
Chapter 8
ELEVATION SOP
This SOP addresses two likely elevation funding scenarios with similar, but slightly different requirements. IN general, this guidance applies to all elevation projects overseen by NCDEM. Eligibility considerations for the Hazard Mitigation Grant Program will be addressed in the disaster-specific 404 HMGP Administrative Plan and pertinent FEMA guidance; considerations for properties addressed under any of the FEMA non-disaster UHMA programs, or under NC-specific funding programs will be addressed in this document and elsewhere.
Hazard Mitigation Grant Program (HMGP) Eligibility

Property owners must meet the following criteria to be eligible for HMGP elevation funds for their home:

1. Elevation as a mitigation measure must be demonstrated to be a cost effective option. Procurement of the information required for benefit-cost analysis (elevation certificates, tax cards, FIRM maps, etc.) will be the responsibility of the local government or homeowner.

2. Structures to be elevated must be primary residences. 
3. The elevation grant participant must be the owner of the structure to be elevated. Should the owner of the house at the time of the declared event sell the structure, the structure is still eligible for elevation. However, the structure must be the new owner’s primary residence.
4. Rental properties are eligible for elevation, but primary consideration for funding will be given to structures that are the owner’s primary residence.
5. If a structure to be elevated is insured through the National Flood Insurance Program (NFIP) and deemed by the local authority to have been substantially damaged, the owner must seek Increased Cost of Compliance (ICC) reimbursement through the NFIP. Any ICC premiums received by owner must be utilized to offset cost of elevation project and to avoid duplication of benefits.

Unified Hazard Mitigation Assistance (UHMA) Eligibility

UHMA elevation eligibility will follow HMGP guidance with the following additions and/or exceptions:

1. The structure must meet current HMA repetitive loss eligibility requirements as determined by the Federal Emergency Management Agency (FEMA).

2. Secondary residences may be elevated under the HMA program provided the structure meets all other HMA program requirements. (Provided other structures are not presented that meet all eligibility requirements and fall into a higher funding priority as established by NCDEM). 
3. If the local government is not participating in project, the property owner must provide all application materials and documents necessary to determine the cost-effectiveness of project. 

4. Owners of properties approved for funding by FEMA shall procure service contracts through an informal bid process only in the event that local government is not handling the application. Bid tabulations must be presented to NCDEM prior to entering into contract.
Elevation Design

1. The proposed method of elevation must be the lowest cost alternative (e.g., elevate on fill, elevate on wood pilings, elevate on continuous block foundation, etc.)
Should the State Historic Preservation Office (SHPO) determine that the proposed elevation is subject to the provisions of the National Historic Preservation Act, SHPO will provide guidance concerning aesthetics, design and historic treatment measures.

2. Only those portions of structure directly affected by scope of elevation work will be required to be brought into compliance with the North Carolina Residential Building Code (NCRBC). Repairs or reconnection of substandard utilities to sheds or other outbuildings are not eligible under the HMGP. Garages that are separated from the main structure are also not eligible. All costs of repairs or bringing these to code must be funded by sources other than HMGP.


3. The elevated structure must comply with the locally adopted floodplain ordinances. Local government is responsible for ensuring the structure is compliant with the National Flood Insurance Program (NFIP). The floodplain ordinance requirements include but are not limited to:

A. Local Floodplain Development Permit

· All elevations are considered “development in the floodplain” and require a local permit prior to any onsite construction.

· Failure to obtain a local permit may result in a violation against the local floodplain ordinance and the NFIP (National Flood Insurance Program).

B.  Permanent Openings in Foundation Walls
· There is a minimum of two openings that can placed in the enclosed walls.

· The two openings must be on different walls.

· The total net area of openings must not be less than one square inch for every square foot of enclosed area.

· The bottom of all openings must be no higher than one foot above the adjacent grade.

· Openings must be equipped with louvers, screens, valves, grates, or other devices that permit the entry and exit of floodwater without human intervention.

C.   Flood Resistant Materials
· All materials used at or below the flood protection elevation (which is a local determination) must be resistant to flood damage.

· The only electricity allowable at or below the flood protection elevation is the minimum necessary to meet local/state codes.  These electrical items must be exterior waterproof grade.S
· Areas at or below flood protection elevation are to be used solely for the parking of vehicles, building access, or temporary storage.

Eligible Expenses

Grant funds will be made to the local jurisdiction or homeowner on a reimbursement basis. Documentation is required for all costs incurred. Elevation funds can be used to reimburse the following activities unless otherwise governed by separate FEMA or NCEM guidance:

1. Elevating the structure’s lowest floor or lowest mechanical equipment, at a minimum, to one foot above the base flood elevation, or to the elevation established in local floodplain ordinance, whichever is higher.

2. HMGP and HMA elevation funds may not be used to repair, rehabilitate, or add to the habitable portion of the home.  However, the addition of a small utility room is eligible up to 100 square feet if the room is necessary due to loss of a basement that housed utilities.

3. HMGP eligible expenses may include necessary improvements such as a handicapped accessible entrance. A physician must document the need for a handicapped accessible entrance.  

4. Temporary housing funds may be available to cover some expenses incurred during the actual raising of the home.  Temporary housing, if available, will be decided on a case-by-case basis.  However some general restrictions will apply. These restrictions are:

· Funding will be reimbursed to the property owner or tenant based upon valid, paid receipts for reasonable housing expenses. 
· Funding will be for the actual time spent under construction (the time when actual elevation work begins or when a Certificate of Occupancy or Certificate of Completion is issued) for a comparable local unit. Funding will not exceed local costs. 
· Funding will not pay for food, transportation or utilities while relocated during the elevation process.

· Funding will not pay for storage of home furnishings while elevation takes place.
· The jurisdiction must include paid receipts to be reimbursed.  It is the responsibility of the subgrantee to delineate temporary housing expense costs and include them in the application prior to submittal to FEMA for final review.  NCDEM will assist the subgrantee, if necessary, to determine temporary housing costs.  

· NCDEM strongly recommends a one-time, lump-sum reimbursement of temporary housing expenses instead of monthly payment. 

Elevation Project Parameters
1. Only the costs of elevation and foundation retrofitting are eligible for reimbursement. No funds will be provided to restore, replace or repair the structure. No additions to the habitable spaces of the structure will be eligible for reimbursement.

2. An HMGP elevation project can be changed to an acquisition project only upon approval of NCDEM’s State Hazard Mitigation Officer  and FEMA.  A written request must be made to NCDEM and approved by the SHMO and FEMA before any action is undertaken. Upon approval, any incurred elevation expenses will be deducted from the offer to the homeowner.

3. When submitting cost reports to NCDEM for reimbursement, expenditures incurred will be submitted on a line item basis. Only the cost report forms mailed to the subgrantee and/or homeowner from the Department of Public Safety or NCDEM shall be used.

4. To receive a final reimbursement for an elevated structure, the subgrantee and/or homeowner must present a final Elevation Certificate and a Certificate of Occupancy. In cases where local governments do not issue a Certificate of Occupancy, the subgrantee must provide an inspections report indicating that items related to the scope of work are satisfactorily completed.

5. In projects where the non-Federal share is provided by the homeowner and/or local government, the non-Federal share shall be expended and reimbursed before the Federal share.

6. Donated labor and/or materials, owner’s labor or non-profit organization donations of labor and materials are not eligible for reimbursement.  NCDEM must approve the utilization of donated labor and/or materials. The owner must sign an agreement stating that donated labor and/or materials will be used prior to the commencement of work. 

7. Owners of properties included in the elevation program are required to carry flood insurance in perpetuity on the elevated structure, and a statement of voluntary participation must be signed and enclosed in the project file. The owner must modify the deed of trust for the property to add language that requires the current and all future owners of the property to maintain a flood insurance policy that provides coverage that is at least equal to the cost of elevation. NCDEM will consider alternative methods of maintaining flood insurance on an elevated structure, but the method must be approved in advance.

Elevation Related Policy

1. Elevation projects must be cost effective, as determined by FEMA and NCDEM. 

2. All structures to be elevated must be inspected prior to elevation to assess the structure's ability to undergo elevation.  The inspector is to be procured by the jurisdiction through a competitive bid process.  The cost of this technical feasibility determination is an eligible cost under UHMA.

3. Foundation repair is an eligible cost only if necessary for the safe elevation of the structure. Accordingly, repairs to building support systems (sills, girders, beams, etc.) are eligible for reimbursement only if replacement is required because existing members are undersized to meet the specifications of the new foundation design.
4. In cases where the existing floor systems, decks, or other structural members have been inadequately designed/constructed or are deteriorated, the property owner or a non-HMA source will bear the cost of rehabilitation.
5. The owner can pay at his or her own expense the difference to elevate the home higher than the elevation height determined by the local government. Should a homeowner wish to pursue this option, the design must be approved in advance by NCDEM and the subgrantee.
6. During an elevation project, NCDEM strongly advises against any concurrent additional work done at the homeowner’s expense.  Work performed at the homeowner’s expense should be scheduled after the HMA elevation work is complete or in such a manner as not to delay the HMA work underway. Accordingly, NCDEM and the subgrantee must approve additional work beyond the scope of work in the form of a change order. 

7. The costs of any aesthetic improvements (stucco, siding, brick veneer, etc.) or structural improvements beyond the scope of work established by NCDEM and/or the subgrantee will be borne by the homeowner or another funding source other than HMA.  However, elevation and retrofitting work done as part of a historic treatment measure as outlined by the State Historic Preservation Office (SHPO) is an eligible expense.
8. Change orders related to the elevation scope of work must be approved in advance by NCDEM. Change orders not related to the scope of work, i.e. those requested by a homeowner, will not be considered since they are ineligible for reimbursement.
9. Standard  access steps and landings are eligible HMA reimbursements.  If the homeowner requests any deviation from the standard HMA design, he/she must sign a subcontract stating that no access will be built using existing HMA funds; instead the homeowner will provide access of his/her own design at no cost to the program. (HMA funds will not be used for “partial costs” of non-standard access. If owner desires alternate access, the entire cost of access shall be borne by property owner.)
10. The construction of existing new decks or making improvements to existing decks, porches, and carports is not eligible under HMA. The elevation of existing decks, porches, and carports must be cost effective and approved by NCDEM in the original Scope of Work. 
11. No homeowner requests for improvements will be allowed. Any homeowner funded improvement work must be performed after all HMA work is completed, or must be covered by a change order demonstrating NO cost to the program AND APPROVED IN ADVANCE OF THE START OF WORK BY THE SHMO.
12. The decision as to whether raise, replace, or remove a chimney(s) during elevation shall be based on structural integrity and cost effectiveness. For chimneys related to the sole source of heat that can not be elevated, the replacement will be handled in the most cost effective manner available.
13. Repairs and/or improvements to landscaping, sidewalks and driveways are not HMA eligible expenses. Any damage incurred as a result of the elevation process to landscaping, sidewalks or driveways shall be the responsibility of the homeowner and/or the contractor.
14. Any structural member, addition or utilities removed as necessary to perform the elevation work and/or retrofitting work shall be handled on a case by case basis.  Removals necessary to perform the elevation work must be approved by NCDEM.  If necessary, replacement work should be done in a cost-effective manner according to local building code requirements.  

15. The reconnection of utilities are eligible HMA expenses, provided the connections are not outside the footprint of the house. Where existing utility lines have deteriorated or do not meet code requirements, additional costs to repair such utilities shall not be eligible for reimbursement. The cost to replace or repair any utility service components that are unsafe shall be borne by the homeowner or a funding source other than HMA.  

16. All structural components must be adequately connected and anchored to prevent flotation, collapse, or lateral movement of the building during floods.  

17. The space below the lowest floor may only be used for parking of vehicles, building access, or storage.  In a coastal velocity zone, the space below the lowest floor must be either free of obstruction or constructed with non-supporting breakaway walls, open wood lattice-work, or insect screening intended to collapse under wind and water loads without causing collapse, displacement, or other structural damage to the elevated portion of the building or supporting foundation.

18. The North Carolina Division of Emergency Management (NCDEM) shall have the right to examine and inspect any elevation and retrofitting work in a HMA funded elevation project with or without the presence of the homeowner and/or the subgrantee.

a. Representatives of NCDEM shall be permitted to examine all subcontracts, materials, and equipment pertaining to the elevation work including all relevant data and records. 

19. In the event of contractual disputes and/or disputes regarding the quality of workmanship between a homeowner, contractor and subgrantee, NCDEM will only review the programmatic eligibility of disputed items. The resolution of any disputes will be the responsibility of the homeowner, the contractor and/or the subgrantee, not the North Carolina Division of Emergency Management.
20. NCDEM strongly recommends recording the pre-construction condition of each                                            home prior to the commencement of work using photographic/video graphic methods.   Attention should be paid to windows and doors, cracks in wallboard, moldings, and      ceramic tile. The appeals process for any Hazard Flood Mitigation Assistance elevation project shall be done in accordance with the stipulations as set forth in the 44 Code of Federal Regulations and other relevant guidance provided by FEMA or   NCEM.
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