50,061.65 -- 50% of the
home’s pre-flood market value as determined by the County Assessor.
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ZAP 19-01 ʹ Aerial View
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Appendix E
Guidance for Estimating Percent Damage for Residential Structures

Basic Flooding Model Assumptions:
1) Medium height freshwater flooding; limited duration. No high-velocity action; no wave action.
2) A 1-story house (without a basement) is used for this example house to establish the Categories of Work percentages of total costs.
Damage Threshold

Foundation
Continuous perimeter foundations, footings, and
piers for internal beams and floor loads. Footing
depth averages between 30 inches and 42 inches
below ground level. Materials include
unreinforced cast-in-place concrete,
unreinforced masonry or concrete masonry units
(CMUs), concrete slab on grade, or raised slab
construction.

Threshold Markers

0-25%

Over 75%

Water level rises just above
first floor level.

Water level is 4-7 feet
against the outside of the
building.

Water level is 7 feet or
higher against the outside
of the building.

No scouring at the
footings.

Limited scouring at the
footings.

Limited scouring at the
footings.

Limited scouring at the
footings.

Soils are saturated and
unstable

Foundation is notably
cracked and/or displaced.
Structure has been
knocked off its foundation.

Soils are saturated.

Cracks noted on or along
the foundation walls.

Portions of the foundation
are damaged or missing

Undermining of the
concrete slab, especially at
corners - hairline cracks
only.

Significant undermining of
the concrete slab ±
significant cracking is
visible.

Significant undermining of
the concrete slab - major
cracking and separation of
the concrete slab.

Short-term inundation Foundation is inundated with
flood waters but for a limited
duration. Limited scouring or
undermining of the
foundation or footings is
found. Minor cracking from
some settlement but no
displacement, heaving or
discontinuities of the
structural support systems.

Floodwaters extend over the
top of the foundation system
- significant inundation for
over 12 hours. Some
cracking of the
masonry/concrete foundation
walls. Some damage to the
foundation wall from debris or
settlement noted.

Settlement noted at the
footings, due to erosion or
unstable soils. Foundation
wall damage ± sections of
the walls are cracking,
displaced, and missing,
causing an inherent instability
to the support for the house.
Use caution when
approaching or entering the
house.

Description

Common Damage

50-75%

Water level does not rise to
the level of the bottom of
the first floor of the
structure.

Some undermining but no
visible cracking at concrete
slab.

Special Considerations for
Coastal/High Velocity Floods

25-50%

Short-term inundation to
limited heights. Limited
scouring and erosion - low
flow and low velocity
floodwaters. No noticeable
cracking of the masonry or
displacement of the
foundation walls.

Coastal floods may show more evidence of scouring at the supports - the foundation system may be better designed to
resist this scouring action.
High velocity floodwaters may create erosion/scouring that the building has not been designed to resist.

Guidance for Estimating Percent Damage for Residential Structures

1 of 12

Superstructure (Wood Frame/Masonry)

0- 25%

Threshold Markers

The wall support systems that extend from the
foundation wall to the roof structure.
Superstructures include the exterior wall
sheathing panels, shear panels, or braced wall
panels. This section also includes structural
members that support the roof (rafters and
trusses), but does not include the roof sheathing.

Masonry construction:
Load bearing walls using unreinforced masonry
(URM) and reinforced block or brick
Typical exterior covers are stucco, siding
(aluminum, vinyl, or wood), and masonry veneer
(Reinforced concrete construction should be
categorized under masonry.)

Special Considerations for
Coastal/High Velocity Floods

2 of 12

Common Damage

Description

Wood frame construction:
Lightweight lumber or metal studs Interior wall
framing (without sheathing) Typical exterior
structural panel wall sheathing is plywood or
hardboard

Water level does not rise to
the level of the bottom of
the first floor of the
structure.

25-50%

50-75%

Over 75%

Water level rises just
above first floor level.

Water level is up to 3 feet
high on the first floor level.

Water is over 3 feet high
on the first floor level of
the house.

Damage to the exterior
walls is limited

Some damage to exterior
walls.

Significant damage to
exterior walls.

No damage to the roof
framing.

Damage to the roof framing
is limited.

Significant damage to
sections of the roof
framing.

Significant damage to the
main portion or multiple
sections of the roof
framing.

Minor damage to portions
of the wall structure. Wall
studs and sheathing
suffered minor damage by
contact with debris or from
floodwater pressures
against the structure.
Minor missing or damaged
sections of the roof
structure. No deformation
or distortion of the
structural frame is evident.

Some missing sections or
open damage to portions
of the wall structure. Wall
studs and sheathing
suffered some damage by
contact with debris or from
floodwater pressures
against the structure.
Some missing or damaged
sections of the roof
structure. No deformation
or distortion of the
structural frame is evident.

Missing sections or open
damage to significant portions
of the wall structure. Wall
studs and sheathing
damaged by contact,
collision, or piercing with
debris or from floodwater
pressures against the
structure. Significant missing
or damaged sections of the
roof structure. Some
deformation or distortion of
the structural frame is
evident.

Missing exterior wall(s) or
open damage to large
portions of the wall structure.
Wall studs and sheathing
damaged by contact,
collision, or piercing with
debris or from floodwater
pressures against the
structure. Large missing or
damaged sections of the roof
structure. Significant
deformation or distortion of
the structural frame is
evident.

Coastal areas have higher wind conditions requiring additional exterior wall structural panels, shear walls, and braced
wall panels.
Damage to these wall structural systems would indicate a higher percent of damage, because they are already designed
to resist higher wind conditions.

Guidance for Estimating Percent Damage for Residential Structures

Roof Covering

0-25%

Common Damage

Description

Threshold Markers

Roofing includes a lightweight composition
shingle, tile roofs, metal roofs, or a built-up roof
with gravel or rock cover material. Roofing does
not include structural framing members such as
rafters or prefabricated trusses that support the
roof deck. The roof sheathing and flashing is
included in this section.

25-50%

50-75%

Over 75%

Minor wind damage to the
roof coverings.

Some damaged areas of
the roof from high-winds or
damage from debris.

Significant damaged areas
of the roof from high winds
or damage from debris.

Large damaged areas of
the roof from high winds
or damage from debris.

Main surface areas are
unaffected.

Some sections of the roof
covering are missing or
loose.

Significant sections of the
roof covering are missing
or loose.

Major sections of the roof
covering are missing or
loose.

Flashings are intact.

Some damage to the
flashings.

Damage to the flashings
allows some water
infiltration at joints and
roof penetrations.

Damage to the flashings
allows significant water
infiltration at joints and
roof penetrations.

No damage to the roof
sheathing.

Minimal damage to the roof
sheathing.

Significant damage to the
roof sheathing - some
areas of the sheathing will
need replacement.

Major damage to the roof
sheathing - most of the
roof sheathing will need
replacement.

Roof shingles or tiles mostly
intact. Some minor damage
to roof shingles - some torn
or loose shingles in limited
areas.

Some areas where the roof
shingles were damaged by
high winds. Several small
areas of exposed roof
sheathing as a result of
missing/damaged shingles.

Some areas where the roof
shingles were damaged by
high winds. Several small
areas of exposed roof
sheathing as a result of
missing/damaged shingles.
Some damage to the roof
covering and sheathing due
to debris falling or penetrating
the roof assembly.

Major areas of the roof
where the shingles/tile are
missing, allowing
rainwater to freely enter
the house below.
Significant damage to roof
covering and roof
sheathing from strong
winds or windborne debris
penetrating the roof
assembly.

Coastal areas have higher wind conditions requiring additional roof covering requirements.
Special Considerations for
Coastal/High Velocity Floods

Damage to these roof coverings would indicate a higher percent of damage, because they are designed to resist higher
wind conditions.
Damage to the roofing is more likely during high-wind conditions due to the loss of protection from missing roof
coverings and water infiltration. This will increase the percent of damage.
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Exterior Finish
Threshold Markers

0- 25%

The wall covering system that covers the wall
sheathing, as well as insulation and weather
stripping. This includes the water resistant
materials and the finish materials: Stucco,
Siding (aluminum, vinyl, or wood), Masonry,
Stone veneer.

Description

Common Damage

Insulation is installed at the flooring beneath the
lowest floor level and throughout the walls and
ceilings. Types of insulation include: fiberglass
wall and ceiling insulation, blown wall and ceiling
insulation, and rigid wall insulation.

25-50%

50-75%

Over 75%

Water level is less than 6
inches above the lowest
floor level.

Water level is between 6
and 18 inches above the
lowest floor level.

Water level is between 18
inches and 3 feet above the
lowest floor level.

Water level is more than 3
feet above the lowest floor
level.

The duration of the
floodwaters is limited - less
than 12 hours.

The duration of the
floodwaters is limited - less
than 12 hours.

The duration of the
floodwaters is more than
12 hours.

The duration of the
floodwaters is more than
12 hours.

Water staining,
contamination, and damage
on some of the exterior wall
finishes. 'Clean and repair'
process is likely. Brick and
stone veneer walls, stucco
walls, and 'cultured stone'
walls may need some water
removal techniques to allow
drying of the interior
materials and wall cavities.
Verify adherence of the finish
materials to the wall
substrate. A limited amount
of the siding materials may
require replacement as
needed. No damage or
replacement of the insulation
system is necessary, except
where water and high
moisture conditions have
caused the insulation to fall
loose within the crawlspace
sub-flooring.

Damage/losses to some
areas of the exterior wall
surfaces, in addition to water
staining and contamination.
Some repairs are required at
damaged locations prior or
during 'clean and repair'
process. Brick and stone
veneer walls, stucco walls,
and 'cultured stone' walls
may need some water
removal techniques to allow
drying of the interior
materials and wall cavities.
Verify adherence of the finish
materials to the wall
substrate. Damaged house
trim work will require
replacement. Water damage
to the insulation in the subflooring above the
crawlspace or basement
levels. Damage to insulation
is evident and insulation
often has fallen loose. This
insulation should be removed
and replaced.

Damage/losses to significant
sections of the exterior wall
surfaces, in addition to water
staining and contamination.
Significant repairs are
required at damaged
locations prior to 'clean and
repair' process. Replacement
of some sections of the
exterior siding is required.
Brick and stone veneer walls,
stucco walls, and 'cultured
stone' walls may need some
water removal techniques to
allow drying of the interior
materials and wall cavities.
Verify adherence of the finish
materials to the wall
substrate. Water damage to
the insulation in the subflooring above the
crawlspace or basement
levels. This insulation should
be removed and replaced.
Water saturation of wall
insulation may be found in
the lowest section of the
exterior walls. Contaminants
in the flood waters are cause
for removal and replacement
of lower sections of the
saturated insulation. Clean,
sanitize, and dry the
structural systems before reinstalling materials. Damaged
house trim work will require
replacement, especially at
door and window casings.

Damage/losses to major
sections of the exterior wall
surfaces, in addition to water
staining and contamination.
Major repairs are required at
damaged locations prior to
'clean and repair' process.
Replacement of large
sections of the exterior siding
is required. Brick and stone
veneer walls, stucco walls,
and 'cultured stone' walls
may need some water
removal techniques to allow
drying of the interior
materials and wall cavities.
Verify adherence of the finish
materials to the wall
materials. Damaged house
trim will require replacement,
especially at door and
window casings. Water
damage to the insulation in
the sub-flooring above the
crawlspace or basement
levels. This insulation should
be removed and replaced.
Water saturation of wall
insulation requires the
removal of all of the
insulation from the damaged
sections of the exterior walls.
Contaminants in the flood
waters are cause for removal
and replacement of lower
sections of the saturated
insulation. Clean, sanitize,
and dry the structural
systems before re-installing.

The salt, erosion, and winds in coastal areas will have a damaging effect on the quality of exterior wall finishes.
Special Considerations for
Coastal/High Velocity Floods
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Damage to exterior finishes are more likely during high-wind conditions due to the loss of protection from missing
exterior finishes and water infiltration. Damage to the insulation is more likely during high-wind conditions due to the
loss of protection from missing roof coverings and exterior finishes, and from subsequent water infiltration. This will
increase the percent of damage.
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Interior Finish

Materials include low-grade wood/plastic
composites, soft woods, and hard woods.
Finishes include paint, stain, or varnish.

Threshold Markers

0-25%

Interior finish includes the gypsum board,
drywall, plaster, or paneling that makes up the
wall surfaces. It also includes trim around door
baseboards, casings, chair rails, and ceiling
moldings.

Common Damage

Description

This item also covers any exterior and interior
painted surfaces. This includes all interior
painted surfaces, but not the building or repairs
of the underlying surfaces. This also includes
those exterior siding materials (and trim work)
that need to be painted, but not those that have
inherent coloring within the materials themselves
(brick, stucco, EIFS).

Special Considerations for
Coastal/High Velocity Floods

25-50%

50-75%

Over 75%

Water level does not rise to
the level of the first floor
structure.

Water level rises just above
the first floor level.

Water level is up to 3 feet
above the first floor level.

Water is more than 3 feet
above the first floor level of
the house.

The duration of the
floodwaters is limited - less
than 12 hours.

The duration of the
floodwaters is limited - less
than 12 hours.

The duration of the
floodwaters is more than
12 hours.

The duration of the
floodwaters is more than
12 hours.

Wicking of the water and high
moisture conditions into the
finished materials at the
subflooring and at the bottom
of the walls. Water staining
and damage possible at
baseboard and the casings at
the bottoms of door
openings. Some
adjustment/repair/
replacement may be
necessary. No damage
anticipated on door, cabinet,
and window hardware. The
baseboards and the bottom
of the door casings may need
to be cleaned and painted.

Water staining and damage
likely at the baseboard and
the casings at the bottoms of
door openings. Some
adjustment/repair/replaceme
nt may be necessary. Water
damage at the lowest levels
of the wall assembly - lower
wall and trim may need to be
removed and replaced. Minor
damage anticipated on door,
cabinet, and window
hardware. After repairs to
surfaces, the lower wall
finishes, baseboards, and
door casings will need to be
primed and repainted. The
bottoms of the cabinet bases
in the kitchen and bathrooms
may require repainting.

Water staining and damage
at the baseboards and the
casings at door openings
need to be replaced. Water
damage at the lowest levels
of the wall assembly - wall
and trim, window sills and
window aprons, wall
paneling, wainscoting and
chair rails require removal
and replacement. Wall
surfaces should be removed
to a height of 4 feet. Some
damage anticipated on door,
cabinet, and window
hardware. Some replacement
needed. After repairs to
surfaces, the entire wall
finishes, baseboards, and
door and window casings will
need to be primed and
repainted, along with the
vanity cabinets in the
bathrooms.

Water staining and damage
at the baseboards, and
running trim and casings at
door and window openings
need to be replaced. Water
damage at all the levels of
the wall assembly - wall and
trim, window sills and
window aprons, wall
paneling, wainscoting, and
chair rails require removal
and replacement. Wall
surfaces should be removed
to a height of 8 feet.
Significant damage
anticipated on door, cabinet,
and window hardware. Some
replacement needed. After
repairs to surfaces, the entire
wall finishes, baseboards,
door and window casings,
and window sashes will need
to be primed and repainted
along with the vanity
cabinets in the bathrooms.
Repaint both the upper and
lower kitchen cabinets,
where these are paint-grade
cabinets.

Damage to the interior finishes are more likely during high-wind conditions due to the loss of protection from missing
roof coverings and exterior finishes, and from subsequent water infiltration. The salt, erosion, and winds in coastal areas
will have a damaging effect on the quality of exterior hardware. This will significantly increase the percent of damage.
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Doors and Windows

Common Damage

Description

(This section does not include paint or stain.)

Special Considerations for
Coastal/High Velocity Floods

6 of 12

Threshold Markers

0-25%

This section includes all doors and windows of a
structure, as well as locks, hinges, frames, and
handles. Assumptions are hollow core doors
with low-cost hardware for low, fair, and average
quality construction, raised-panel hardwood
veneer with good quality hardware for good or
excellent quality construction.

25-50%

50-75%

Over 75%

Water level rises just to the
floor structure of the first
floor level.

Water level is just above
the first floor.

Water rises to at least 12
inches above the first floor
level.

Water rises more than 12
inches above the first floor
level.

The duration of the
floodwaters is limited - less
than 12 hours.

The duration of the
floodwaters is limited - less
than 12 hours.

The duration of the
floodwaters is more than
12 hours.

The duration of the
floodwaters is more than
12 hours.

Bottoms of some interior
doors may be deformed,
delaminated, or have some
swelling damage. Doors may
need adjustment and/or
repairs to close and latch
properly. No impact on
normal sill-height windows.
Damage may be found at
floor-level windows (hopper
windows, awning windows,
and floor-to-ceiling windows).

Bottoms of interior and
exterior doors may be
deformed, delaminated or
have some swelling damage.
Doors may need adjustment
and/or repairs to close and
latch properly. No impact on
normal sill-height windows.
Damage may be found at
floor-level windows (hopper
windows, awning windows
and floor-to-ceiling windows).

Bottoms of interior and
exterior doors will be
deformed, delaminated, or
have some swelling damage.
Interior doors will likely need
replacement. Exterior doors
may need adjustment,
repairs, or replacement. No
impact on normal sill-height
windows. Repairs or
replacements may be needed
at floor-level windows
(hopper windows, awning
windows, and floor-to-ceiling
windows).

Bottoms of interior and
exterior doors will be
deformed, delaminated, or
have some swelling damage.
Interior and exterior doors
will likely need replacement.
Deformation or other
damage will be found at
normal sill-height windows.
Replacement will be
necessary at floor-level
windows (hopper windows,
awning windows, and floorto-ceiling windows).
Replacement may be
necessary for other windows.

Wind-driven rain in coastal areas will have a damaging effect on the quality of exterior doors and windows.
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Cabinets and Countertops

n

Descriptio

Damaged cabinets with hardwood face-frames,
doors, and drawers will require replacement
based on the depth of flooding above the floor.
Therefore, if the flood depth only damages the
base cabinet and countertops, the percent
damage will be 60% or less.

Threshold Markers

Paint-grade cabinets are the baseline because
they can be painted to match upper wall
cabinets, when they are repairable, to return the
house to pre-disaster conditions.

0-25%

Common Damage

The basic cabinets for bathroom vanities and
kitchens include paint-grade cabinets made of a
fiberboard or plywood material. The countertop
is laminated plastic or a manmade 'cultured
stone' surface.

Water level is less than 4
inches above the finished
floor level.

Base cabinets have minimal
water damage. Swelling and
deterioration of manufactured
case goods, especially
cabinet bases, sides, and
drawers using engineered
wood products. Bathroom
vanity cabinets and kitchen
base cabinets may need
cleaning, sanitizing, and
limited repairs. Repainting
will be required to match
upper cabinets in kitchen.

Guidance for Estimating Percent Damage for Residential Structures

25-50%

50-75%

Over 75%

Water level is between 4
and 12 inches above the
finished floor level.

Water level is between 1
foot and 3 feet above the
finished floor level.

Water level is more than 3
feet above finished floor
level.

Flood duration is short - no
prolonged exposure to
water or contaminants.

Flood duration is longer
than 12 hours - prolonged
exposure to water and
contaminants.

Flood duration is longer
than 12 hours - prolonged
exposure to water and
contaminants.

Base cabinets of
particleboard or mediumdensity fiberboard need to be
replaced. Repaint to match
upper cabinets in kitchen.
Wood and plywood base
cabinets may need cleaning,
sanitizing, and some repairs
at cabinet base. Repainting
will be required to match
upper cabinets in kitchen.

Replace base cabinets.
Water damage and exposure
is prolonged - deformation,
delamination, and warping of
cabinet base drawers and
doors. Water contains debris
and contaminants. The
countertops may need to be
replaced.

Replace base cabinets and
upper wall cabinets. Water
damage and exposure is
prolonged - deformation,
delamination, and warping of
cabinet base drawers and
doors. Water contains debris
and contaminants. The
countertops will need to be
replaced.
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Floor Finish

0-25%

Common Damage

Description

Carpeting, hardwood flooring, vinyl flooring
tiles, and sheet vinyl are typically replaced
after water inundation. Brick, stone, and clay
tile floor can be cleaned, sanitized, and
reused. These types of floors may have
areas where the mortar setting compound
has broken loose. These tiles should be
replaced. The floor sheathing is included in
this Category of Work, as compared to the
Superstructure Category.

Special Considerations for
Coastal/High Velocity Floods
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Water level does not rise to
the level of the bottom of
the first floor structure.

Threshold Markers

Materials for floor finish include: carpet,
hardwood, vinyl composition tile, sheet vinyl
floor cover, ceramic tile, and marble. Subflooring is also included.

25-50%

50-75%

Over 75%

Water level rises just to the
first floor level.

Water level is above the
first floor.

Water level is well above
the first floor.

Water level inundates the
sub-flooring but does not
rise to the finished floor
materials.

Water level inundates
above the sub-flooring and
finished floor materials.

Water level inundates
above the sub-flooring and
finished floor materials.

No damage to the floor
sheathing.

Minimal damage to the
floor sheathing.

Significant damage to the
floor sheathing - some
areas of the sheathing will
need replacement.

Major damage to the floor
sheathing - most of the
floor sheathing will need
replacement.

No damage is anticipated in
the floor finish system at this
water level.

The sub-flooring may be
damaged or delaminated by
high-humidity conditions, and
may need to be repaired or
replaced.

The sub-flooring may be
damaged or delaminated by
water inundation. Floor
covering will need removal,
drying, sanitizing, and
replacement, depending
upon the type of floor
covering. Carpets (with
padding) should be removed
and replaced. Wood floors
will need to be replaced.
Ceramic tiles and stone
flooring may be re-used if
they are still secured to the
substrate. Sheet vinyl and
vinyl tiles will need to be
replaced to facilitate drying
and repair of damage of the
subfloor.

The sub-flooring may be
damaged or delaminated by
water inundation. Floor
covering may need removal,
drying, sanitizing, and
replacement, depending
upon the type of floor
covering. Carpets (with
padding) should be removed
and replaced. Wood floors
will need to be replaced.
Ceramic tiles and stone
flooring may be re-used if
they are still secured to the
substrate. Sheet vinyl and
vinyl tiles will need to be
replaced to facilitate drying
and repair of damage of the
sub-floor.

Damage to the floor finishes and floor sheathing are more likely during high-wind conditions due to the loss of protection
from missing roof coverings and exterior finishes, and from subsequent water infiltration. This will significantly increase the
percent of damage.
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Plumbing

Special Considerations for
Coastal/High Velocity Floods

Common Damage

Description

When floodwaters saturate the soils, septic
systems may be unable to discharge their waste,
causing a back-up of the septic systems. If
floodwaters raise above the level of the
municipal sewer manhole covers, the sewage
can back-up into the house through the sewer
lines. Verify the condition of the potable water
supply to determine if it can provide a safe water
supply.

Threshold Markers

0-25%

The plumbing system includes the incoming
water service (municipal water supply or well
service), the water heater, water distribution
piping, and the wastewater system. Wastewater
will be conveyed away from the structure by
either a connection to the municipal sewer
system or a septic system.

Water level is less than 6
inches above the lowest
floor level.

Floor drains can backflow
into the house. Under floor
(or under slab) plumbing
systems should be purged,
cleaned, and sanitized. Any
materials that might contain
remnants of waste materials
or other contaminants in the
floodwaters will require
replacement.

25-50%

50-75%

Over 75%

Water level is between 6
inches and 18 inches
above the lowest floor
level.

Water level is between 18
inches and 3 feet above the
lowest floor level.

Water level is more than 3
feet above the lowest floor
level.

Flood duration is short - no
prolonged exposure to
water or contaminants.

Flood duration is longer
than 12 hours - prolonged
exposure to water and
contaminants.

Flood duration is longer
than 12 hours - prolonged
exposure to water and
contaminants.

Floor drains, shower drains,
bathtubs, and toilets can
back flow into the house.
Septic contamination is likely.
The water heater may need
to be replaced.

Floor drains, shower drains,
bathtubs, toilets, bathroom
sinks, utility sinks, and toilets
will backflow into the house.
Septic contamination will
occur. The water heater will
need to be replaced.

All plumbing fixtures will
backflow into the house.
Septic contamination will
occur. The water heater will
need to be replaced.

Houses in coastal areas may have additional plumbing fixtures and piping on the exterior of the house.
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9 of 12

Electrical

Threshold Markers

(A minimum number of outlets and lighting
fixtures, sometimes quantified by local building
code, begin to increase in number and
application as the quality level of the residence
increases.) The basic approach listed here is for
slab-on- grade or elevated houses; crawlspace
and basement houses will have higher damage
levels more quickly due to the main panel and
horizontal wiring runs located below the lowest
floor level.

0-25%

Common Damage Details

Description

100- to 200-amp electrical service providing
circuit breaker panels and distribution wiring. B.
Basic wiring (15/20 amp) for outlets, switches,
receptacles, and lighting; 25- to 60-amp wiring
systems for outlets for a washer, dryer, stove,
and refrigerator.
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25-50%

50-75%

Over 75%

Water level is less than 12
inches above the finished
floor level.

Water level is between 12
inches and 18 inches
above the finished floor
level.

Water level is between 18
inches and 3 feet above the
lowest floor level.

Water level is more than 3
feet above the lowest floor
level.

Minor electrical
components and limited
wiring are inundated but
remain below normal
receptacle height.

A significant number of
wiring components and
limited wiring are
inundated, floodwaters
above the normal
receptacle height.

A significant number of
wiring components and a
significant amount of
wiring is inundated floodwaters above normal
wall switch height.

Most of the wiring
components and a
significant amount of
wiring are inundated floodwaters above normal
wall switch height.

If the main electrical power
source is located in the
basement, the panel will
need to be replaced. All
outlets (receptacles,
switches, and lights) located
in the basement should be
replaced. All receptacles,
switches, and outlets located
above the flood water high
mark can be left in place and
reused.

Modern Romex wiring that is
inundated only for short
durations (without wetting the
ends/joints/terminations) can
be dried and reused. Older
nonmetallic cable (with
impregnated braided
sheathings) should be
replaced when wetted. When
chemical contaminants are
suspected in the floodwaters,
all inundated electrical wiring
and components will require
replacement.

Modern Romex wiring that is
inundated only for short
durations while wetting the
ends/joints/terminations
should be replaced. Older
non-metallic cable (with
impregnated braided
sheathings) should be
replaced when wetted. When
chemical contaminants are
suspected in the floodwaters,
all inundated electrical wiring
and components will require
replacement.

Modern Romex wiring that is
inundated only for long
durations should be
replaced. Older nonmetallic
cable (with impregnated
braided sheathings) should
be replaced when wetted.
When chemical
contaminants are suspected
in the floodwaters, all
inundated electrical wiring
and components will require
replacement.
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Appliances

Threshold Markers

0-25%

Common Damage

Description

Common, built-in appliances that would be
included are the dishwasher, hot water tank, and
some stoves.

25-50%

50-75%

Over 75%

Water level is less than 6
inches above the finished
floor level.

Water level is between 6
inches and 12 inches
above the finished floor
level.

Water level is between 12
inches and 18 inches
above the finished floor
level.

Water level is between 18
inches and 3 feet above the
finished floor level.

Water level is in the floor
area of the appliances but
not into the equipment
operating system.

Water level is in the floor
area of the appliances and
into the equipment
operating system.

Water level is in the floor
area of the appliances and
into the equipment
operating system.

Water level is in the floor
area of the appliances and
into the equipment
operating system.

The appliances may be
cleaned and reconditioned.

Some of the appliances will
need to be replaced.

Most of the appliances will
need to be replaced.

All of the appliances will
need to be replaced.

If appliances (water heater,
clothes washer/dryer) are
located in the basement or
under the floor spaces, these
should be replaced.
Appliances at or above the
first-floor level should be
cleaned and reconditioned,
as needed. Gas-fired
appliances should be
checked by a service
technician to verify whether
the gas burners and controls
and electric wiring systems
were compromised.
Replacement may be
required.

If appliances (water heater,
clothes washer/dryer) are
located in the basement or
the under floor spaces, these
should be replaced.
Appliances at or above the
first-floor level should be
cleaned and reconditioned,
as needed. Gas-fired
appliances should be
checked by a service
technician to verify whether
the gas burners and controls
and electric wiring systems
were compromised.
Replacement may be
required. The clothes dryer
and dishwasher systems and
controls will likely be
inundated and may require
replacement.

All appliances located at or
above the first-floor level
should be cleaned and
reconditioned, as needed.
Gas-fired appliances should
be checked by a service
technician to verify whether
the gas burners and controls
and electric wiring systems
were compromised.
Replacement may be
required. The clothes dryer
and dishwasher systems and
controls will be inundated and
need to be replaced.

All appliances at or above
the first floor level should be
cleaned and reconditioned,
as needed. Gas-fired
appliances should be
checked by a service
technician to verify whether
the gas burners and controls
and electric wiring systems
were compromised. Replace
as necessary. The clothes
dryer, washing machine, and
dishwasher systems and
controls will be inundated
and need to be replaced.
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0-25%

25-50%

50-75%

Over 75%

Water level is less than 6
inches above the lowest
floor level.

Water level is between 6
inches and 12 inches
above the finished floor
level.

Water level is between 12
inches and 3 feet above the
finished floor level.

Water level is more than 3
feet above the lowest floor
level.

The percent damaged will be less for a boiler. A
boiler system has a sealed piping system to
distribute the heat while the furnace uses a duct
system. Ducts with water infiltration will need to
be cleaned, repaired, and re-insulated. By
contrast, a boiler piping system only needs to
have the distribution piping clean and reinsulated. Note: Old duct and HVAC insulation
may contain asbestos - use appropriate caution
and adjust the costs for removal, if found.

Water level is in the lower
ducts but not into the air
handler or equipment
operating system.

Water level is into the
lower ducts and the air
handler, but not into the
equipment operating
system.

Water level is into the
lower ducts, air handler,
and the equipment
operating system.

Water level is into the duct
distribution system, air
handler, and the equipment
operating system.

The condenser unit may be
reconditioned if the water
level is less than 6 inches
from the bottom of the
appliance. If the condenser
unit is located below the
flood level, it will need to
be replaced.

The condenser unit may be
reconditioned if the water
level is up to 12 inches
from the bottom of the
appliance. If the condenser
unit is located below the
flood level, it will need to
be replaced.

The fuel-fired equipment
(burners/controls) is
inundated.

The fuel-fired equipment
(burners/controls) is
inundated.

The condenser unit needs
to be replaced.

The condenser unit needs
to be replaced.

Portions of the HVAC
equipment (furnace, air
handler, heat pump) should
be replaced. Water-inundated
duct insulation should be
removed and replaced. If the
duct insulation is integral to
the ducts (duct board or
secured interior duct liners),
the ducts should be replaced.
All ducts that are being
reused will require cleaning.

All HVAC equipment
(furnace, air handler, heat
pump) should be replaced.
Water-inundated duct
insulation should be
removed and replaced. If the
duct insulation is integral to
the ducts (duct board or
secured interior duct liners),
the ducts should be
replaced. All ducts that are
being reused will require
cleaning.

A gas-fired or oil-fired furnace located in a
basement or crawlspace will require replacement
of the furnace assembly as soon as 12 inches of
floodwaters are present. This will require an
adjustment of the percent damaged to 75%, as
soon as the water reaches the firebox level of
this heating equipment. A central air conditioner
or heat pump will have a ducted air distribution
system. The outside condenser unit(s) will
require reconditioning after any flooding
conditions.

Threshold Markers

The base HVAC system is a forced-air heating
system (furnace) with ductwork. The air handler
system is located inside the thermal barrier of
the house.

Common Damage

Description

HVAC
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If HVAC equipment (furnace,
air handler, heat pump) are
located in the basement or
the under floor areas, the
equipment should be
reconditioned or replaced.
Water-inundated duct
insulation should be removed
and replaced. If the duct
insulation is integral to the
ducts (duct board or secured
interior duct liners), the ducts
should be replaced. All ducts
that are being reused will
require cleaning.

If portions of the HVAC
equipment (furnace, air
handler, heat pump) are
located in the basement or
the under floor areas, the
equipment should be
reconditioned or replaced.
Water-inundated duct
insulation should be removed
and replaced. If the duct
insulation is integral to the
ducts (duct board or secured
interior duct liners), the ducts
should be replaced. All ducts
that are being reused will
require cleaning.

Guidance for Estimating Percent Damage for Residential Structures

233 LAKEVIEW DR: INSURANCE COMPANY DAMAGE DETERMINATION
Total Damage Determination for property*

$

91,000.00

Excluded Costs per County Code (Section 405.335.B)
Water Extraction House
$
4,475.11
Water Extraction Garage
$
1,734.01
Demolition
$
318.33
Materials Sales Tax Garage
$
332.20
Contractor Overhead Garage
$
876.88
Contractor Profit Garage
$
876.88
Cleaning
$
3,907.09
General Demo
$ 12,615.25
Finish Hardware garage
$
29.89
Painting Garage
$
71.74
Subtotal of Subtractions
$ 25,237.38
Damage to house

$

Pre-Flood Market Value of Home**

$ 100,071.00

Percent damaged
* Per insurance statement dated May 30, 2019
** Per County Assessor
Completed Aug. 26, 2019

65,762.62

66%

