TOWN OF WELLS, MAINE
ZONING BOARD OF APPEALS
LEGAL NOTICE

MEETING AGENDA
WEDNESDAY, APRIL 9TH, 2025 7:00 PM
LITTLEFIELD MEETING ROOM, WELLS TOWN HALL
208 SANFORD ROAD

*REVISED*

7:00 pM. CALL TO ORDER & QUORUM DETERMINATION

PUBLIC HEARING(S)

I. ADMINISTRATIVE APPEAL
Robert A. Jutras, Esq., appellant of 525 Ocean Ave., is appealing to the

Code Enforcement Officers’ decision, per Sec. 145-69 A, regarding Building
Permit #25-00027 for a bathroom remodel at 525 Ocean Ave. and further
identified as Tax Assessor’s Map 112, Lot 158.

Documents:

ZBA2025-03-24 PACKET.PDF

DELIBERATIONS

I. I. ADMINISTRATIVE APPEAL
Robert A. Jutras, Esq., appellant of 525 Ocean Ave., is appealing to the Code

Enforcement Officers’ decision, per Sec. 145-69 A, regarding Building Permit
#25-00027 for a bathroom remodel at 525 Ocean Ave. and further identified
as Tax Assessor’'s Map 112, Lot 158.

MINUTES: .
Approval of Meeting Minutes of February 3", 2025



ADJOURN


http://www.wellstown.org/c050c722-25ef-4bcd-9f16-b1575b9c859d

TOWN OF WELLS ZONING BOARD

ADMINISTRATIVE APPEAL PETITION

**ALL ITEMS ON THIS APPLICATION MUST BE COMPLETED**

Robert A, lutras and Julie Jutras Dhari,

Co-trustees of the Elizabeth Grace Realty Trust
NAME OF APPELLANT: PHONE; __278-373-9161

EMAIL ADDRESS: rjutras@ssjmattorneys.com

MAILING ADDRESS: 70 Bailey Boulevard, Haverhill, MA 01830

CITY/TOWN STATE ZIPCODE

LOCATION OF PROPERTY: __525 Ocean Avenue, Wells, ME E—

TAXMAP# 112 LOT#__ 158 ZONE RB YEAR PURCHASED 1994
NAME OF OWNER See above PHONE:

{IF DIFFERENT THEN APPELLANT)

EMAIL ADDRESS: LR

MAILING ADDRESS: e

CITY/TOWN STATE ZIP CODE

The undersigned requests that the Wells Zoning Board of Appeals consider granting the
following appeals.



ADMINISTRATIVE APPEAL.

To hear and decide where it is alleged there is an error in any written order, requirement,
decision or determination made by the Code Enforcement Officer to:

[1] _X__ Approve or deny a building permit pursuant to § 145-61C;

)

Bl

4

1 B

Determine the proper reviewing authority for a site approval application
pursuant to § 145-74A(1});

Determine whether or not the proposed use in a site plan approval
application is a permitted use and meets the requirements of Article V

pursuant to § 145-74A(1);

Determine whether or not an application for site plan approval meets the requirements of
Articles V, V1 and VIl pursuant to § 145-74B, Cor D; or

{ssue or fail to issue a use permit pursuant to § 145-62.

Tevilee a fay /o5

Date



ABUTTER LIST FOR THE ELIZABETH GRACE REALTY TRUST
525 OCEAN AVENUE, WELLS, ME
APPEAL OF DENIAL OF BUILDING PERMIT NO. 24-00947

William P. Hery — 0 Ocean Ave
526 Ocean Ave

Wells, ME 04090
Billherv716(@gmail.com

511 Ocean Avenue Trust — 511 Ocean Ave
Elizabeth Jane Cronin

Attn: Edward and Eric Hayes, Trustees
32 Hawthorne Ave

Methuen, MA 01844

James Ready and Frank Barney — 514 Ocean Ave
P.O. Box 1555
Ogunquit, ME 03507

Andrew M. Reidy — 515 Ocean Ave
6231 Park Rd.
McLean, VA 22101

*Priscilla J. Schiavoni, Trustee — 518 Ocean Ave
Golden Lobster Trust

42 Fernwood Ave

Haverhill, MA 01835

Pschd(alaol.com

Carole A. Sheehan — 522 Ocean Ave
P.O. Box 354

Moody, ME 04054
mssheehancialaol.com

William P. and Louise Hery — 526 Ocean Ave
526 Ocean Ave

Wells, ME 04090

Billhery716(wgmail.com

Elaine Boyle — 527 Ocean Ave
Kathy Selevan

Selevan Family Trust

14 Haigh Ave

Salem, NH 03079
selevank(@gmail.com
ekuchboy@gmail.com




Stephen and Camilla Franson — 533 Ocean Ave
154 Woodland Road

Hampton, NH 03842
drstephen{aitheremarkablepractice.com

Carol A. Minchello et al, Trustees — 537 Ocean Ave
Carol A. Michello Living Trust

537 Ocean Ave

Wells, ME 04090

* It is the applicant’s understanding that 518 Ocean Avenue, Wells, ME is now owned by:

Donald W. Triebel and
Tracey M. Triebel

13 Broadview Lane
Red Hook, NY 12571



APPEAL TO THE TOWN OF WELLS, MAINE
ZONING BOARD OF APPEALS

Applicants:  Robert (Bob) Jutras and Julie Jutras Dheri,
Co-Trustees of the Elizabeth Grace Realty Trust
525 Ocean Avenue, Wells, ME 04090

Building Permit Application (Bathroom) Dated 1/10/2025 and
E-Mail Denial to Issue Permit Dated 1/28/2025

Subsidiary Open Building Permit #24-00947
(Windows, insulation, siding, and reframing of back porch)

Appeal Filing: February 25, 2025

Contact Information:  Robert (Bob) Jutras
rjutras(ssjmattorneys.com

Julie Jutras Dheri
juliegracejutras(@gmail.com




lizabeth Grace Realty Trust
Robert Jutras and Julie Jutras Dheri, Trustees
70 Bailey Boulevard

Haverhill, MA 01830

February 25, 2025
HAND DELIVERED

Town of Wells, ME
Zoning Board of Appeals
Wells Town Hall

208 Sanford Road

Wells, ME 04090

RE: Robert Jutras and Julie Jutras Dheri, Co-Trustees
525 Ocean Avenue, Wells, Maine
Appeal of Denial of Building Permit

Dear Sir/Madam;:

Please be advised that my sister, Julie Jutras Dheri, and myself, Robert A. Jutras,
are the Co-Trustees of the Elizabeth Grace Realty Trust which owns the property located
at 525 Ocean Avenue, Wells, Maine. We are appealing the denial of our January 10, 2025
Building Permit Application (Bathroom Update) as well as various issues related to the
Code Enforcement Officer’s errors of law, misinterpretation and misapplication of the
Floodplain Management Ordinance, Chapter 116 (effective July 17, 2024) as it pertains to
the Elizabeth Grace Cottage.

As directed by the “Town of Wells Application Process for the Zoning Board of
Appeals,” we are submitting the following documents,

This cover letter which addresses our requests for relief,

Appeal Application and Filing Fees

Abutter List

Survey of 525 Ocean Avenue, Wells, ME

Memorandum in Support of Administrative Appeal from CEQ’s Decision
Denying Permit Based on Exceeding FEMA 50% Rule

Table of Contents and Exhibits (1-26)

e

=

The Exhibits consist of the following submissions:

1. Tax Assessor Card 2024
2. Tax Assessor Card 2025



10.

11.
12.
13.

14.
15.

16.
17.
18.

19.

20.

1900 Varney Cottages

Elevation Certificate Prepared by Michael P. Peverett, Professional Land
Surveyor, License No. 2362, Dated 10/27/2023

Building Permit Application dated March 28, 2024 (Replace decking, stairs, 10
posts on cement piers, and porch knee wall)

Building Permit No. 24-00438 (Replace decking, stairs, 10 posts on cement piers,
porch knee wall) |

Building Permit Application dated July 8, 2024 (Replace siding, windows and
insulation)

Building Permit No. 24-00947. Misc. Repair (Siding). Installing 27 new
windows. Insulating exterior walls “Amended to include reframing of back

porch.”
Building Permit Application dated January 10, 2025 (Bathroom Update)

Email string from February 12, 2025 through January 28, 2025 (Denial of
Bathroom Update)

Photographs of Front and Side Porch Demolition
Photographs of new Front and Side Porches

Photographs of the Elizabeth-Grace with new windows, insulation, siding and
newly framed back porch

Photographs of Bathroom (Pedestal sink, toilet and bath tub removal)

Comparison of Estimated Costs vs. Final Actual Costs related to Permit #24-
00947

Final Actual Invoices and Backup Receipts
The Andover Companies Reconstruction Cost of Main Structure $500,198.00

Salt Coast Valuation Appraisal of Main Structure

Appraisal Date: _7/08/2024 $_593.000 (Estimate)
Appraisal Date: _1/11/2025 $_ 669,000 (Estimate)

Email from Jodine Adams honoring applications submitted before and even after
Energy Code changes dated July 12, 2021.

Transcription of Mike Livingston, Town Engineer’s confirmation that the Town
policy is that if an application is filed before a law change, then the old law
applies. Planning Board Meeting 12/16/2024.



21.  Substantial Improvement or Substantial Damage Notice to Property Owner
22.  Floodplain Management Ordinance, Chapter 116 effective July 17, 2024

23.  FEMA SI/SD Desk Reference Substantial Improvement/Substantial Damage
Desk Reference, FEMA P-758 / May 2010 (Relevant Excerpts).
https://www.fema.gov/sites/default/files/documents/fema_nfip_substantial-
improvement-substantial-damage-desk-reference.pdf

24, 2024 National Building Cost Manual (Relevant Excerpts)
25.  Tax Map, Deed and Acceptance of Trustee Forms

26.  Answers to Questions About Substantially Improved/Substantially Damaged
Buildings — FEMA 213 — August 2018

The Applicants, Robert A. Jutras and Julie Jutras Dheri, Co-Trustees of the
Elizabeth Grace Realty Trust, request that the Town of Wells Zoning Board of Appeals
review the enclosed information and evidence as presented at hearing and issue the
following findings and orders:

1. Reverse the decision of the Code Enforcement Officer on the grounds that he
committed an error of law, misinterpretation of the Code, and misapplication of the law to

the facts.

2. Issue the permit for the January 2025 Bathroom Remodel Building Permit
Application.

3. Disregard the cost of the repairs and improvements in the 50% FEMA
calculation associated with July 2024 Building Permit No. 24-00947.

4. Find that the costs of July 2024 Permit No. 24-00947 are $106,858.80.

5. Reset the value of the property and remaining balance as required by FEMA
regulations and find that the current FEMA 50% Balance is $324,537.00.

6. Determine that there are no violations of the National Flood Insurance
Program (NFIP) as Administered by the Federal Emergency Management Agency (FEMA).

Please schedule the hearing in accordance with your policies and procedures.



On behalf of our entire family who have enjoyed the Elizabeth Grace for six (6)
generations, we appreciate the Zoning Board of Appeals Members’ consideration. Thank

you.

Very truly yours,

Robel/:tA utras
stdlssimattorneys.com
(978) 373-9161

RAJ/db

Encl.

cC: Mr. Michael W. Pardue, Town Manager (In Hand with Enclosures)
Mr. John K. MacLeod, ITII, Chairman of the Board of Selectmen (In Hand with
Five Sets and Enclosures)
Leah Rachin, Esq., Town Counsel (Via Federal Express with Enclosures)



TOWN OF WELLS
ZONING BOARD OF APPEALS
Town Hall
208 Sanford Road
Wells, ME 04090

IN RE: ADMINISTRATIVE APPEAL FROM CEO’S DECISION
DATED JANUARY 28, 2025 DENYING BUILDING PERMIT
APPLICATION FOR BATHROOM UPDATE

OWNER: Robert A. Jutras and Julie Jutras Dheri,
Co-Trustees of the Elizabeth Grace Realty Trust

ADDRESS: 525 Ocean Avenue, Wells

MAP/LOT: 0112/158 Building #1

MEMORANDUM IN SUPPORT OF ADMINISTRATIVE APPEAL FROM CEO’S
DECISION DENYING PERMIT BASED ON EXCEEDING FEMA 50% RULE

NOW COME ROBERT A. JUTRAS AND JULIE JUTRAS DHERI, AS CO-
TRUSTEES OF THE ELIZABETH GRACE REALTY TRUST (“EGRT” or the “Trust”), and
hereby submit their Memorandum in Support of the Appeal From Administrative Decision
Denying Permit Based on Exceeding FEMA 50% Rule for the Zoning Board of Appeals
consideration.

INTRODUCTION

On or about January 10, 2025, the Applicants and Owners, Robert A. Jutras and Julie
Jutras Dheri, Co-Trustees of the Elizabeth Grace Realty Trust, submitted an Application for a
Building Permit to update the only full bathroom in the cottage located at 525 Ocean Avenue,
Wells (the “January 2025 Bathroom Application™). See Building Permit Application dated
January 10, 2025 attached as Exhibit 9. On or about January 28, 2025, Code Enforcement
Officer (“CEO™) James Genereux issued, by email, his decision denying the permit stating that

“[t]he proposed bathroom remodel project submitted by you shows the cost of work to be



$9,963.00 this exceeds the remaining balance of $1,279.40 for the structure.” See Email dated
January 28, 2025 attached hereto as Exhibit 10.

EGRT properly applied for a building permit to update the bathroom and provided all
required information. In derogation of the Town’s policies and prior procedure and practice and
FEMA regulations, the CEO refused to issue the permit and is attempting to force EGRT into
unwarranted improvements which are not economically feasible and prevent not only the current
completion of the only full bathroom in the cottage but also constitute an illegal taking of the
property. This arbitrary and capricious action by the CEQ is also a violation of Maine law and
has caused and will continue to cause damage to EGRT and will prevent the cottage from being
rented which is a major source of revenue to support the cottage. The CEQO’s calculation of the
FEMA 50% balance as applied to EGRT constitutes an error of law, misinterpretation of the
Code, and misapplication of the law to the facts. Accordingly, EGRT requests that the Zoning
Board of Appeals (1) reverse the decision of the Code Enforcement Officer, (2) issue the permit
for the bathroom update, (3) reset the value of the property and remaining balance as required by
FEMA regulations, (4) disregard the cost of the repairs and improvements associated with
Building Permit No. 24-00947, and (5) determine that there are no violations of the National
Flood Insurance Program as Administered by the Federal Emergency Management Agency
(FEMA).

JURISDICTION

EGRT hereby appeals the January 28, 2025 decision of the CEO to the Zoning Board of
Appeals (“ZBA”) in accordance with § 145-67(A)(1) of the Town of Wells Code. On January
28, 2025, the CEOQ issued his decision in writing that the cost of the permit exceeded the

remaining FEMA balance. This decision is a denial of the application as the CEO is refusing to



issue the permit based on the application as submitted. Moreover, Chapter 145, § 145-61C(1)
provides:

Upon receipt of a properly prepared application, the Code Enforcement Officer

shall have 10 business days to approve, deny or act upon, in writing, the application

for a building permit. No permit shall be issued for construction requiring site plan

approval until the Code Enforcement Officer has received a site plan signed by the

designated reviewing authority. A written denial of any application shall state the

reasons for denial. Noncompliance with other local, state or federal regulations may

be reason for a denial. Failure of the Code Enforcement Officer to issue a written

decision on any application for a building permit within 10 business days from the

date of filing of such application shall constitute denial of such application.
Appeals of all decisions of the CEO are made to the ZBA. The Code of the Town of Wells,
Chapter 145, § 145-67, Powers and duties, Section (A)(1)(a)(1) provides the Zoning Board shall
have the power “[t]o hear and decide where it is alleged there is an error in any written order,
requirement, decision or determination made by the Code Enforcement Officer to: [1] Approve
or deny a building permit pursuant to § 145-61C.” See also 30-A M.R.S. § 4103(5) 30-A M.R.S.
§ 4353(1). FEMA specifically recognizes that “[pjroperty owners may appeal decisions by
providing additional information, especially when estimates of costs and market values are used
to make determinations. See FEMA Answers to Questions About Substantially
Improved/Substantially Damaged Buildings. See Exhibit 26 at p.4. Accordingly, the ZBA is
authorized to hear this appeal.

FACTUAL BACKROUND

A. The Property at 525 Ocean Avenue, Wells

EGRT owns the property located at 525 Ocean Avenue, Wells, Map 0112/ Lot 158 (the
“Property™). The Property consists of two residential structures—Building #1 is the subject of the

appeal and is a two story, three bedroom, one and a half bathroom cottage (the “Structure™).

Building #2 is a grandfathered accessory dwelling unit and is not part of this appeal. See Exhibits



1, 2. The Property has been in the Varney, Gould, and Jutras family for six generations and for
approximately 124 years. See Exhibit 3. George Varney is the fourth person to the left standing
in front of the cottage in the 1908 photograph. The current trustees intend to maintain the
Property for future generations. EGRT has been a good steward of the Property and has always
complied with the Town regulations and intend to preserve the Property pursuant to best
practices for waterfront conservation.

The Structure is located on Moody Beach in the Residential B District (RB) within the
75 Shoreland Overlay District Measured From High Water Line and in Zone VE pursuant to the
Current FEMA Flood Insurance Rate Maps. As of July 17, 2024, the Structure is now in a
Special Flood Hazard Area (SFHA), all construction to the Structure must comply with what is
known as FEMA’s 50% Rule. The basic rule is that if the cost of improvements or the cost to
repair the damage exceeds S0 percent of the market value of the Structure, it must be brought up
to current floodplain management standards. See 44 C.F.R. § 60.3.

The Town of Wells has adopted a definition of substantial improvement consistent with
the federal regulations. See Town Code § 116-14. “SUBSTANTIAL IMPROVEMENT” means
any reconstruction, rehabilitation, addition, or other improvement of a structure, the cost of
which equals or exceeds 50 percent of the market value of the structure before the "start of
construction” of the improvement. See SUBSTANTIAL IMPROVEMENTOR SUBSTANTIAL
DAMAGE NOTICE TO PROPERTY OWNER, P. 1, attached as Exhibit 21. See also 44 C.F.R.
§ 59.1 (Substantial improvement means any reconstruction, rehabilitation, addition, or other
improvement of a structure, the cost of which equals or exceeds 50 percent of the market value

of the structure before the “start of construction” of the improvement.)



The Town advises its property owners as follows:

The Town of Wells will use the assessed value of your structure (excluding the
land) recorded by the Assessor’s Office. If you disagree with the Properties
Appraised valuation of the structure, you may engage a property appraiser
licensed by the State of Maine to submit a comparable property appraisal for
the total market value of the structure.

See SUBSTANTIAL IMPROVEMENTOR SUBSTANTIAL DAMAGE NOTICE TO
PROPERTY OWNER, P.2 attached as Exhibit 21 (Emphasis added).

You must obtain and submit to us a detailed and complete cost estimate for the
addition, remodeling, reconstruction or repair for all Improvements or all the
damages sustained by your home. The contractor must sign an affidavit indicating
that the cost estimate submitted includes all improvements or all damages to your
home, not just structural. The signed contract document must be submitted with
your application. If the owner is acting as his or her own contractor, the owner is
responsible for submitting the cost estimate, and providing documentation,
including subcontractor bids, to document the cost estimate.

The Town of Wells will evaluate the cost of improvements or repairs and determine
if they are fair and reasonable....

See SUBSTANTIAL IMPROVEMENTOR SUBSTANTIAL DAMAGE NOTICE TO
PROPERTY OWNER, P, 2 attached as Exhibit 21.

IMPORTANT NOTE ON DONATED MATERIALS AND VOLUNTEER
LABOR

In accordance with federal and state regulations, you must include the value of any
donated materials and volunteer labor in your cost estimate. The current market
value of all donations and the current average hourly rate for volunteering does
apply towards the “50% Rule” discussed in this document. To determine the value
of donated materials, please use the “pre-storm” normal retail cost for each item
donated. For volunteer labor, this includes doing the work yourself; determine the
normal “pre-storm” hourly rate charged for each trade. For instance, ask your
contractor what he would normally have charged per hour for framing if volunteers
will be assisting you with framing, and then estimate the number of hours of
volunteer work you will use during the project, and include the amount on your
Cost Estimate form.



See SUBSTANTIAL IMPROVEMENTOR SUBSTANTIAL DAMAGE NOTICE TO
PROPERTY OWNER, P. 2 attached as Exhibit 21. There has been NO donated materials or
volunteer work associated with the EGRT and Permits numbered 24-0038 and 24-0097.
B. The Ordinance Was Amended Effective July 17, 2024

The Town amended part of its Floodplain Management Ordinance (Chapter 116 of the
Town Code) effective July 17, 2024. See Exhibit 22. The text of ordinance as it defines
“substantial improvement” is set forth below, with the amendments in bold underline or

strikethrough:

Effective July 17, 2024, -Aany singular or successive repairs, reconstructions,
rehabilitations, additions, or other improvements of a structure, the cumulative cost
(value) of which equals or exceeds 50% of the market value of the structure before
the start of construction of the first improvement undertaken over the life of the

structure projectfoHowingthe-effectivedate-of April 19,1907 In-determining

- - This term “substantial
improvement” includes structures which have incurred substantial damage,
regardless of the actual repair work performed. The term does not, however, include
either:

(1) Any project for improvement of a structure to correct existing violations of state
or local health, sanitary, or safety code specifications which have been identified
by the local code enforcement official and which are the minimum necessary to
assure safe living conditions; or

(2) Any alteration of an historic structure, provided that the alteration will not
preclude the structure's continued designation as a historic structure, and a variance
is obtained from the Zoning Board of Appeals.

(3) Any record of cumulative cost (value) prior to July 17, 2024 shall no longer
be applicable.

The amendment, effective July 17, 2024, changed the ordinance from allowing
construction to increase the value of the property no more than 50% of the o}iginal value over a

period of ten years to over the lifetime of the property.



C. History of Applications and Permits

On or about May 29, 2018, EGRT was granted Permit 18-00417 with a total cost of
$12,950.00. According to the CEOQ, the market value of the Structure for computation of the 50%
Rule on May 29, 2018 was $141,434. This is based on the CEO’s determination that the FEMA
balance on May 29, 2018 was $70,717.00. See Email from Mr. Genereux dated January 30,
2025, Exhibit 10. No further improvements were made to the Structure until 2024, The January
permit was in response to damage to the front and side porches as a result of the January 2024
storm.

On or about April 24, 2024, EGRT was granted Permit 24-00438 (“April 2024 Permit)
with a total cost of $25,339.00. See Exhibits 4, 5, 6. The CEO asserts that the FEMA balance
after granting April Permit 24-00438 was $32,438.00. This presumes that the CEO used the same
market value for April Permit 24-00438 as was used for the 2018 permit. See Email from Mr.
Genereux dated January 30, 2025, Exhibit 10. However, the market value of the Structure had
substantially increased between 2018 and 2024.

The 2024 tax assessor card for the Property lists the appraised building value of the
Structure as $318,550, the RCN (Reconstruction Cost New) as $368,938, and the RCN LD
(Reconstruction Cost New Less Depreciation) as $258,260. The 2025 tax assessor card for the
Property lists the appraised building value of the Structure as $360,940, the RCN as $357,919,
and the RCN LD as $300,650. See Exhibits 1, 2. The assessed value of the Structure in 2024 was
$325,200 and $368,920 in 2025.

On July 8, 2024, EGRT submitted the application for Permit 24-00947 (the “July 2024
Permit™) and provided an estimated cost of the project as $117,850.60. See Exhibit 7. On July

17, 2024, the Town ordinance was amended. See Exhibit 22. On July 26, 2024, the July 2024



Permit 24-00947 was granted. See Exhibit 8. The CEO asserts by email dated January 30, 2025
that the RCNLD on the tax card with respect to this permit was $258,260.00 and the 50%
balance is $129,130.00. See Email from Mr. Genereux dated January 30, 2025, Exhibit 10. As is
explained below, this is incorrect.

On November 7, 2024, the scope of work for July Permit 24-00947 was amended to
include miscellaneous repairs (siding), installing 27 windows, insulating exterior walls and re-
framing back porch (no foundation work) with an estimated additional cost of $10,000. The CEO
asserts that with the amendments to the permit, the remaining 50% balance was only $1,279.00.
See Email from Mr. Genereux dated January 30, 2025, Exhibit 10. This email statement, which
is incorrect, was not yet an appealable issue.

On January 10, 2025, EGRT submitted an application for a permit to update the bathroom
(the “January 2025 Bathroom Application™). The estimated cost of the project was $9,963.00.
See Exhibit 9. On January 28, 2025, the CEO denied the application stating that “[t)he proposed
bathroom remodel project submitted by you shows the cost of work to be $9,963.00 this exceeds
the remaining balance of $1,279.40 for the structure.” See Email from Mr. Genereux dated
January 30, 2025, Exhibit 10. This decision leaves the family cottage with no full bathroom.

On February 11, 2025, EGRT provided the CEO with the actual costs of labor and
materials for the July Permit 24-00947 which shows that the final cost of the work for July
Permit 24-00947 was actually $106,858.80 rather than $127,850.60. See Exhibits 15, 16. Thus,
even under the CEO’s interpretation, there is $22,271.20 remaining to update the bathroom
which will only cost $9,963.00. The CEO has not amended his decision with respect to the

subject permit as of the date this filing.



It should be noted that when the builders were completing the windows and siding, it was
discovered that the bathroom toilet was not solid and the sink needed replacement. It was the
applicant’s understanding that a permit was not required to remove a pedestal sink, toilet and
shower. While the dumpster was on site, the sink, toilet, and shower were removed and disposed
of in the dumpster. The applicant always intended to seek a building permit to update and repair
the one full bathroom in the house and which was subsequently sought and is now the subject of
this appeal.

ARGUMENTS

SUMMARY: The CEO erred by issuing his written decision to deny the January 2025
Bathroom Update Application for a building permit. The CEO’s decision is erroneous because it
incorrectly calculates the value of the Structure and the costs of improvement and therefore
incorrectly finds that the proposed work constitutes a substantial improvement. First, the CEO’s
decision is in error because it applied an incorrect analysis of the 50% FEMA Rule and
incorrectly valued the Structure and incorrectly calculated the costs of the permit. Second, the
CEQ’s decision is in error because the July 2024 Permit should have been analyzed under the
pre-July 17, 2024 ordinance and the application should have been grandfathered under the old
ordinance. Third, the CEQ’s decision is in error because it applied arbitrary and capricious
criteria with respect to the costs of the permit and valuation of the Structure that has not been
applied uniformly to the Property itself or other similarly situated properties. As a result of the
CEO’s error of law, misinterpretation of the Code, and misapplication of the law to the facts, the

Town has effectively committed an unconstitutional taking of the Property.



A. The CEO failed to use the market value of the Structure before the “start of
construction” when calculating the FEMA 50% balance for the Structure and
instead used an incorrect and stale value based on the Town’s asserted
replacement cost less depreciation.

In calculating the FEMA 50% balance to deny the January 2025 Permit, the CEO used
the RCN LD (reconstruction cost new less depreciation) value of the Structure as shown on the
tax assessor card from 2024. See Exhibit 10. Using the RCNLD value does not comply with the
FEMA regulations. The replacement cost is not equivalent to market value. The FEMA
Substantial Improvement/Substantial Damage (SI/SD) Desk Reference states that “Building
Replacement Cost Value and the Building Actual Cash Value may not be equivalent to market
value.” See Exhibit 23. For purposes of making SI/SD determinations, local officials need to
determine the “market value” of structures in question. When work is an improvement, the
market value is the building’s market value “before the ‘start of construction’ of the
improvement.” Exhibit 23, Section 4-11.

The National Flood Insurance Program (NFIP) regulations do not define “market value.”
Generally, market value can be explained as the amount an owner would be willing but not
obliged to accept, and that a buyer would be willing but not compelled to pay. See Exhibit 23,
Section 4-12. See also State of Maine manual on valuation of real estate: “Market value is the
price a willing buyer will pay for a property offered by a willing seller, with no additional
influences such as the need to sell quickly or the buyer and seller being related to each other.”
https://www.maine.gov/future/sites/maine.gov.revenue/files/inline-files/pt103 text.pdf.

Here, the CEO used the RCNLD value on the assessor card, rather than determining the
market value of the Structure. Although there are instances when a municipality may use

assessed values, the use of assessed value has limitations that, if not considered and accounted

for, can produce erroneous estimates of market value. See Exhibit 23, Section 4-14. Here, the

10



CEO did not even use the higher assessed value but chose to use the lowest value on the card.
Property appraisals that are prepared by a professional appraiser according to standard practices
of the profession are the most accurate and reliable method for determining market value. See
Exhibit 23, Section 4-13. FEMA specifically states that when an applicant disagrees “with the
community’s SI/SD determination” is a situation “where the local official may require the
applicant to provide a professional appraisal to determine the market value of a structure.” See
Exhibit 23, Section 4-13. The CEO never requested an appraisal but just denied the permit
outright without providing the opportunity for the applicant to submit a professional appraisal.

Moreover, the Town’s RCNLD is far afield of the actual cost to reconstruct the Structure.
The cost of reconstruction of the Structure as determined by the EGRT’s insurance company is
$500,198.00. See Exhibit 17. Additionally, the CEO used the assessor’s arbitrary depreciation
factor for the Structure without any basis therefor. The depreciation value for the Structure
(Building #1) is 30%. The depreciation value for the smaller, less maintained accessory dwelling
unit on the same Property (Building #2) is 18%. There is no basis to use a different depreciation
factor for buildings on the same property and to use a greater factor for a building that is in far
better condition. The depreciation percentages have no factual basis and therefore should not be
used for the FEMA 50 percent calculation.

The Town itself acknowledges that an appraisal is the most accurate measure of market
value. See Exhibit 21. If the Town uses the assessed value, the property owner may challenge
this valuation by presenting an appraisal. See Exhibit 23, Section 4-2. Applicants may disagree
with a community’s SI/SD determination. In these cases, the burden is on the applicant to
provide improved cost estimates or to obtain a professional appraisal of market value. The local

official is responsible for reviewing the new information. In some cases, applicants may seek a
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formal appeal of the local official’s decision (Section 5.6.6). The CEO erred by using a valuation
that does not properly account for market value. When applicants submit professional appraisals
of market value, local officials should examine the documentation to determine whether the
appraisals reflect the specific characteristics of the buildings. See FEMA Answers to Questions
About Substantially Improved/Substantially Damaged Buildings. See Exhibit 26 at p. 10. FEMA
does not authorize the CEOQ to critique the appraisal beyond the “specific characteristics of the
building.”

Here, EGRT has submitted both the Andover Companies Reconstruction Cost Insurance
Appraisal and the market value appraisal by Salt Coast Valuation. See Exhibit 18. The
professional appraisal determines that the market value of the Structure as of July 8, 2024 is
$593,000.00. Therefore, the CEO must use the $593,000.00 value when calculating the 50%
FEMA balance for the July 2024 Permit. The professional appraisal also determines the market
value of the Structure following the installation of the new windows, insulation and siding is
$669,000.00. Therefore, the CEQ must use the $669,000.00 value when calculating the 50%
FEMA balance for the January 2025 Permit Application. The only open permit subject to the
new FEMA reset balance is the January 2025 bathroom permit.

In addition, when not using the market value of the Structure, the CEO also failed to use
the market value of the Structure before the “start of construction.” The CEO used the alleged
market value from 2018 for both the Permit 18-00417 applied for in 2018 and the April 2024
Permit 24-00438 applied for six years later in 2024. The CEO then used the incorrect RCN LD
from 2024 for the July 2024 Permit as well as the amendment in November and the January 2025
Permit Application. The CEO failed to properly use the value at the “start of construction” of

each application. “Because the market value of a building changes over time, communities need
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to decide how they will handle those changes. One approach is to obtain the market value each
time a permit is obtained, use it in the computation each time, and add the resulting percentages.
Communities may choose to accumulate percentages or repair/improvement costs over a set
period of years.” See Exhibit 23, Section 5-19.

The table shown below, from the FEMA Desk Reference, shows how the market value
cumulative percentage is determined at the time of each permit application.

Table 5-1a. Tracking Cumulative Substantial Improvements, Determining Market Value for Each Permit Application
{shows increases in market value).*

Elapsed time Cost as percentage

‘ Current market

|
from initial permit e Cost of | of current Cumutative
. Iicati[:m i (atthe time of each improvement { market value percentage
PP | permit application) |
_ Oyear _$t00000 | %0000 | 2 10% 10%
3years $110,000 . $42,000 - 38% 48%
Gyears |  $120000 |  $10000 | 8% |  56% |

* In this example, the 50 percent threshold is reached with the third permit application.

As shown, the proper calculation requires that the current market value of the structure be
determined “at the time of each permit application.” In the above example, the current market
value of the structure increases with each permit application. Thus, the cost as percentage of
current market value is dependent on the increased market value and the cumulative percentage
is calculated based on the increased current value at the time of the application.

Based on the true market value of the Structure, as of the date of the July, 8 2024 Permit
Application, the value of the Structure was $593,000.00 before any substantial improvements.
Thus the 50% FEMA balance was $296,500.00. The true market value of the Structure, as of the

date of the January 2025 Permit, was $669,000.00 and the FEMA 50% balance is $334,500.00.
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B. The CEQ incorrectly calculated the costs of the permit.
Acceptable sources of cost information pursuant to FEMA are:

e [temized costs of materials and labor, or estimates of materials and labor that are
prepared by licensed contractors or professional construction cost estimators.

¢ Building valuation tables published by building code organizations and cost-estimating
manuals and tools available from professional building cost-estimating services. These
sources can be used as long as some limitations are recognized, notably that there are
local variations in costs and the sources do not list all types and qualities of structures.
These sources should not be used for structures that are architecturally unique,
exceptionally large, or significantly different from the classes of structures that are listed.

¢ “Qualified Estimate” of costs that are prepared by the local official using professional
judgment and knowledge of local and regional construction costs. This approach is most
often used post-disaster when there are large numbers of damaged buildings and when
permits must be quickly processed.

See Exhibit 23, P. 4-7-4-8. Notably, FEMA recognizes that using cost-estimating manuals are
subject to limitations such as local variations in costs. The 2024 National Building Cost Manual
includes this limitation itself stating:

This manual will be a useful reference for anyone who has to develop budget
estimates or replacement costs for buildings. Anyone familiar with construction
estimating understands that even very competent estimators with complete
working drawings, full specifications and precise labor and material costs can
disagree on the cost of a building. Frequently exhaustive estimates for even
relatively simple structures can vary 10% or more. The range of competitive
bids on some building projects is as much as 20%. Estimating costs is not an
exact science and there’s room for legitimate disagreement on what the “right”
cost is. This manual can not help you do in a few minutes what skilled
estimators may not be able to do in many hours. This manual will help you
determine a reasonable replacement or construction cost for most buildings. It is
not intended as a substitute for judgment or as a replacement for sound
professional practice, but should prove a valuable aid to developing an informed
opinion of value.

See Exhibit 24, at p. 6. Additionally, EGRT has submitted the actual costs, shown by invoices

and receipts, charged by its professional licensed contractors. See Exhibits 15, 16. The actual
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costs submitted by its professional licensed contractors confirm that the actual costs of the July 8,
2024 project were $22,271.20 less than the estimated costs.

To the extent the CEO claims that estimating the costs using a manual is proper, these
estimations are only appropriate when labor or materials are donated or volunteered. See Exhibit
21. Further, estimates used by the CEO should only be considered rebuttable presumptions.
Here, where the actual costs are available the CEO should use the actual costs rather than
potentially inaccurate estimates that are subject to variation. Additionally, the CEO included
items that need not be included in the substantial improvement costs, including the siding and its
installation. At the time of filing the July 2024 Permit No. 24-00947, the applicant was not aware
that a Wells property owner did not need to file a building permit application to replace siding.
Had the Town brought this to the applicant’s attention when filing, siding would have been
omitted and then installed after the insulation and windows were approved. This would have
reduced the Estimated Costs of the job by approximately $35,618 (the cost of the siding $25,618
plus estimated labor costs $10,000). Instead of assisting Wells property owners by providing
collaborative guidance, the Code Enforcement Office makes every effort to reduce the 50%
FEMA limitation.

In addition, the CEQ incorrectly included the cost of repairs made for the purpose of
bringing the structure up to code, but such costs are not to be included in calculating the cost of
repairs or improvements for the purpose of the FEMA 50% balance. “Substantial improvement"
excludes “[a]ny project for improvement of a structure to correct existing violations of state or
local health, sanitary, or safety code specifications which have been identified by the local code
enforcement official and which are the minimum necessary to assure safe living conditions. 44

C.F.R. § 59.1, Definitions, Substantial Improvement (1). The EGRT July 2024 Permit included
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the cost of three windows that were required by the CEO to bring the cottage up to code.
Additionally, the entire January 2025 Bathroom Permit for work required to be done to bring the
bathroom up to code should not apply. The existing pedestal sink in the only full bathroom
needed to be replaced to be brought up to code. The sink could not be replaced and installed
pursuant to the code without replacing the shower because the sink was required to be vented to
the vent pipe in the back of the shower which could not be reached without removing the shower.
The existing pedestal sink was not property vented and the shower had to be removed to attach
the pipe from the sink to the ventilation pipe extending through the roof. Thus, all the bathroom
work was required to bring the bathroom up to code. The removal of the bathroom was identified
by Mr. Paris in his email dated December 18, 2024. Accordingly, the January 2025 Bathroom
Permit should be wholly exempted from the calculation, leaving a FEMA 50% balance of
$334,500.00, and the permit should be immediately granted to allow the work to be completed.

C. The correct calculations using current market value and actual costs results in a
FEMA 50% Balance remaining of $324,537.

The two tables below show the CEO’s incorrect calculations compared to the correct calculations
which indicate that the amount of $324,537 is the correct FEMA 50% balance for the Structure

after the issuance of all requested permits to date.
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CEQ’s Incorrect Calculations

Date Permit Permit Structure 50% Less Permit | 50%
Cost Value Used Balance Cost Balance
by CEO Before After
Permit Per Permit Per
CEO CEO
5/29/2018 | 18-00417 | 12,950.00 | 141,134.00 70,717.00
-12,950.00 | 57,767.00
4/24/2024 | 24-00438 | 25,339.00 | 141,134.00 50,767.00
-25,339.00 | 32,428.00
7/17/2024 | VALUE 258,260.00 129,130.00 129,130.00
RESET
7/8/2024 | 24-00947 | 117,850.60 | 258,260.00 129,130.00
-117,850.60 | 11,279.00
11/7/2024 | 24-00947 | 10,000.00 | 258,260.00 11,279.00
amended
-10,000.00 | 1,279.00
1/5/2025 9,963.00 258,260.00 1,279.00
-9,963.00 -8,684.00
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Correct Calculations Based On Current Market Value and Actual Costs

excluded

Date Permit Permit Structure 50% Less Permit | 50%
Cost Value Using | Balance Cost Balance
Market Value | Before After
Permit Per Permit Per
CEO CEO
5/29/2018 | 18-00417 | 12,950.00 | 141,134.00 70,717.00
{assumed)
-12,950.00 | 57,767.00
4/24/2024 | 24-00438 | 25,339.00 | 258,260.00 129,130.00
-12,950.00 | 90,841.00
-25,339.00
7/8/2024 | 24-00947 | 106,858.80 | 593,000.00 296,500.00
-12,950.00 | 151,352.20
-25,339.00
-106,858.80
7/17/2024 | VALUE 593,000.00 296,500.00 296,500.00
RESET
11/7/2024 | 24-00947 | Included 593,000.00 296,500.00
amended above
296,500.00
1/5/2025 9,963.00 669,000.00 334,500.00
0 *all costs | 334,500.00

Moreover, although there is no requirement that the CEQ consider depreciation when

determining market value, even if the CEO applied the depreciation factor of the professional

appraisal, the FEMA 50% balance values are much higher than determined by the CEQ. This is

another example of the CEQ’s methodology of taking the most restrictive interpretation of the

FEMA 50% Rules to the detriment of all Wells property owners. The next chart entitled

“Calculation based on Replacement Cost New Less Depreciation and Actual Costs” results in a

remaining FEMA balance of $314,831.50.
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Calculations Based On Replacement Cost New Less Depreciation and Actual Costs

Date Permit Permit Structure 50% Less Permit | 50%
Cost Value Using | Balance Cost Balance
Professional | Before After
Appraisal Permit Per Permit Per
RCNLD CEO CEO
5/29/2018 | 18-00417 | 12,950.00 | 141,134.00 70,717.00
(assumed)
-12,950.00 | 57,767.00
4/24/2024 | 24-00438 | 25,339.00 | 258,260.00 129,130.00
-12,950.00 | 90,841.00
-25,339.00
7/8/2024 | 24-00947 | 106,858.80 | 523,263.00 261,631.50
-12,950.00 | 116,483.70
-25,339.00
-106,858.80
7/17/2024 | VALUE 523,263.00 261,631.50 261,631.50
RESET
11/7/2024 | 24-00947 | Included 523,263.00 261,631.50
amended above
261,631.50
1/5/2025 9,963.00 629,663.00 314,831.50
0 *all costs | 314,831.50
excluded

D. The CEO’s calculation of the FEMA 50% balance is incorrect as it included the
July 2024 Permit, but the July 2024 Permit should have been issued based on
the ordinance in effect prior to July 17, 2024 and not included in the FEMA
50% balance which reset after July 17, 2024,

(1) The Town’s pattern and practice was to grandfather applications filed

before a change in the ordinance.

The July 2024 Permit application was filed on July 8, 2024. The ordinance amendment

was effective July 17, 2024. Although the July 2024 Permit application was not approved until

after July 17, 2024, it was understood by the applicant that the Town has historically

grandfathered permits granted for applications submitted prior to an ordinance change and

analyzed those applications under the pre-change ordinance. On information and belief, builders
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and civil engineers dealing with the Town of Wells routinely believed that building permit
applications filed before a zoning change would receive grandfathered status. The policy has also
been publicly advised and notified by the Town to the property owners. See Exhibit 19. For
example, in 2021, Code Enforcement Officer Jodine L. Adams sent a written notiﬁcatioﬁ with
respect to the adoption of the 2015 energy code stating that the “Wells Code Office will continue
to offer applications that are submitted until July 30, 2021 the opportunity to use the 2009 or the
2015 Energy Code.” See Exhibit 19. This is just one example of the Town’s publicly adopted
policy and practice to grandfather applications submitted prior to a code change.

Moreover, with respect to this amendment regarding the FEMA 50% balance, the Town
Engineer publicly acknowledged that if an application is filed before the effective date, the old
law will apply to that application. See Transcript as Exhibit 20. At the Planning Board meeting
on December 16, 2024, the Planning Board was discussing when applications vested. The Town
Engineer stated that if an application was vested, it was vested fully to the ordinance at the time
it was vested, including the process and all aspects of it. Then Member Steve Koeninger asked,
“Does that apply to code as well for these projects?” and the Town Engineer responded, “Yes.”

The applicants were told by two civil engineers who routinely work with the Town of
Wells, a Town of Wells Planning Board member, and several builders that it was always the
policy of the Town of Wells to grandfather building permit applications which were filed before
a new zoning law change. The applicants could have filed the July 8, 2024 application weeks or
months earlier but were awaiting estimates, a new mortgage, and were assured that the Town
would grandfather the permit application. The applicants detrimentally relied upon the Town’s

previous practice when the application was filed on July 8, 2024 intentionally before the July 17,
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2024 50% FEMA Ordinance was effective. Therefore, grandfathering of the application must
apply, or the refusal to grant the permit is clearly arbitrary and capricious.

(2) The amendment of an ordinance does not affect an application pending
at the time of the amendment,

Maine law provides that the amendment of an ordinance does not affect any action or
proceeding pending at the time of the amendment.
1 M.R.S. §302, Construction and effect of repealing and amending Acts, states:

The repeal of an Act, resolve or municipal ordinance passed after the 4th day of
March, 1870 does not revive any statute or ordinance in force before the Act,
resolve or ordinance took effect. The repeal or amendment of an Act or ordinance
does not affect any punishment, penalty or forfeiture incurred before the repeal or
amendment takes effect, or any action or proceeding pending at the time of the
repeal or amendment, for an offense committed or for recovery of a penalty or
forfeiture incurred under the Act or ordinance repealed or amended. Actions and
proceedings pending at the time of the passage, amendment or repeal of an Act
or ordinance are not affected thereby. For the purposes of this section, a
proceeding shall include but not be limited to petitions or applications for
licenses or permits required by law at the time of their filing. For the purposes
of this section and regardless of any other action taken by the reviewing authority,
an application for a license or permit required by law at the time of its filing
shall be considered to be a pending proceeding when the reviewing authority
has conducted at least one substantive review of the application and not before.
For the purposes of this section, a substantive review of an application for a
license or permit required by law at the time of application shall consist of a
review of that application to determine whether it complies with the review
criteria and other applicable requirements of law.

1 M.R.S. § 302 (Emphasis added).

"Substantive review" of an application is defined as "review of that application to
determine whether it complies with the review criteria and other applicable requirements of
law." Brown v. Kennebunkport, 565 A.2d 324, 327 (Me. 1989). In Littlefield v. Lyman, 447 A.2d
1231, 1235 (Me. 1982) the Maine Supreme Court held that when a municipality takes the
threshold step of acting on the substance of a proposal, the application is pending for purposes

of section 302. Here, the Town accepted the application prior to the effective date of the
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amendment and never required the applicant to submit any additional documents or filings.
Therefore, the application was complete and vested. Thus, the cost of July 2024 project under
Permit 24-00947 should have been deducted from the pre-amendment FEMA balance and not
included in the FEMA balance reset after July 17, 2024.

(3) EGRT obtained vested rights in reliance on the law in effect at the time that
the application was filed on July §, 2024,

In addition to the statutory ptotection provided by Section 302, Maine case law provides
vested rights to EGRT. See Saki v. Town of York, 760 A.2d 266, 270 (Me. 2000) citing Thomas
v. Zoning Bd. of Appeals of City of Bangor, 381 A.2d 643, 647 (Me. 1978) (stating that the rights
of a building permit applicant may vest if the applicant makes a "substantial good faith change . .
. in reliance on the zoning law in effect at the time of the application"). In addition, Maine courts
recognized that the circumstances when rights vest . . . occur when a municipality applies a new
ordinance to an existing permit.” /d. citing Peterson v. Town of Rangeley, 1998 ME 192, P12
n.3, 715 A.2d 930, 933. EGRT acquired vested rights by virtue of its substantial good faith
change made in reliance on the zoning law in effect at the time of the application, or on the
probability of the issuance of a permit approval. Thomas, 381 A.2d at 647.

An applicant may also obtain vested rights when a municipality wrongfully delays in
passing on the application until after the effective date of the new Ordinance or arbitrarily fails to
perform a ministerial duty to issue a permit to which the applicant was entitled. Id. Furthermore,
a discriminatory enactment of a zoning ordinance for the purpose of preventing a legal use by the
applicant may confer vested rights on the applicant. /d. Here, the Town now refused to
grandfather the EGRT’s July 8, 2024 Permit application and waited until after the amendment
had taken effect to officially issue the permit. Moreover, the Town, as will be set forth more fully

herein, applied the FEMA 50% Rule in a discriminatory and arbitrary and capricious manner to
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EGRT by failing to use the appropriate measure of value, failing to use the correct market value
of the Structure at the time the application was submitted, and failing to properly calculate the
cost of the improvements.

Accordingly, the new ordinance and any reset in the 50% FEMA balance should not have
been applied to July 2024 Permit 24-00947. The result of erroneously applying the new
ordinance to July 2024 Permit 24-00947 was to artificially decrease the FEMA 50% balance
applied to the Structure which caused the CEO to deny the subsequent permit which is the
subject of this appeal. If the CEO had correctly grandfathered July 2024 Permit 24-00947, then
the FEMA balance would have been reset as of July 17, 2024, Thus, there would be more than
sufficient balance to complete the January 2025 Bathroom Application.

E. Even if the July Permit application were to be analyzed under the new
ordinance, the CEO erred in using an incorrect valuation of the Structure.

Although there is no basis to include the July 2024 Permit in the post-amendment
calculations as the July 2024 Permit application was filed before the change in the ordinance,
even if it were included in the post-amendment calculations, the FEMA 50% balance is still
sufficient to grant all permits applied for_by EGRT. The correct calculations if the July 2024
Permit were to be included in the post law change is a remaining FEMA value of $217,678.20.

See the below chart and calculation.
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50% Calculation of July 2024 Project Costs Are Included Based on Correct Market Value

Date Permit Permit Structure 50% Less Permit | 50%
Cost Value Using | Balance Cost Balance
Market Value | Before After
Permit Per Permit Per
CEO CEO
5/29/2018 | 18-00417 | 12,950.00 | 141,134.00 70,717.00
{assumed)
-12,950.00 | 57.767.00
4/24/2024 | 24-00438 | 25,339.00 | 258,260.00 129,130.00
-12,950.00 1| 90,841.00
-25,339.00
7/17/2024 | VALUE 593,000.00 296,500.00 296,500.00
RESET '
7/8/2024 | 24-00947 | 106,858.80 | 593,000.00 296,500.00
-106,858.80 | 189,641.20
11/7/2024 | 24-00947 | Included 593,000.00 296,500.00
amended above
-106,858.80 | 189,641.20
1/5/2025 9,963.00 669,000.00 334,500.00
-106,858.80 | 217,678.20
-9,963.00

Therefore, under any calculation, the applicants are entitled to the approval of the January 2025

Bathroom Building Permit Application.

F. The failure to grandfather EGRT’s permit, using different depreciation factors,
using a replacement cost from years prior to a permit application, and using
more restrictive calculations than FEMA intended is arbitrary and capricious
conduct that is unconstitutional and effects a taking of EGRT’s property and
has caused it and will continue to cause it substantial damages.

The Town has employed arbitrary requirements in the review and processing of the

applications submitted by EGRT. Following a substantial Freedom of Access Act (FOAA)

request, it is believed that a review of other permits applied for and issued by the Town will

reveal that EGRT is being singled out by the Town and treated differently than other applicants
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who have filed building permit applications prior to zoning or other regulatory changes. This
latest action to artificially depress the FEMA 50% balance, without basis in fact or policy, is just
a further example of the disparate treatment of EGRT that is arbitrary and capricious and also
constitutes an error of law, misinterpretation of the Code, and misapplication of the law to the
facts.

The FEMA regulations require that they be “legally-enforceable, applied uniformly
throughout the community to all privately and publicly owned land.” See 44 C.F.R. § 60.1. The
CEO has acted in an arbitrary and capricious manner by failing to use the current market value of
the Structure and instead choosing to use a method that does not comport with the FEMA
regulations that requires obtaining the current market value at the start of construction. The CEO
is utilizing more restrictive methods than contemplated by FEMA. The CEO used a six year old
assessed value, rather than the true, current market value. The CEQ failed to properly revalue the
Structure at the time the permit application was submitted. The CEO also refused to use actual
costs when submitted by EGRT and instead chose to use estimates that have known variations
that make them inaccurate. The CEO randomly applied a higher depreciation factor to the
Structure (Building #1) that is in far better condition and has had more improvements than
Building #2. The purpose of this method of using a higher depreciation factor, using stale,
assessed values, fatling to use market values, and estimating costs is to artificially depress the
value of the structure while refusing to use actual construction cost values.

The following chart compares structures of similar size and year and the varied

depreciation factors applied.
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Address Year Living Assessment | Replacement | Depreciation | RCLD
Built Area 2024 Cost 2024 Factor 2024 | 2024
525 Ocean | 1900 1520 325,200 $368,938 30 $258,260
?;;0cean 1500 1170 257,630 304703 30 213290
SAB‘V;’? Ocean | 1900 1290 $281,540 $324,631 20 $259,700
15'\6"33 Ocean | 1900 1770 $376,420 $493,688 25 $370,270
4A9‘I,3600ean 1918 1408 $480,950 365,339 16 365,339
?g; Ocean | 1920 1240 $280,630 $350,783 20 $280,630
?';[;Ocean 1930 1684 $747,140 $775,939 5 $737,140
4A';[';Ocean 1939 1620 $271,190 $378,689 30 $265,080
4A2V3€ Ocean | 1940 1352 $297,610 $340,867 15 $289,740
?ISeOcean 1950 1538 $249,810 $351,366 30 $245,960
Ave i

The depreciation ranges from 5% to 30% for structure similar age and size. It is also

notable that the difference between the assessed values, replacement cost, and replacement cost

less depreciation values varies substantially between properties, and in one example, the assessed

value is greater than the replacement cost. These are examples of the inconsistent and arbitrary

assignment of values to these structures. The result of these arbitrary actions will result in dozens

if not hundreds of 50% FEMA based appeals and lawsuits against the Town for years to come.

The Code Enforcement Office has taken unreasonable actions towards EGRT throughout

the application process. When EGRT called for an inspection of the work performed under the

July 2024 Permit, the Code Enforcement Office sent three agents who went through the entire

cottage measuring and inspecting all aspects of the cottage, even those not subject to the permit
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and which have been previously inspected and approved. Several hours later, another four agents
returned once again taking photographs and using measuring tapes. The CEO has refused to
close out the July 2024 Permit due to alleged issues found during this unrelated inspection
Specifically, the CEO alleged that the windows that had already been installed and inspected
were now too small necessitating the removal of those windows and installation of new casement
windows. The CEQ also claimed that the interior staircase railing, which was not part of the July
2024 Permit, was not permissible because it consisted of a very sturdy railing with a support in
the middle rather than a single railing. The two railings supported by the middle support was
necessitated by needing to have two sturdier railings rather than one flimsy railing spanning the
entire distance. The CEQ required the removal of an outdoor rinse shower that has been there for
at least 60 years. Finally, the CEO re-measured the stairs for the back porch, which had already
been inspected and approved under a prior permit, and subsequently claimed that they were a 2
inch off and thus requires demolition and reinstallation of stairs after they had already been
inspected and approved earlier that year. These actions reveal that the CEO is singling out EGRT
for disparate treatment and raises the question whether it is the Town’s policy to reinspect work
that already been inspected and closed out. Now, by refusing to issue the requested permit to
update the only full bathroom in the house, and alleging that prior permits for work performed
and approved are not closed out, the CEO is effecting a taking of the property. The cottage is
unusable without a working full bathroom. Further, the applicants are unable to rent the property
which provides significant revenue to maintain the cottage and keep it in the family. These
actions subject the Town to liability for its arbitrary and capricious conduct including attorney’s

fees and damages suffered by EGRT.
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CONCLUSION

EGRT requests that the Zoning Board of Appeals grant the following relief:

1.

Reverse the decision of the Code Enforcement Officer on the grounds that he
committed an error of law, misinterpretation of the Code, and misapplication of the
law to the facts.

Issue the permit for the January 2025 Bathroom Remodel Building Permit
Application.

Disregard the cost of the repairs and improvements in the 50% FEMA calculation
associated with July 2024 Building Permit No. 24-00947.

Find that the costs of July 2024 Permit No. 24-00947 are $106,858.80.

Reset the value of the property and remaining balance as required by FEMA
regulations and find that the current FEMA 50% Balance is $324,537.00.
Determine that there are no violations of the National Flood Insurance Program

(NFIP) as Administered by the Federal Emergency Management Agency (FEMA).

RESPECTFULLY SUBMITTED,

rjutras(@géjmattorneys.com

Co-Trustees of the

ELIZABETH GRACE REALTY TRUST
70 Bailey Boulevard

Haverhill, MA 01830

978-373-9161
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CERTIFICATE OF SERVICE
I state that on this date the Applicants and Appellants are hand delivering a copy of this
to the ZONING BOARD OF APPEALS, Town Hall, 2nd Floor, 208 Sanford Road, Wells, ME
04090.

Date: February 25, 2025
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ELIZABETH GRACE REALTY TRUST
APPEAL OF DENIAL OF BUILDING PERMIT
TABLE OF CONTENTS

FRONT COVER SLEEVE DOCUMENTS

10.

11.
12.
13.

14.

Transmittal Letter to Zoning Board of Appeals with Specific Requests
Abutter List

Appeal Application
Memorandum in Support of Appeal from Administrative Decision Denying Permit Based

on Exceeding FEMA 50% Rule
Attar Engineering, Inc. Survey

TABLE OF CONTENTS (See Tabs)

Tax Assessor Card 2024

Tax Assessor Card 2025
1900 Varney Cottages

Elevation Certificate Prepared by Michael P. Peverett, Professional Land Surveyor,
License No. 2362, Dated 10/27/2023

Building Permit Application dated March 28, 2024 (Replace decking, stairs, 10 posts on
cement piers, and porch knee wall)

Building Permit No. 24-00438 (Replace decking, stairs, 10 posts on cement piers, porch
knee wall)

Building Permit Application dated July 8, 2024 (Replace siding, windows and insulation)

Building Permit No. 24-00947. Misc. Repair (Siding). Installing 27 new windows.
Insulating exterior walls “Amended to include reframing of back porch.”

Building Permit Application dated January 10, 2025 (Bathroom Update)

Email string from February 12, 2025 through January 28, 2025 (Denial of Bathroom
Update)

Photographs of Front and Side Porch Demolition
Photographs of new Front and Side Porches

Photographs of the Elizabeth-Grace with new windows, insulation, siding and newly
framed back porch

Photographs of Bathroom (Pedestal sink, toilet and bath tub removal)



15.
16.
17.
18.

19.

20.

21.
22.
23.

24,

25.

26.

Comparison of Estimated Costs vs. Final Actual Costs related to Permit #24-00947
Final Actual Invoices and Backup Receipts

The Andover Companies Reconstruction Cost of Main Structure $500,198.00

Salt Coast Valuation Appraisal of Main Structure

Appraisal Date: _7/08/2024 $_593.000 (Estimate)

Appraisal Date: _1/11/2025 $_ 669,000 (Estimate)

Email from Jodine Adams honoring applications submitted before and even after Energy
Code changes dated July 12, 2021.

Transcription of Mike Livingston, Town Engineer’s confirmation that the Town policy is
that if an application is filed before a law change, then the old law applies. Planning
Board Meeting 12/16/2024.

Substantial Improvement or Substantial Damage Notice to Property Owner
Floodplain Management Ordinance, Chapter 116 effective July 17, 2024

FEMA SI/SD Desk Reference Substantial Improvement/Substantial Damage

Desk Reference, FEMA P-758 / May 2010 (Relevant Excerpts).
https://www.fema.gov/sites/default/files/documents/fema_nfip_substantial-improvement-
substantial-damage-desk-reference.pdf

2024 National Building Cost Manual (Relevant Excerpts)
Tax Map, Deed and Acceptance of Trustee Forms

Answers to Questions About Substantially Improved/Substantially Damaged Buildings —
FEMA 213 — August 2018
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U.5. DEPARTMENT OF HOMELAND SECURITY gxm? t;.iontrgl g?h;’assg;:%s
Federal Emergency Management Agency praton Bes:
National Flood Insurance Program

ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19
Copy alf pages of this E!evallon rtiﬁcala and all auachments for (1) cnrnrnunlty official, (2) insurance agentlcampany, and (3) building owner.
OPERITY : : FOR !NSURANCE COMPANY USE

A1. Building Owner's Name: Elizabeth-Grace Realty Trust Pohcy Number _
A2, Building Street Address (including Apt, Unit, Suite, and/or Bldg. No.} or P.O. Route and Box No.: Company NAIC N'u'ririb_er.

525 Ocean Avenue = —
City: Wells _____ Stater ME  ZIP Code: 04090

A3. Property Description (e.g., Lot and Block Numbers or Legal Description) and/or Tax Parcel Number:
Tax Map 112, Lot 158

A4, Building Use (e.g., Resldentlal, Non-Residential, Addition, Accessory, etc.):  Residential
AS. Latitude/Longitude: Lat 43-16-59.73 N Long.70-34-34.23 W Horizontat Datum; [} NAD 1927 [XINAD 1983 [JWGS 84
AB. Attach atleast two and when possible four clear photographs {(one for each side) of the building (see Form pages 7 and 8).

A7. Building Diagram Number: &
AB. For a building with a crawlspace or enclosure(s):
a} Square footage of crawlspace or enclosure(s): sq. ft.
b) Is there at least one permanent flood opening on two different sides of each enclosed area? [OYes [JNo [JNA

c) Enter number of permanent flood openings in the crawlspace or enclosure(s) within 1.0 foot above adjacant grade:
Non-engineered flood openings: Engineered flood openings:

d} Total net open area of non-engineered flood openings in AB.c: 8q. in.

e) Total rated area of engineered flood openings in AB.c {attach documentation — see Instructions): sq. ft.

fi Sum of A8.d and A8.e rated area {if applicable — sea Instructions): sq. ft.
A9, For a building with an attached garage:
a) Square footage of attached garage: sq. ft.
b) Is there at least one permanent flood opening on two different sides of the attached garage? [ ]Yes [[JNo [JNA

c) Enter number of permanent flood openings in the attached garage within 1.0 foot above adjacent grade:
Non-engineered flood openings: Engineered flocd openings:

d} Total net open .area of non-enginesred flood openings in AS.c: sg. in.
e) Total rated area of engineered flood openings In A%.¢ {attach documentation — see Instructions): sq. ft.

f) Sum of AS.d and A9.e rated area (If appllcabie see Instructions);

B1.a. NFtP Community Name; Wells B1.b. NFIP Community Identification Number: 230158

B2. County Name: York B3. State: ME B4. Map/Panet No.: 0023 BS. Suffix: D
BS. FIRM Index Date: 01/16/2003 B7. FIRM Pane! Effective/Revised Date: 01/16/2003
B8. Flood Zone(s): AQ B9. Base Flood Elsvation(s) (BFE) {(Zone AQ, use Base Flood Deplhn): 1'

B10. Indicate the source of the BFE data or Base Flood Depth entered in tem B9:
[} FIS B FIRM [] Community Determined [] Other;

B11i. Indicate elevation datum used for BFE in tem B9: [} NGVD 1929 [] NAVD 1988 [_] Other/Source:

B12. s the building focated in a Coastal Barrier Resources System {CBRS) area or Otherwise Protected Area (OPA)? [] Yes No
Designation Date: [JcBrs [JoPA

B13. Is the building located seaward of the Limit of Moderate Wave Action {LiMWA)? [[]Yes B No
FEMA Form FF-208-FY-22-152 (formerly 086-0-33) (10/22} Page 2 of 19




ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19

Building Street Address (including Apt., Unit, Suite, and/ar Bidg. No.) or P.C. Route and Box No.: FOR INSURANCE COMPANY USE

525 Ocean Avenue
City: Wells State: ME  ZIP Code: 04090

Policy Number:

Company NAIC Number:

. SEETIONC ~BUILDING ELEVATION INFORMATION {SURVEY REQUIRED) - 7~ =77

RERT

Ca

C1. Buliding elevations are based on: [] Construction Drawings® [] Building Under Construction* {X] Finished Construction
*A new Elevalion Certificate will be required when construction of the building is complete.

C2. Elevations -~ Zones A1-A30, AE, AH, AQ, A (with BFE), VE, V1-V30, V (with BFE), AR, AR/A, AR/AE, AR/A1-A30, AR/AH, AR/AD,
A99, Complete Items C2.a-h below according to the Building Diagram specified in ltem A7. In Puerto Rico only, enter meters.
Benchmark Utilized: Local CORS Station Vertical Datum: NGVD29=NAVD88+0.75'

Indicate elevation datum used for the elevations in items a} through h) below.
BINGVD 1929 [ NAVD 1888 [ ] Cther: .

Datum used for building elevations must be the same as that used for the BFE. Conversion factor used? Yes [ ] No

If Yes, describe the source of the convarsion factor in the Section D Comments area,
Check the measurement used:

a) Top of bottom floor (including basemen, crawlspace, or enclosure floor); 14,52 [ fest [] meters
b) Top of the next higher floor (see Instructions): See ComMerrs [ feet [ meters
c) Bottom of the lowest horizontal structural member (see Instruclions). [] feet [ meters
d) Atiached garage (top of sfab): [ feet [ meters

&) Lowest elevation of Machinery and Equipment (M&E) servicing the building

{describe type of M&E and location in Section D Comments area}: 9.29 feet [] meters
f) Lowest Adjacent Grade {LAG) next to building: [_] Natural Finished 8.54 fest ] meters
g) Highest Adjacent Grade (HAG) next to building: [} Natural Finished 11.66 [ feet [J] meters
h) Finished LAG at lowest elevation of attached deck or stairs, including structurat

support. 917 [ fest [J meters

EFirneTE - SEGHIOND £ SURVEYOR, ENGINEER, OB ARCHITECT OERTIFIOAION 2o 2 o -
This certification is to be signed and sealed by a land surveyor, engineer, or architect authorized by state law to cerlify elevation
information. / certify that the information on this Certificate represents my best efforts fo inferprel the data available. | undersiand that any

false statement may be punishable by fine or Imprisonment under 18 U.5. Code, Section 1001.

Were latitude and longitude in Section A provided by a licensed land surveyor? Yes [JNo

[[J Check here if attachments and describe in the Comments area.

Certifier's Name: Michael P. Peverett License Number: 2362 \\\\-E' u )

: WA Dy v,
Title: Professional Land Surveyor .:\A\?’ i ~,
Gaompany Name: Civil Consultants _-.‘_? % 'g'CHAEL R %T\':é
Address; 203 Maj) Street, P.0. Box 100 e EVERETT -3*5
city: South Berpid State:_ ME__ ZIP Code: 03908 = 3, We2 =
Signature: Date: 10/27/2023 /’/,,O S\lé?\"\\

()

Telephone; (207) 384-2550 Ext. Email: mike@civcon.com ’*"aaq%?t Herd

Copy all pages of this Elevation Certificate and all attachments for (1) community official, {2) insurance agenticompany, and (3) bullding owner.

Comments (including source of conversion factor in C2; type of equipment and location per C2.¢; and description of any attachments):
B13. Flood map does not show LIMWA, C2, Elevations derived by GPS utiizing a local CORS station. Conversion factor
used {NGVD29=NAVD88+0.75", derived by CORPSCON sofiware. C2.a) 1st floor living space. C2.b) 2nd floor living space
not accessible at time of survey. C2.e) Bottom of washer/dryer under building=9.29', bottom of electric outlet for washer/
dryer 11.5, bottom of communication service=13.8', bottom of electric service=14.3".

FEMA Form FF-208-FY-22-152 (formerly 086-0-33) (10/22) Page 3 0of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19

FOR INSURANCE COMPANY USE

Building Strest Address (including Apt., Unit, Suite, andior Bldg. No.) or P.0. Route and Box No.:
525 Ocean Avenue

City: Wells State: ME  ZIP Code: 04080

Policy Number:

Company NAIC Number:

= - i - SEC_T!ON E BUILDING MEASUREMENT !NFORMAT!ON (SURVEY NE)'IrREQU!RED_) T

e .!‘--_"' il FOR ZONE AO ZONE*ARIAO AND ZONE A (WITHOUT BFE) o f o ﬁ,- “”’L e k;:r-'.'*
ForZonesAO ARIAO andA(wnthout BFE), complete Iterns ET—E5 For Items E1-E4, use natural grade, |f avallable If the Certificate is
infended to support a Letter of Map Change request, complete Sectlions A, B, and C. Check the measurement used. In Puerto Rico only,
enter meters.

Building measurements are based on:  [_] Construction Drawings* [_] Building Under Construction® Finished Construction
*A new Elevation Certificate will be required when construction of the building is complete.

E1. Provide measurements (C.2.a In applicable Building Diagram) for the following and check the appropriate boxes to show whether the
measurement is above or below the natural HAG and the LAG.

a) Top of bottom floor {including basement,
crawlspace, or enclosure) is: 286 X feet [] meters [ aboveor [] below the HAG.

b) Top of bottom floor (including basement,
crawlspace, or enclosure) is: 5.98 feet [] meters above or [T} below the LAG.

E2. For Building Diagrams 6-2 with permanent flood apenings provided in Section A ltems 8 and/or 9 (see pages 1-2 of Instructions), the
next higher floer (C2.b in applicable
Building Diagram) of the buiiding fs: [] feet [] meters [7] above or [ below the HAG.

E3. Attached garage (lop of slab) js: [ feet [] meters [ aboveor [] below the HAG.

E4. Top of platform of machinery and/or equipment
servicing the building is: 237 [ feet [[] meters {7 aboveor {J below the HAG.

ES. Zone AO only: If no flood depth number is available, is the top of the bottom floor elevated in accordance with the community's
floodplain management ordinance? BJ Yes [[] No [] Unknown  The local official must certify this information in Section G.

© 7L SECTION F = PROPERTY. BWNER {OR OWNER'S AUTHORIZED REPRESENTATIVE) GERTIFICATION -2

The property owner or owner's authorized representative who completes Sections A, B, and E for Zone A (without BFE) or Zone AQ must
sign here. The statements in Seclions A, B, and E are correc! lo the best of my knowledge

7] Check here if attachments and describe in the Comments area,
Property Owner or Owner's Authorized Representative Name: Michael P. Peverett, Civil Consultants
Address: 293 Main Street, P.O. Box 100

City: South Berwick State: ME  ZIP Code: 03908
Signature: \/ \/\% Date: 10/27/2023
; -
Telephone; (207) 384-2550 Ext.: Email: mike@civcon.com
Comments:

User is to be aware that elevations presented in this document are based on the NGVD29 Vertical Datum. Construction
drawings and site plans reference the NAVDSS Vertical Datum. The plans indicate the proper conversion factor as welt as
section C2. herein - Vertical Datum (NGVD29=NAVD88+0.75’).

FEMA Form FF-206-FY-22-152 {formerly 0BE-0-33) (10/22) Page 4 of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19

FOR INSURANGE COMPANY USE

Bullding Street Address {including Apt., Unit, Suite, and/or Bldg. No.} or P.O. Route and Box Na.:
525 Ocean Avenue

City; Wells State: ME  ZIP Code: 04080

Policy Number: _
C Number: ____

Company NAl

thorized by law or ordinance fo administer the community's flocdplain management ordinance can complete
Section A, B, C, E, G, or H of this Elevation Cerlificate. Complete the applicable item(s) and sign below when:

G1. [ Theinformation in Section G was taken from other documentation that has been signed and sealed by a licensed surveyor,
engineer, or architect who is authorized by state law to certify elevation information. (Indicate the source and date of the
elevation data in the Comments area befow.)

G2.a. [] Alocal official completed Section E for a building located in Zone A (without a BFE), Zone AD, or Zone AR/AOQ, or when item
ES is completed for a building located in Zone AQ,

G2b. [ Alocal official completed Section H for insurance purposes.

G3. [ Inthe Comments area of Section G, the local official describes specific comections to the information in Sections A, B, E and H.
G4, [ The following information (ltems G5-G11) is provided for community floodplain management purposes.

G5,  Permit Number: G6. Date Permit Issued:

G7. Date Certificate of CompliancefOccupancy Issued:

GB.  This permit has been issued for:  [] New Construction [] Substantial Impravement

G9.a. Elevation of as-built lowest fleor (including basement) of the
building: . [lfeet [Jmeters Datum:

GO.b. Elgvalion of bottom of as-bullt lowest horizontal structural
member: [Jfeet [Jmeters Datum:

G10.a. BFE {or depth in Zone AO) of flooding at the building site: [Jfeet [Imeters Datum:

G10.b. Communily's minimum elavation {or depth in Zone AQ)
requirement for the lowest floor or lowest horizontal structural
member: [Ofeet [Jmsters Datum:

G11. Variance issued? [JYes [JNo Ifyes, attach documentation and describe In the Comments area,

The local official who provides information in Section G must sign here. | have completed the information in Secfion G and certify that it is
carrect to the bast of my knowledge, if applicable, | have also provided specific corrections in the Commenis area of this section.

Local Official's Name: Title:
NFIFP Community Name:

Telephone: Ext.: Email;
Addrass:
City: State: ZIP Code:

Signature: Date:

Comments (inciuding type of equipment and location, per C2.e; descriplion of any attachments; and corrections to specific information in
Sections A, B, D, E, or H);

FEMA Form FF-208-FY-22-152 (formerly 086-0-33) {10/22) Page 5 of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-18

FOR INSURANCE COMPANY USE

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
525 Ocean Avenue

City: Wells State:_ ME  ZIP Code: 04080

Policy Number;

Company NAIC Number:

e SECTION H BUILDING'S EIRST. FLOOR HEIGHT' INFORMATION FOR ALL ZONES

SR -+ (SURVEY NOT'REQUIRED) (FOR INSURANCE PURPOSES ONLY) -7 -

The property owner, owner's authorized representative, or local floodplain managament official may complate Section H for all flood zones
to determine the building's first floor height for insurance purpeses. Secticns A, B, and | must also be completed. Enter heights to the
nearest tenth of a foot (nearest tenth of a meter in Puerto Rico). Reference the Foundation Type Diagrams (at the end of Section H
Instructions) and the appropriate Building Diagrams (at the end of Section | instructions) fo compiete this section.

RELALE
&

o

H1. Provide the height of the top of the floor {as indicated in Foundation Type Diagrams) above the Lowest Adjacent Grade (LAG):

a) For Building Diagrams 1A, 1B, 3, and 5-9. Top of bottom 5.98 [X] feet [ meters [X] above the LAG
floor {include above-grade floors only for buildings with
subgrade crawispaces or enclosure floors) is:

b) For Building Diagrams 2A, 2B, 4, and =9, Top of next [Jfeet [Jmeters [7]above the LAG
higher floor {i.e., the floor above basement, crawlspace, or
enclosure floor) is:

H2. Is all Machinery and Equipment servicing the building (as listed in [tem H2 instructions) elevated to or above the floor indicated by the
H2 agrow (shown in the Foundation Type Diagrams at end of Section H instructions) for the appropriate Building Diagram?

|:| Yes [X] No
S SEOTIOI\fl - PROPERTY OWNER {OR OWNER S AUTHORIZED REPRESENTATIVE) CERTIF]CATION ,,'

The property owner or owner's authorized representative who oompletes Sections A, B, and H must sign here. The staternents in Seclions
A, B, and H are correct to the best of my knowledge. Note: If the local floodplain management official completed Section H, they should
indicate in tem G2.b and sign Section G.

e ol

[[] Check here if attachments are provided {including required photos) and describe each attachment in the Comments area.

Property Owner or Owner's Authorized Representalive Name: Michael P, Paverett, Civil Consultants
Address: 293 Main Street, P.O. Box 100

City: South Bef\)qick State:  ME  ZIP Code: 03908
Signature: \A/ Date: 10/27/2023

Telephone: (207) 384-2550 Email: mike@civcon.com

Comments:

FEMA Form FF-206-FY-22.152 (formerly 086-0-33) (10/22) Page G of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19

BUILDING PHOTOGRAPHS

See Instructions for ltem AB.

Building Street Address (including Apt., Unit, Suite, and/or Bidg. No.) or P.O. Route and Box No.:
525 Ocean Avenue

City: Wells State: ME ZIP Code: 04090

FOR INSURANCE COMPANY USE

Policy Number:

Company NAIC Number;

Instructions: Insert below at least two and when possible four photographs showing each side of the building (for example, may only be
able ta take front and back pictures of townhouses/rowhouses). Identify all photographs with the date taken and "Front View," "Rear View,"
"Right Side View," or "Left Side View." Photographs must show the foundation. When flood openings are present, include at least one
close-up photograph of representative flood openings or vents, as indicated in Sections A8 and AS.

S e T =

Photo One Caption: 10/12/2023 - Front View E Clear Photo One

Photo Two

Photo Two Caption: 10/12/2023 - Right Side View Clear Phﬂm—?wu—j

FEMA Form FF-208-FY-22-152 {formerly 086-0-33) (10/22) Page 7 of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19
BUILDING PHOTOGRAPHS

Continuation Page

Bullding Street Address {including Apt., Unit, Suile, andfor Bldg. No.} or P.O. Route and Box No.:
525 Ocean Avenue ]

Policy Number:
City: Wells State: ME  ZIP Code: 04090

FOR INSURANCE COMPANY USE

Company NAIC Number:

insert the third and fourth photographs below. Identify all photographs with the date taken and "Front View,” "Rear View,” "Right Side
View," or "Left Side View.” When flood openings are present, include at least one close-up photograph of representative flood openings or

vents, as indicated in Sections A8 and A9.

Photo Three Caption: 10/12/2023 - Left Side View |07I_ear Photo Three

Photo Four

Clear Photo Four

Photo Four Caption: 10/12/2023 - Back View

FEMA Form FF-208-FY-22-152 (formerly 086-0-33) (10/22) Page 8 of 19



Elizabeth Grace Realty Trust
Robert A. Jutras and Julie G. Jutras Dheri, Co-Trustees
70 Bailey Boulevard
Haverhill, MA 01830
(978) 603-425-4245

March 25, 2024
HAND DELIVERED

Jodine Adams, Code Enforcement Officer
Town of Wells, ME

208 Sanford Road

Wells, ME 04090

RE: Elizabeth Grace Realty Trust
525 Ocean Avenue, Wells, ME

Dear Sir/Madam:

My name is Robert A. Jutras, along with my sister, Julie G. Jutras Dheri, we are the Co-Trustees
of the EGRT. Find enclosed the “Elevation Certificate” as prepared by Michael P. Peverett, license no.
2362 and civil consultants. It is our understanding that the elevation certificate now removes the ten year

fifty percent construction cost limitation.

We are also filing the “standard permit application™ for the removal and reconstruction of the side
and front porch. The front porch was damaged in the January 10, 2024 storm. We are enclosing
photographs of both the front and side porches for your convenience. We have also enclosed the project
description as well as a “Description of Cement Footings” summary and photograph of the “Frame
Around a Column” description.

We are unclear if a flood permit application is required as well. If so, we have prepared a “Flood
Permit Application” which we will need further assistance in completing,

We also need assistance calculating the Application Fees.

Should you have any questions or concerns, please do not hesitate to telephone me. Otherwise,
my sister, Julie Jutras Dheri, will be hand filing the permit and enclosures this week. Thank you for your
assistance.

Very truly yours,

Robient A. Jutnas

Robert A, Jutras
RAJY/db

Encl.
cC: Julie G. Jutras Dheri, Co-Trustee



U.S. DEPARTMENT OF HOMELAND SECURITY 0M|B %onh;l :?.155‘;-;1:?
Federal Emergency Management Agency Explraion Dats: 06/30202
National Flood Insurance Program

( ELEVATION CERTIFICATE
; IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19
Copy all ages of this Elevatmn ﬁcata and allattachmenisforﬁ communlty officlal (2) insurance agentlcompany, and (3) building owner.
' ; : FOR INSURANCE COMPANY USE

A1, Building Owner's Name: Ellzabeth-Grace Realty Trust Pollcy Number. _

A2, Building Strest Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.: Company NAIC Number
525 Ocean Avenue
City: Wells State: ME ZIP Code: 04090

A3. Property Description (e.g., Lot and Block Numbers or Legal Description) and/or Tax Parcel Number:
Tax Map 112, Lot 1568

Ad4. Building Use {e.g., Residential, Non-Residential, Addition, Accessory, etc.): _ Residential
A5, Latitude/Longitude: Lat 43-16-59.73 N tong.70-34-34.23 W  Horizontal Datum: [ JNAD 1927 [X]NAD 1983 [ JWGS 84
AB. Aftach at least two and when possible four clear photographs (one for each side) of the building (see Form pages 7 and 8),

A7. Building Diagram Number: 5
A8. For a building with a crawlspace or enclosure(s):

a) Square footage of crawlspace or enclosure(s): sq. ft.
b} Is there at least one permanent flood opening on two different sides of each enclosed area? [JYes [JNo [ NA

¢) Enter number of permanent flood openings in the crawlspace or enclosure(s) within 1.0 foot above adjacent grade:
Non-engineered flood openings: Engineered flood openings:

d) Total net open area of non-engineered flood openings in A8.c: sg. in.
( @) Total rated area of engineered flood openings in A8.c (attach documentation — see Instructions): sq. fi.

f) Sum of AB8.d and A8.e rated area {if applicable — see Instructions}: sqg. ft.
A9. For a building with an attached garage:

a) Square footage of attached garage: sq. ft.
b) Is there at least one permanent flood opening on two different sides of the attached garage? [JYes [JNo [JN/A

¢} Enter number of permanent flood openings in the atlached garage within 1.0 foot above adjacent grade:
Non-engineered flood openings: Engineered flood openings:

d) Total net open area of nen-engineered flood opgnings in A9.c: sq. in.
@) Total rated area of engineered flood openings in A9.c {attach documentation — see Instructions): sq. ft.

f) Sum of AS.d and AS.e rated area (if applicable — see Instructions): sq. ft.

B1.a. NFIP Community Name: Wells B1.b. NFIP Community Identification Number: 230158

B2. County Name: York 83. State: ME B4, Map/Panal No.: 0023 B5. Suffi: D
B6. FIRM Index Date: 01/16/2003 B7. FIRM Panel Effective/Ravised Date; 01/16/2003 '
B8&. Flood Zone(s): AO B9. Base Flood Elevation(s} (BFE) (Zone AD, use Base Flood Depth): 1'

B10. Indicate the source of the BFE data or Base Flood Depth enterad In [tem B9:
[[]1 FIs BJ FIRM [[] Community Determined [] Other:

B11. Indicate slevation datum used for BFE in ltem B9 [X] NGVD 1929 ] NAVD 1988 [] Cthe/Source:
& B12. Is the building located in a Coastal Barrier Resources System (CBRS) area or Otherwise Protecied Area (OPA)? [] Yes No

Designation Date: [JCBRS []JOPA
B13. |s the building located seaward of the Limit of Moderate Wave Action {LIMWA)? [:] Yes ﬁNo
FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (10/22) Page 2 of 19




ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 819

FOR INSURANCE COMPANY USE

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
525 Ocean Avenue

City: Wells State; ME  ZIP Code: 04090

Palicy Number:

Company NAIC Number:

it SECTIONC BUILDING ELEVATION INFORMATION(SURVEYREQUIRED)

C1. Building elevations are based on: [] Construction Drawings* [] Building Under Construclion* K Finished Construction
*A new Elevation Certificate will be required when construction of the building is complete.

C2. Elevations — Zones A1-A30, AE, AH, AQ, A (with BFE), VE, V1-V30, V (with BFE), AR, AR/A, AR/AE, AR/A1-A30, AR/AH, AR/AQ,
A99. Complete Items C2.a~h below according to the Building Diagram specified in ltem A7. In Puerto Rico only, enter meters.
Benchmark Utilized: Local CORS Station Vertical Datum: NGVD29=NAVD88+0.75'

Indicate elevation datum used for the elevations in items a} through h) below.
(<] NGVD 1929 [] NAVD 1988 [] Other:

Datum used for building elevations must be the same as that used for the BFE. Conversion factor used? Yes [] No
If Yes, describe the source of the conversion factor in the Secfion D Comments area.

Check the measurement used:

a} Top of bottom flaor (including basement, crawlspace, or enclosure floor): 14,52 feat ] meters
b) Top of the next higher floor (see Instructions): See Cdnﬂm [ feet [J meters
c) Bottom of the lowest horizontal structurat member {see Instructions}: [[] feet [ meters
d) Attached garage (top of slab): [0 feet [] meters
@) Lowest elevation of Machinery and Equipment (M&E) servicing the building

{describe type of M&E and location in Section D Comments area): 9.29 feat ] meters
f) Lowest Adjacent Grade (LAG) next to building: [_] Natural Finished 8.54 [ feet [ meters
g) Highest Adjacent Grade {HAG) next to building: [} Natural [ Finished 11.66 [ feet [] meters
h) Finished LAG at lowest elevation of attached deck or stairs, including structural

support: 917 [X fest [] meters

SEGTIOND SURVEYOR ENGINEER OR‘ARCHITECT CERTIFICATION A

. Thls cemﬁcatton isto be sugned and sealed by a Iand surveyor, engineer, or architect authorized by state Iaw to certlfy elevation
information.  certify that the information: on this Certificate represents my best efforts to interpret the data available. | understand that any
false statement may be punishable by fine or imprisonment under 18 U.S. Code, Section 1001.

I

Were latitude and longitude in Section A provided by a licensed land surveyor? Yes []No

[C] Check here if attachments and describe in the Comments area,

Certifier's Name: Michael P. Peverett License Number; 2362 \\\.{‘e : it 7 e
Title: Professional Land Surveyor Q\)K?” o iﬁfﬁ;%
Company Name: Civil Consultants 5 @ MICH AEL P ?ﬂ:{:
Address: 293 Majfy Street, P.O. Box 100 38 PEVERETT @ =
Giy: South Berpitk State:__ME _ ZIP Code: 03908 2 -99 2362 \,‘t:_?
: U\/{XT,, %&;Qféfs 5\9..‘-\%‘2\5‘
Signature: Date: 10/27/2023 /,,,9 8 Iy, €{ \\\\\
Telephone; (207) 384-2550 Ext: Email: mike@civcon.com Prg pepl Hold

Copy all pages of this Elevation Certificate and all attachments for (1} community official, (2) insurance agent/company, and (3) building owner.

Comments {including source of conversion facter in C2; type of equipment and location per C2.e; and description of any attachments):
B13. Flood map does not show LIMWA. C2. Elevations derived by GPS utilizing a local CORS station. Conversion factor
used (NGVD29=NAVD88+0.75"), derived by CORPSCON software. C2.a) 1st floor living space. C2.b) 2nd floor living space
not accessible at time of survey, ©2.e) Bottom of washer/dryar under building=9.29', bottom of electric outlet for washer/
dryer 11.5', bottom of communication service=13.8", bottom of electric service=14.3'".

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (10/22) Page 3 of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19

FOR INSURANCE COMPANY USE

Building Street Address (including Apt., Unit, Suite, andfor Bldg. Ne.} or P.O. Route and Box No.:
525 Ocean Avenue

City: Wells State:. ME  ZIP Code: 04090

Policy Number:

Company NAIC Number:

% SECTION_ ‘E~ BUILDING MEASUREMENT INFORMATION {SURVEY NOfREQUIRED) :
' FOR ZONE AO, ZONE ARfAO AND ZONE A (WITHOUT BFE) e { '-".-

[T 7|

For Zones AO AR!AO and A (wuthout BFE) complete ltems E1- E5 For Items E1-E4, use natural grade, if avallable If the Certlﬁcate is
intended to support a Letter of Map Change request, complete Sections A, B, and C. Check the measurement used. in Puerto Rico only,

enter meters.

Building measurements are based on: [ ] Construction Drawings* [_] Building Under Construction® [X] Finished Construction
*A new Elevation Certificate will be required when construction of the building is complete.

E1. Provide measurements {C.2.a in applicable Building Diagram) for the following and check the appropriate boxes to show whether the
measurement is above or befow the natural HAG and the LAG.

a) Top of bottom floor (including basement,
crawlspace, or enclosure) is: 2.86 fest [ meters [ above or [] below the HAG.

b) Top of bottom floor {including basement,
crawlspace, or enclosure) is: 5.98 feet [ meters above or [ ] below the LAG.

E2. For Building Diagrams 6-9 with permanent flood openings provided in Section A Items 8 andfor 9 (see pages 1-2 of Instructions), the

next higher floor (C2.b in applicable
Building Diagram) of the building is: [ feet [] meters [] aboveor [J below the HAG.

E3. Attached garage (top of slab) is: [ feet [] meters [] aboveor [ belaw the HAG.

E4. Top of platform of machinery and/or equipment
servicing the building is: 2.37 [ feet [ meters [] aboveor below the HAG.

ES5. Zone AD only: If no flood depth number is available, is the tap of the bottom floor elevated in accordance with the community's
floodplain management ordinance? [£ Yes [] No [T] Unknown  The local official must certify this information in Section G.

7 SECTION F. - PROPERTY OWNER (OR OWNER'S AUTHORIZED REPRESENTATIVE) GERTIFIGATION .~~~

The property owner or owner's authorized representative who completes Sections A, B, and E for Zone A (without BFE) or Zone AQ must
sign here. The statemenls in Sections A, B, and E are correct to the best of my knowledge

[] Check here if attachments and describe in the Comments area.

Property Owner or Owner's Authorized Representative Name: Michael P. Peverett, Civil Consultants
Address: 293 Main Street, P.O. Box 100

City: South Beryick State: ME  ZIP Code: 03908
Signature: ‘/\/\?/ Date: 10/27/2023

Telephone: (207) 384-2550 Ext.. Email: mike@civcon.com

Comments:

User is to be aware that elevations presented in this document are based on the NGVD29 Vertical Datum. Construction
drawings and site plans reference the NAVDS88 Vertical Datum. The plans indicate the proper conversion factor as well as
section C2. herein - Vertical Datum {(NGVD29=NAVD88+0.75").

FEMA Form FF-206-FY-22-152 {formerly 086-0-33) (10/22) Page 4 of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-18

FOR INSURANCE COMPANY USE

Building Street Address (including Apt., Unit, Suite, and/or Bldg. Ne.) or P.O. Route and Box No.:
525 Qcean Avenue

Policy Number:

City: Wells State: ME  ZIP Code: 04090

Seaction A, B, C, E, G, or H of this Elevation Cerlificate. Complete the applicable item(s) and sign below when:

G1. [J] The information in Section C was taken from other documentation that has baen signed and sealed by a licensed surveyor,
engineer, or architect who is authorized by state law to certify elevafion information. (Indicate the source and date of the
elevation data in the Comments area below.)

G2a. [] A local official completed Section E for a building located in Zone A {without a BFE), Zone AO, or Zone ARJAD, or when item
E5 is completed for a bullding located In Zone_AO.

G2.b. [ A local official completed Section H for insurance purposes.
G3. [ Inthe Comments area of Section G, the local official deseribes specific comections to the information in Sections A, B, E and H.
G4. [] The following information (Items G5-G11) is provided for community fioodplain management purposes.

G5.  Pemit Number: G6, Date Pemit Issued:

G7. Date Certificate of Compliance/Occupancy Issued:
G8.  This parmit has been issued for;  [] New Construction [_] Substantial Improvement

G9.a. Elevation of as-built lowest floor {(including basement} of the :
building: ; . [Jfeet []meters Datum:

G8.b. Elevation of bottom of as-bullt lowest horizontal structura!
member: [Ofeet [Jmeters Datum:

G10.a. BFE {or depth in Zane AQ) of flooding at the building site: [Qfeet [Jmeters Datum:

| G10.b. Community's minimum elevation (or depth in Zone AQ)
requirement for the lowest floor or lowest horizontal structural
member: ' []feet [[Jmeters Datum:

G1i1. Varanceissued? [JYes [JNo Ifyes, attach documentation and describe in the Comments area,

The local official who provides information in Section G must sign here. / have completed the information in Section G and certify that it is
cormrect to the best of my knowledge. If applicable, | have aiso provided specific comections in the Comments area of this section.

Local Officlal's Name: Title:
NFIP Community Name:
Telephone: Ext.: Email:
Address:

City: State: ZIP Code:

Signature; Date:

Comments (including type of equipment and location, per C2.e; description of any attachments; and corrections to specific information in
Sections A, B, D, E, or H):

FEMA Form FF-208-FY-22-152 {formerly 086-0-33} (10/22) Page 5 of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19

FOR INSURANCE COMPANY USE

Building Street Address (including Apt., Unit, Suite, and/or Bidg. No.) or P.O. Route and Box No.:
525 Ocean Avenue )

Policy Number:
City: Wells State: ME  ZIP Code: 04090

Company NAIC Number:

SECTION H= BUILDING'S FIRST FLOOR HEIGHT INFORMATION FORALL ZONES
- (SURVEY NOT REQUIRED) (FOR INSURANCE PURPOSES ONLY) v

The property owner, ownel‘s authorized representative, or local floedplain management official may complete Section H for ail flood zones
to determine the building's first floor height for insurance purposes, Sections A, B, and | must also be completed. Enter heights to the
nearest tenth of a foot (nearest tenth of a meter in Puerto Rico). Reference the Foundation Type Diagrams (at the end of Section H
Instructions) and the appropriate Building Diagrams (at the end of Section | Instructions) to complete this section.

[}

H1. Provide the height of the top of the floor (as indicated in Foundation Type Diagrams) above the Lowest Adjacent Grade (LAG):

a) For Building Diagrams 1A, 1B, 3, and 5-9. Top of bottom 598 (X fest [Jmeters [X] above the LAG
floor {include above-grade floors only for buikdings with
subgrade crawlspaces or enclosure floors) is:

b) For Building Diagrams 2A, 2B, 4, and 6-9. Top of next [ feet []meters []abovethe LAG
higher floor {j.e., the floor above basement, crawispace, or
enclosure floor) is:

H2. Is all Machinery and Equipment servicing the building {as listed in ltem H2 instructions) elevated to or above the floor indicated by the
H2 arrow {shown in the Foundation Type Diagrams at end of Section H instructions) for the appropriate Building Diagram?

[ Yes [ No
SECTION 1= PROPERTY OWNER {OR OWNER'S AUTHORIZED REPRESENTATIVE) CERTIFICJ\TI‘OIT

The property owher of owner's au!honzed representative who completes Secticns A, B, and H must sign here. The statements in Sections
A, B, and H are correct to the best of my knowledge. Note: If the local floodplain management official completed Section H, they should
indicate in ltem G2.b and sign Section G.

[J Check here if attachments are provided (including required photos) and describe each attachment in the Comments area,

Property Owner or Owner's Authorized Representative Name: Michael P. Peverett, Civil Consultants

Address: 293 Main Street, P.O. Box 100

City: South BEIQ{ICK State:  ME  ZIP Code: 03908
Signature: \k Date: 10/27/2023

Telephone: {207) 384-2550 Email; mike@civcon.com

Comments:

FEMA Form FF-208-FY-22-152 (formerly 086-0-33) (10/22) Page 6 of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19
BUILDING PHOTOGRAPHS

See Instructions for ltem A6.

FOR INSURANCE COMPANY USE

Building Street Address {inciuding Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
525 Ocean Avenue i
Policy Number;

e W State:  ME : 04
City: Wells tate ZIP Code: 04090 Company NAIC Number:

Instructions; Insert below at least two and when possible four photographs showing each side of the building (for example, may only be
able to take front and back pictures of townhouses/rowhouses). Identify all photographs with the date taken and "Front View,” "Rear View,
“Right Side View," or "Left Side View.” Photographs must show the foundation. When flood openings are present, include at least one
close-up photograph of representative flood openings or vents, as indicated in Sections A8 and A9.

—r - - o

L

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (10/22)

Photo One
Photo One Caption: 10/12/2023 - Front View Clear Photo One
Photo Two
Photo Two Caption: 10/12/2023 - Right Side View Clear Photo Two
Page 7 of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19
BUILDING PHOTOGRAPHS

Centinuation Page

Building Street Address (inciuding Apt., Unit, Suite, andfor Bidg. No.) or P.O. Route and Box No.: FOR INSURANCE COMPANY USE

525 Ocean Avenue ]
Policy Number:
City: Wells State: ME  ZIP Code: 04090

Company NAIC Number:

Insert the third and fourth photographs below. Identify all photographs with the date taken and "Front View,” "Rear View," "Right Side
view," or "Left Side View." When flood openings are present, include at least one close-up photograph of representative flood openings or

vents, as indicated in Sections A8 and AS.

Photo Three Caption: 10/12/2023 - Left Side View Clear Photo Three

Photo Four

Photo Four Caption: 10/12/2023 - Back View Clear Photo Four

FEMA Form FF-206-FY-22-152 {formerly 086-0-33) (10/22) Page 8 of 19



Parcel (Map) 112 (Lot) 158 Building Permit #
(office use)

TOWN OF WELLS

Standard Permit Application
STOP WORK ORDER WILL BE ISSUED AND A $1,000.00 FEE FOR RESIDENTIAL AND A $1.500.00 FEE FOR MERCIAL

PROJE: SESSED IF WORK STARTS BEFORE THE PERMIT IS PICKED U

Location/Address of Construction; 525 Ocean Ave, Wells, Maine 04090

Owner Name, Address and Telephone #; The Elizabeth Grace Realty Trust

Trustees: Robert A. Jutras and Julle G. Jutras Dheri

Applicant Name, Address and Telephone #:
Robert A, (Bob) Jutras, 70 Balley Boulevard, Haverhill, MA 01830 (803) 425-4245

Total square footage of proposed work: 431 Cost of Project: 25,339

Public sewer?: Yes X No Public water?: Yes X  No____ |

Is this part of a subdivision?: Yes No X Other dwelling units on on lot?: Yes X No

Number of Bedrooms: ________ Number of Finished Floors: 2

PERMIT IS FOR: (MAY CHECK MORE THAN ONE)

New Commercial Commercial Tenant Fit-up/Change of USE Commercial Additions/Alterations
New Single-Family Dwelling Single Family Additions/Alterations X Accessory Dwelling Unit
Demolition Permit Commercial Demolition Permit Residential Home Occupation

Project Description: See attached Description.

Contractor’s Name, Address & Telephone: Robert A. Jutras and Julie G. Dheri as Trustees of the of the

Elizabeth Grace Realty trust

Whom should we contact when the permit is ready?: Robert A. (Bob) Jutras Phone: (603) 4254245

Owner or Contractor’s Email: rjutras@ssimattomeys.com
(It is the responsibitity of the individual receiving emails from the Code Office to forward all correspondence o applicable parties)

Additional Email: juliegracejutras@gmail.com

We will contact you by phone when the permit is ready, You must come in, sign for, pick up the permit and review the requ[rement;
before starting any work. IF THE REQUIRED INFORMATION IS NOT INCLUDED IN THE PAPERWORK SUBMITTED, THE
PERMIT WILL BE AUTOMATICALLY DENIED AT THE DISCRETION OF THE CODE ENFORCEMENT OFFICE. WE MAY
REQUIRE ADDITIONAL INFORMATION IN ORDER TO APPROVE THIS PERMIT.

KACODEENF\Bullding Permit Apps.




i
1 hereby certify that I am the Owner of record of the named property, or that I have been authorized by the owner to make this application as
his/ter authorized agent. I agree to conform to all applicable laws of this jurisdiction. In addition, If a permit for work described in this
application is issued, I certify that the Code Offices’ authorized representative shall have the authority to enter all areas covered by this
permit &t any reasonable hour to enforce the provisions of the codes applicable to this permit,
Owner Signaturé: Date:

7&? lo-Tov! Zéw' 3’/9 /Q\/

Date:

G ) MAce: 3/957/>Y

BASEFEE i quired to review the application and is non-refundable.
Base Fee Square Foota__g__e Costs

Residential NEW Dwelling: $250,00  plus $0.60 per square foot

Residential Additions/Alterations: $140.00  plus $0.60 per square foot

Commercial NEW Structure: $350.00  plus $0.80 per square foot

Commercial Additions/Alterations: $250.00  plus 30.80 per square foot

Commercial Tenant Fit-up: $250.00  plus $0.80 per square foot

Residential Home Occupation: $140.00  plus $0.60 per square foot

Residential Demolition (Structure) $75.00 |
Commercial Demolition (Structure) $100.00

Residential each additional bedroom over 3: add $200.00 to base fee.
Residential/Commercial adding 3 floor: add $200.00 to base fee.

« Owners Signature is required, or a letter of Authorization from the owner allowing
applicant to act or their behalf.

» Lots, Buildings, and Structures located in a Flood Zone are also required to complete a
Flood Permit, (Chapter 116-2)

o Cost of Project includes all construction materials and labor, to include donated
materials, volunteer labor or work completed by owner.

+ Demolition Permits, taxes must be paid and documented from General Office.

* Plumbing Permits are a separate permit.

« Engineered Materials (LVLs, Trusses, Steel Beams) the manufacturer s specification
data sheets are required. '

* Project with approved site plans; any expansion, re-location or dimensional changes may
result in a site plan amendment through the Planning Department.

Submitting an application for permit does not anthorize the applicant to begin work until the permit is issued.
Working without an issued/validated permit or beyond the scope of a permit can result in delays in projects,
stop work orders, and violations of the Town of Wells Land Use Code, Chapter 145, A Building Permit can be
appealed within 31 days after the issuance of the written decision from the Code Enforcement Officer, per
Chapter 145 Land Use Section 145-69 (ZBA).

KA\CODEENF\Building Permit Apps.



TOWN OF WELLS CODE ENFORCEMENT

("‘ Applicants Name: The Elizabeth Grace Realty Trust

Address; 525 Ocean Ave, Wells, Maine 04090 Map: 112 Lot: 158
Permit fee is based on .60 per square foot for residential / .80 per square foot for commercial, plus the Base Fee, Please
fill in square footage applicable to your application request (based on the projects construction documents),

CONSTRUCTION DOCUMENTS ~ Written, graphic and pictorial documents describing the design, location, dimenstons, and physical chameteristics.
Included but not limited to; Foundation plan, Floor plans, Elevations, Detailed (Cross sectlons) and Flot Plans.

SQUARE FOOTAGE - 15 2 measurement of area, (length x width); Measured from the exterlor faces of the most exterfor walls,

FOUNDATION = The supporting substructure of & building or other structure, including basements, crawispaces, slabs, plers, posts or frost walls,

MAIN BUILDING  Number of Bedrooms: (for each hedroom over 3 add $200.00 to base fee)

Foundations sf 3§
First floor sf 3
Second floor sf §
Third Floor st § (add $200.00 to base fee)
BREEZEWAY
Foundations sf §
First floor sf §
Second floor sf %
GARAGE (attached or under)
Foundations | st §
First floor sf 3 _
Second floor sf §

DECKS, AND PORCHES

Deck(s) / Porch(s) - Foundation (concrete/precast/piers) 1)28.5664 sf 2) sf 3) sf $
(see square footage and foundation definitions above)

Deck(s) / Porch(s) - Structure (framing wood/steel) 1)431*  sf  2) sf  3) sf §
(see square footage and foundation definitions above)

*Porch - 6' 6"x 45 = 282.5 plus 20.5 x 6.75' = 138.8, Total = 430.88

Base Fee (refer to page 2): § » plus Total Square Footage: sf, (multiple by residential $0.60 or
commercial cost $0.80), $ : TOTAL fee owed: $

Base Fee = cost of the permit, plus $200.00 for ench bedroom dver 3, and when adding 3 3™ floor.

g KACODEENF\Bullding Permit Apps.



Town of Wells
Standard Permit Application

525 Ocean Avenue, Wells, ME
The Elizabeth Grace Realty Trust

Project Description:

Remove and replace 6 side porch posts,from 4 x 4 to 6 x 6. Remove and replace 4 front porch

posts from 4 x 4 to 6 x 6 posts on cement piers with galvanized post base set in concrete. Remove

and replace porch 2 x 4 knee wall with 2 x 6 construction. Replace stairs. Replace decking on
new framing. Add tongue and groove 4 x 8 sheets for ceiling. Repair porch headers as needed.

Repair stairs as needed.

Supplies:

2x8x10 @ 15

2x6x8 @ 65

6x6x12 @ 10

5/4x6x16 @ 54 (trex)
5/4x6x10 @ 24 (trex)
Hurricane clips + fasteners

20 sheets 4x8 marine plywood.
2x6x10 @ 32

Top rail will be 2x10x12 @ 6

And the Trex is the 5/4x6 on the first list.

Bead board for ceiling 16 sheets
All lumber is Marine grade

Estimated material cost $8,500
Estimated labor cost $15,000

Estimated Cement Footing (See
Next Page) $1,839.00

Total Estimated Cost;
$25,339.00

\\
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DESCRIPTION OF CEMENT FOOTINGS
THE ELIZABETH GRACE BUILDING PERMIT APPLICATION

The four new 6 x 6 posts will be connected to four cement Sono Tubes.

4 — Plastic (Big Foot) base squares at $28.17 (each) = $112.68
4 - 12” x 24” Sono Tubes at 15.68 = $62.72
12 Pieces of 5/8 #5 Rebar at $.66/ linear foot = $39.60
40 - 80-pound bags of concrete at $9.59/bag (.60 cu. ft./bag) = $383.60

TOTAL ESTIMATED FOOTING MATERIAL COSTS:  $598.60

Square Foot Calculation
4 cu. fi. base square plastic footing 4 cu, ft.
12” x 48” Sono Tube 3.1416 cu. ft.
Total Cu. Ft. per Footing: 5.1416 cu. ft.

x 4

TOTAL ESIMATED CU. FT. OF FOOTINGS: 28.5664 cu. ft.

ESTIMATED LABOR COSTS:
1 — Small piece of equipment and operator: $75.00
2 —Labors $40.00
Total Estimated Time Per Man 8 Hours

TOTAL ESTIMATED LABOR COST = $1,240.00



Robert Jutras

Patrick Mitchell <pmitchell@seasiderenovationsanddesign.com>

From:
Sent: Wednesday, March 13, 2024 10:29 AM
To: Robert Jutras; Deborah Brown
Ce: Julie Jutras
Subject: EG Footer Elevation - please include in package for town
Frame around a column
Code-approved galvanized post bases set in
concrete resist wind uplift. Stainless-steel lag bolts
secure the floor frame to the columns. Framing
is held off the post with washers and a drainage
membrane. Floorboards held % in. back from the
columns allow for drainage.
;:
Use membrane Washers
between blocking
and post as well, '=
//—) Galvanized
vd .
Continuous post base set
post to roof in concrete

tr



Parcel (Map) _112__ (Lot) 158 Building Permit #

(office use)

r TOWN OF WELLS

Flood Permit Application
STOP WORK ORDER WILL BE ISSUED AND A $1,000.00 FEE FOR RESIDENTIAL AND A 31,5 .00 FEE FOR

_ COMMERCIAL PROJECTS ASSESSED IF ANY WORK STARTS BEFORE THE PERMIT IS PICKED UP,

Location] 'Address of Construcﬁon: 525 Ocean Ave, Wells. Maine 04090

Owner Name, Address and Telephone #; _The Elizabeth Grace Realty Trust

Trustees: Robert A. Jutras and Julie G. Jutras Dheri

Applicant Name, Address and Telephone #:
Robert A. Jutras, 70 Bailey Boulevard, Haverhill, MA 01830 (603) 425-4245

Total square footage of proposed work: 431 Cost of Project:
Is this part of a subdivision?; Yes No X Other dwelling units on lot?: Yes X, No
PERMIT IS FOR: (MAY CHECK MORE THAN ONE) _ )
] Single Family Dwelling X Commercial Other j
See aftached Description.

Project Description: (Flood Permit For):

Robert A. Jutras and Julie G.. Jufras Dheri
( Contractor’s Name, Address & Telephone: _.

as Co-Trustees of the Elizabeth Grace Realty Trust

Owner or Confractor’s Emai J; fjutras@ssjmattomeys.com and juliegracejutras@gmail.com

’ e Robert A. J
Whom should we contact when the permit is ready?: uiren

Phone #; (603) 425-4245

I hereby certify that I am the Owner of record of the named property, or that 1 have been authorized by the owner to make this application
as his/er avthorized agent. [ agres to conform to all applicable laws of this jurisdiction. In addition, if a permit for work described in
this application is issued, 1 certify that the Code Offices’ authorized representative shall have the authority to enter all areas covered by
this permit at any reasonable hour to enforce the provisions of the codes applicable to this permit,

Owner Signature: Date:

: / . /p.-Tm))lp(J ?/c).‘i'/e)‘/
Applica@/

Date:

: %6*7?‘01#9 3/s57/0Y
4




If all required information is not included with the application submitted, the permit may be
denied at the discretion of the Code Enforcement Office. We may require additional

information in order to approve this permit.

Cost of Permit: (to review the application (is required), (Base fee is non-refundable))
Residential/Commercial: $140.00, plus $0.50 per square foot of the first-floor footprint of
the foundation and all deck foundations.

 Owners Signature is required, or a letter of Authorization from the owner allowing
applicant/contractor to act-on their behalf,

e Site/Plot Plan is required if not part of 2 building permit. This plan must show all
existing and/or proposed structures, sewer/water, area’s to be cut and filled, with all
dimensions for all setbacks to include waterbodies.

Chapter 116 Flood plain Management, §116-2 2 Flood Permit is required. Before any
construction or other development begins within any areas of special flood hazard a flood
hazard development permit shall be obtained from the Code Enforcement Officer. This
permit shall be in addition to any other permits which may be required pursuant to the
codes and ordinances of the Town of Wells, Maine,

The following items are required to be completed as part of the flood permit:

a. Earth moving activities: Digging 4 footings for new front porch - 6 x 6 posts.

b. Waste Water Disposal: Town Sewer:X Septic System: ' ,

¢, Will proposed structure have a basement/crawlspace: Yes No N/Ax

d. Elevation Certificate Data: Flood Zone:_No
Is the structure already Flood Proofed: Yes No
Has an Elevation Certificate been submitted previously: Yesx- _ No
HAG (Highest Average Grade): LAG (Lowest Average Grade):

e. Has DEP been contacted: Yes No X DEP Permit required: Yes No_x

f, Will any water course be relocated or altered: Yes No_x

* Filed with Application.



The following work in a Flood Zone shall be included to determine the cost of work of the
proposed project. WIWMWM
be checked, When figuring the cost of work include all Materials & Labor (this includes All
New, Replaced or Donated Equipment & Labor. A separate building permit is required to
begin any work on the property.
ALL STRUCTURAL ELEMENTS, SHALL INCLUDE:
{] Spread or continuous Foundation footings, monolithic, concrete slabs, and pilings
[ ] Bearing walls, tie beams and trusses
[] Wood or reinforced concrete decking or roofing
[ ] Floors and ceilings
k] Attached decks, porches to include sono tubes
[ ] Interior partition walls
[ ] Exterior wall finishes (e.g. brick, stucco or siding) include painting & decorative moldings
[ ] Windows and doors
[ ] Re-shingling or re-tiling a roof, to inclade metal roof
[ ] Insulation
ALL INTERIOR FINISH ELEMENTS, SHALL INCLUDE:
[1 Tiling, linoleum, stone, wood or carpet over sub-flooring
[ ] Bathroom tiling, cabinets and fixtures
[] Wall finishes (e.g., drywall, painting, stucco, plaster, paneling, & marble)
[ | Kitchen, Counter-tops, and Cabinets
[ ] Built-in bookeases, cabinets and furniture
{ ] Hardware
ALL UTILITY AND SERVICE EQUIPMENT, SHALL INCLUDE:
[} BVAC equipment
[ ] Plumbing and Electrical
[ ] Light fixtures and ceiling fans
[ ] Secarity systems i
[] Built-in kitchen appliances
[] Central vacuum systems and Generators
[ ] Water filtration, conditioning or recirculation systems

Cost of Work includes all Labor and other costs associated with demolishing, removing or
altering building components. This includes donated labor and materials.

%/ / s 2/o5/by
4

Signature/Date



TOWN OF WELLS
CODE ENFORCEMENT
FLOOD PERMIT SQUARE FOOTAGE SHEET

Applicants Name; RobertA. (Bob) Jutras, Co-Trustee

Address; 70 Bailey Boulevard, Haverhill, MA 01830

Please fill in square footage applicable to your application request.

MAIN STRUCTURE

First Floor Footprint s.f,

BREEZEWAY

First Floor Footprint s.f.

GARAGE/SHED

First Floor Footprint s.f.

Deck/Porch(es) 431 s.f. s.f. s.f.

(only account for decks/porches that are supported by a foundation, see foundation definition below)

Total Square Footage: 431 ___sf, (muiltiple by 30.50), $215.50 , plus Base Fee: $140.00, Total Cost of
permit: $ : :

CONSTRUCTION DOCUMENTS— Written, graphie and plctorial documents describlng the design, locatlon, dimensions, and physical characteristics,
Included but not mited 10; Foundation plan, Floor plans, Eievatlons, Detailed (Cross sections) and Plot Plans.

SQUARE FOOTAGE - Is a measnrement of aren, (Iength X width); Measured from the exterior faces of the most exterior watls.

FOUNDATEON - The supporiing substructure of 2 bullding or other structure, Including basements, crawlspaces, siabs, plers, posts or frost walls.



Town of Wells
Standard Permit Application
525 Ocean Avenue, Wells, ME
The Elizabeth Grace Realty Trust

Project Description:

Remove and replace 6 side porch posts from 4 x 4 to 6 x 6. Remove and replace 4 front porch
posts from 4 x 4 to 6 x 6 posts on cement piers with galvanized post base set in concrete. Remove
and replace porch 2 x 4 knee wall with 2 x 6 construction. Replace Decking, Add tongue and

groove 4 x 8 sheets for the ceiling. Repair porch headers as needed. Repair stairs as needed.

Supplies:
2x8x10 @ 15
2x6x8 @ 65
6x6x12 @ 10 — R
5/4x6x16 @ 54 (trex) ' g
5/4x6x10 @ 24 (trex) - I e
Hurricane clips + fasteners LA ﬁ;%"::
20 sheets 4x8 marine plywood. § \\ "g rom -
2x6x10 @ 32 g =
Top rail will be 2x10x12 @ 6 ; & B
And the Trex is the 5/4x6 on the first list. § .-
Bead board for ceiling 16 sheets g / L onsenn
i ==
4 |l sy
All lumber is Marine grade 7 ] /] !_! i )
Estimated material cost $8,500 \\ i i
Estimated labor cost $15,000 s
N i

7
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DESCRIPTION OF CEMENT FOOTINGS
THE ELIZABETH GRACE BUILDING PERMIT APPLICATION

The four new 6 x 6 posts will be connected to four cement Sono Tubes.

4 — Plastic (Big Foot) base squares at $28.17 (each) = $112.68
4 - 12” x 24” Sono Tubes at 15.68 = $62.72
12 Pieces of 5/8 #5 Rebar at $.66/ linear foot = $39.60
40 - 80-pound bags of concrete at $9.59/bag (.60 cu. ft./bag) = $383.60

TOTAL ESTIMATED FOOTING MATERJIAL COSTS:  $598.60

Square Foot Caléulation
4 cu, fi, base square plastic footing 4 cu. f1,
12” x 48” Sono Tube 3.1416 cu, ft.
Total Cu. Ft. per Footing: 5.1416 cu. fi.

X 4

TOTAL ESIMATED CU, FT. OF FOOTINGS: 28.5664 cu. ft,

f
ESTIMATED LABOR COSTS:
1 — Small piece of equipment and operator: $75.00
2 —Labors $40.00
Total Estimated Time Per Man 8 Hours

TOTAL ESTIMATED LABOR COST = $1,240.00



Robert Jutras

From: Patrick Mitchell <pmitchell@seasiderenovationsanddesign.com>
Sent: Wednesday, March 13, 2024 10:29 AM

To: Robert Jutras; Deborah Brown

Cc: Julie Jutras

Subject: EG Footer Elevation - please include in package for town

Frame around a column

Code-approved galvanized post bases set in
concrete resist wind uplift. Stainless-steel lag bolts
secure the floor frame to the columns. Framing

is held off the post with washers and a drainage
membrane. Floorboards held % in. back from the
columns allow for drainage.

Use membrane
between blocking
and post as well,

o /’) Galvanized

Continuous ° post base set
post ta roof in concrete

i
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Elizabeth Grace ‘Reafty Trust
Robert A Jutras and Julfe G. Jutras Dheri, Co-Trustees
70 Bailey Boulevard
Haverhill, MA 01830
’ (978) 603-425-4245

July 8, 2024
HAND DELIVERED

Jodine Adams, Code Enforcement Officer
Town of Wells, ME

208 Sanford Road

Wells, ME 04090

RE: Elizabeth Grace Realty Trust (KGRT)
525 Ocean Avenue, Wells, ME

Dear Ms. Adams:

My name is Robert A. Jutras, along with my sister, Julie G. Jutras Dheri, we are the Co-Trustees
of the EGRT. We recently applied for and were approved for the reconstruction of our front and side
porch, which were damaged in the January 10, 2024 storm, I believe that the final inspection did occur
and the permit is closed.

We are now filing a second “Standard Permit Application” to remove and replace the existing
siding and windows and to install insulation in the walls. Enclosed is the Standard Permit Application
and the Flood Permit Application for filing with your office. We previously filed the “Elevation
Certificate™ as part of our March 25, 2024 application.

We are going to need assistance with completing the square footage forms used to calculate the
required fees. Patrick Mitchell is a builder and fiiend of the family, who will be filing the application and
working with your office to determine the application fees.

Should you have any questions or concerns, please do not hesitate to telephone me. Thank you

for your assistance in this matter.
Very truly yours,

Refiert (. Jutras

Robert A, Jutras
riutrasi@ssimattorneys.com

RAY/Is
Encl.
cc: Julie G. Jutras Dheri, Co-Trustee



Parcel (Map) 112 (Lot) 158 Building Permit #
(office use)
TOWN OF WELLS
Standard Permit Application

A STOP WORK ORDER WILL BE ISSUED AND A $1,000.00 FEE. FOR RESIDENTIAL AND A 31,500.00 FEE FOR COMMERCIAL
PROJECTS ASSESSED IF ANY WORK STARTS BEFORE THE PERMIT IS PICKED UP,

Location/Address of Construction: 525 Ocean Ave, Wells, Maine 04090

Owner Name, Address and Telephone #: The Elizabeth Grace Realty Trust

Trustees: Robert A. Jutras and Julig G. Juiras

Applicant Name, Address and Telephone #:
Robert A. {Bob) Jutras, 70 Bailey Boulevard, Haverhill, MA 01830 (603) 425-4245

Total square footage of proposed work: Cost of Project: $117,850.60

Public sewer?: Yes X No Public water?: Yes X No

Is this part of a subdivision?: Yes No X Other dwelling units on lot?: Yes X No

Number of Bedrooms: Number of Finished Floors: 2

PERMIT IS FOR: (MAY CHECK MORE THAN ONE)

New Commercial Commercial Tenant Fit-up/Change of USE Commercial Additions/Alterations
New Single-Family Dwelling Single Family Additions/Alterations X Accessory Dwelling Unit ____
Demolition Permit Commercial Demolition Permit Residential Home Occupation

Project Deseription: See attached Description,

Contractor’s Name, Address & Telephone: Robert A. Jutras and Julie Grace Jutras as Trustees of the

Elizabeth Grace Realty Trust

Ay i T b R . ot it

Whom should we contact when the permit is ready?: Robert A, (Bob) Jutras Phone: (603) 425-4245

Owner or Contractor’s Email: rjutras@ssimattorneys.com
(it is the responsibility of the individual receiving emails from the Code Office to forward all correspondence to applicable parties)

Additional Email: juliegracejutras@gmail.com

We will contact you by phone when the permit Is ready. You must come in, sign for, pick up the permit and review the requirements
before starting any work. IF THE REQUIRED INFORMATION 1S NOT INCLUDED IN THE PAPERWORK SUBMITTED, THE
PERMIT WILL BE AUTOMATICALLY DENIED AT THE DISCRETION OF THE CODE ENFORCEMENT OFFICE. WE MAY
REQUIRE ADDITIONAL INFORMATION IN ORDER TO APPROVE THIS PERMIT,

KACODEENF\Building Permit Apps.




I hersby certify that I am the Owner of record of the named property, or that | have been authorized by the owner to make this application as
his/er authorized agent. 1agree to conform to all applicable laws of this jurisdiction, In addition, if a permit for work described in this
application is ssued, T certify that the Code Offices’ authorized representative shall have the authority to enter all areas covered by this
permit at any reasonable hour to enforce the provisions of the codes applicable to this permit,
Owner Signature: Date:

i / /&776_' ! 4*‘7;\/) _é@ July 8, 2021 -
. / - Date:

— July 8, 2024
7 (o-Tostoe |
BASE FEE is péquired to review the application and is non-refundable.

Base Fee Square Footage Costs

Applicant

Residential NEW Dwelling: $250.00  plus $0.60 per square foot
Residential Additions/Alterations: $140.00  plus $0.60 per square foot
Commercial NEW Structure: $350.00  plus $0.80 per square foot
Commercial Additions/Alterations: $250.00  plus $0.80 per square foot
Commercial Tenant Fit-up: $250.00  plus $0.80 per square foot
Residential Home Occupation: $140.00  plus $0.60 per square foot
Residential Demolition (Structure) $75.00

Commercial Demolition (Structure) $100.00

Residential each additional bedroom over 3: add $200.00 to base fee.
Residential/Commercial adding 3™ floor: add $200.00 to base fee.

« Owners Signature is required, or a letter of Authorization from the owner allowing
applicant to act or their behalf.

+ Lots, Buildings, and Structures located in a Flood Zone are also required to complete a
Flood Permit. (Chapter 116-2)

+ Cost of Project includes all construction materials and labor, to include donated
materials, volunteer labor or work completed by owner.

« Demolition Permits, taxes must be paid and documented from General Office.

« Plumbing Permits are a separate permit.

« Engineered Materials (LVLs, Trusses, Steel Beams) the manufacturer’s specification
data sheets are required.

¢ Project with approved site plans; any expansion, re-location or dimensional changes may
result in a site plan amendment through the Planning Department.

Submitting an application for permit does not authorize the applicant to begin work until the permit is issued.
Working without an issued/validated permit or beyond the scope of a permit can result in delays in projects,
stop work orders, and violations of the Town of Wells Land Use Code, Chapter 145. A Building Permit can be
appealed within 31 days after the issuance of the written decision from the Code Enforcement Officer, per
Chapter 145 Land Use Section 145-69 (ZBA).

KACODEENF\Bullding Permit Apps.



C

Project Description: :
~ Remove all exterior cedar shakes and windows
Insulate all exterior walls
Install new 1/2 inch Zip System and exterior lath to the exterior of the house
Wrap structure in Blue Skin
Install 27 new windows

Install new vinyl siding

e B A T B e

Install all exterior plastic trim ;

Material Costs:
Windows $ 28,982.60
Siding $ 25,618.00
( Trim $ 7,500.00
Blue Skin $ 2,500.00
Five Corners $ 1,250.00
Insulation $ 7,000.00
1/2 inch Zip System $ 2,500.00
Miscellaneous supplies $§ 2.500.00

TOTAL MATERIAL COSTS: $ 77,850.60

Estimated Labor:
MDC Construction $40,000.00
(5 men/ 10 days)

TOTAL PROJECT COST: $117,850.60



TOWN OF WELLS CODE ENFORCEMENT

r Applicants Name: The Elizabeth Grace Realty Trust

Address: 525 Qcean Ave, Wells, Maine 04080 Map: 112 Lot: 158
Permit fee Is based on .60 per square foot for residential / .80 per square foot for commercial, plus the Base Fee. Please
fill in square footage applicable to your application request (based on the projects construction documents),

CONSTRUCTION DOCUMENTS — Written, graphic and pictorial documents describing the design, location, dimensions, and physical characteristics.
Included but not limited to; Foundation plan, Floor piens, Elevations, Detailed {Cross sections) and Plot Plans.

SQUARE FOOTAGE - Is a measurement of area, (length x width); Measured from the exterlor faces of the most extertor walls,

FOUNDATION - The supporting substructare of a building or other structure, Including basements, crawlspaces, slabs, plers, posts or frost walls,

MAIN BUXLDING  Number of Bedrooms: 3 (for each bedroom over 3 add $200.00 to base fee)

Foundations sf 8

First floor sf 8

Second floor sf &

Third Floor sf 3 (add $2090.00 to base fee)
BREEZEWAY

Foundations . sf %

C First floor sf §
Second floor sf §

GARAGE (attached or under)

Foundations sf 3
First floor sf &
Second floor st $

DECKS, AND PORCHES

Deck(s) / Porch(s) - Foundation (concrete/precast/piers) 1) sf  2) sf  3) sf $
(see square footage and foundation definitions above)

Deck(s) / Porch(s) - Structure (framing wood/steel} 1) sf 2) sf 3) sf §
(see square footage and foundation definitions above)

Base Fee (refer to page 2): § » plus Total Square Footage: sf, (multiple by residential $0.60 or
commercial cost $0.80), § : TOTAL fee owed: $

k Base Fee = cost of the permit, plus $200.00 for each bedrpom aver 3, and when adding a 3 floor,
X\CODEENF\Bullding Permit Apps.



Parcel (Map) 112 (Lot) 158 Building Permit #

(ofﬁce use)
(\ TOWN OF WELLS
Flood Permit Application

A STOP WORK QRDER WILL BE ISSUED AND A 31,000.00 FEE FOR RESIDENTIAL AND A $1,500.00 FEE FOR
- COMMERCIAL PROJECTS ASSESSED IFANY WORK STARTS BEFORE THE PERMIT IS PICKED UP,

Location/Address of Construction; 525 Ocean Ave, Wells, Maine 04090

Owner Name, Address and Telephone #: _The Elizabeth Grace Realty Trust

Trustees: Robert A. Jutras and Julie G. Jutras Dheri

e

Applicant Name, Address and Telephone #: __
Robert A, Jutras, 70 Bailey Boulevard, Haverhill, MA 01830 (803) 425-4245

Tota! square footage of proposed work: Cost of Project: $117,850,60
Is this part of a subdivision?: Yes No X Other dwelling units on lot?: Yes X No

PERMIT IS FOR: (MAY CHECK MORE THAN ONE)

[ Single Family Dwelling A Commercial Other

Se h ;
Project Description: (Flood Permit For): @ altached Description.

Robert A. Jutras and Julie G. Jutras Dheri
Contractor’s Name, Address & Telephone: _ .

as Co-Trustees of the Elizabeth Grace Realty Trust

Owner or Contractor’s Email:futras@ssjmattoreys.com and jullegracejutras@gmail.com i

. s Robert A.
Whom should we contact when the permit is ready?: o Julres

Phone #: (603) 4254245

I hereby certify that T am the Owner of record of the named property, or that I have been authorized by the awner to make this application
as his/her authorized agent, ! agree to conform to all applicable laws of this jurisdiction. In addition, if a permit for work described in
this application is issued, 1 certify that the Code Offices’ authorized representative shall have the authority to enter all arcas covered by
this permit at any reasonable hour to enforce the provisions of the codes applicable to this permit.

Owner Signature: Date:
g ] 27&: R July 8, 2024
Al// y [ﬂ‘ ,/.\/J)Zﬂp

Applicaht Date:
i, }é July 8, 2024
L (0- (s fee




If all required information is not included with the application submitted, the permit may be
denied at the discretion of the Code Enforcement Office. We may require additional
information in order to approve this permit.

Cost of Permit: (to review the application (is required), (Base fee is non-refundable))
Residential/Commercial: $140.00, plus $0.50 per square foof of the first-floor footprint of
the foundation and all deck foundations.

« Owners Signature is required, or a letter of Authorization from the owner allowing
applicant/contractor to act on their behalf.

e Site/Plot Plan is required if not part of a building permit. This plan must show all
existing and/or proposed structures, sewer/water, area’s to be cut and filled, with all
dimensions for all setbacks to include waterbodies.

Chapter 116 Flood plain Management, §116-2 a Flood Permit is required. Before any
construction or other development begins within any areas of special flood hazard a flood
hazard development permit shall be obtained from the Code Enforcement Officer. This
permit shall be in addition to any other permits which may be required pursuant to the
codes and ordinances of the Town of Wells, Maine.

The following items are required to be completed as part of the flood permit:

a. Earth moving activities:

b. Waste Water Disposal: Town Sewer:X Septic System:

¢. Will proposed structure have a basement/crawispace: Yes No N/Ax

d. Elevation Certificate Data: Flood Zone: No
Is the structure already Flood Proofed: Yes No
Has an Elevation Certificate been submitted previously: Yesx No
HAG (Highest Average Grade): LAG (Lowest Average Grade):

¢, Has DEP been contacted: Yes No X  DEP Permit required: Yes No_x

£, Will any water course be relocated or altered: Yes No_x

* Filed with Application.



The following work in a Flood Zone shall be included to determine the cost of work of the
proposed project. W&MMM
be checked. When figuring the cost of work include all Materials & Labor (this includes All
New, Replaced or Donated Equipment & Labor. A separate building permit is required to
begin any work on the property.
ALL STRUCTURAL ELEMENTS, SHALL INCLUDE:
[] Spread or continuous Foundation footings, monolithic, concrete slabs, and pilings
[ ] Bearing walls, tie beams and trusses
[] Wood or reinforced concrete decking or roofing
[ ] Floors and ceilings
[} Attached decks, porches to include sono tubes
[ ] Interior partition walls
[] Exterior wall finishes (e.g. brick, stucco or siding) include painting & decorative moldings
[} Windows and doors
[ ] Re-shingling or re-tiling a roof, to include metal roof
i Insulation
ALL INTERIOR FINISH ELEMENTS, SHALL INCLUDE:
[ ] Tiling, linoleum, stone, wood or carpet over sub-flooring
[ ] Bathroom tiling, cabinets and fixtures
[] Wall finishes (e.g., drywall, painting, stucco, plaster, paneling, & marble)
[ ] Kitchen, Counter-tops, and Cabinets
[ ] Built-in bookeases, cabinets and furniture
[] Hardware
ALL UTILITY AND SERVICE EQUIPMENT, SHALL INCLUDE:
[ ] HVAC equipment
[ 1 Plumbing and Electrical
[] Light fixtures and ceiling fans
[ ] Security systems
(] Built-in kitchen appliances
[] Central vacuum systems and Generators
[ ] Water filtration, conditioning or recirculation systems

Cost of Work includes all Labor and other costs associated with demolishing, removing or
altering building components. This includes donated labor and materials.

_Z&é %/éj ( »77\01(-9«& "{/M}V

Signature/Date



r Project Description:

1. Remove all exterior cedar shakes and windows
2. Insulate all exterior walls
3. Install new 1/2 inch Zip System and exterior lath to the exterior of the house
4. Wrap structure in Blue Skin
5. Install 27 new windows
6. Install new vinyl siding
7. Install all exterior plastic trim .
Material Costs:
Windows $28,982.60
Siding $25,618.00
( Trim $ 7,500.00
Blue Skin $ 2,500.00
Five Corners $ 1,250.00
Insulation $ 7,000.00
1/2 inch Zip System $ 2,500.00
Miscellaneous supplies $ 2.500.00
TOTAL MATERIAL COSTS: $ 77,850.60
Estimated Labor:
MDC Construction $ 40,000.00
(5 men/ 10 days)
TOTAL PROJECT COST: $117,850.60



TOWN OF WELLS
CODE ENFORCEMENT
FLOOD PERMIT SQUARE FOOTAGE SHEET

Applicants Name; RobertA. (Bob) Jutras, Co-Trustee

Address: 70 Bailey Boulevard, Haverhill, MA 01830

Map/Lot: 112/158

Please fill in square footage applicable to your application request.

MAIN STRUCTURE

First Floor Footprint 500 s.f.

BREEZEWAY

First Floor Footprint s.f.

GARAGE/SHED

First Floor Footprint s.f.

Deck/Porch(es) 240 s.f. 222 s.f. 140 s.f.

(only account for decks/porches that are supported by a foundation, sce foundation definition below)

Total Square Footage: sf, (multiple by $0.50), § , plus Base Fee: $140.00, Total Cost of
permit: 3 .

CONSTRUCTION DOCUMENTS— Written, graphic and plctorial documents deseriblng the design, loeation, dimensions, and physical cheracteristics.
Included but not limited to; Foundation plan, Floor plans, Elevations, Detalled {Cross sections) and Piot Plans,

SQUARE FOOTAGE - Is a measurement of area, (Iength x widih); Measured from the exterior faces of the most exterior walls,

FOUNDATION - The supporting substructure of 2 bullding or other structure, including besements, crawlspaces, stabs, plers, posts or frost walls,
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Parcel Map) |1 Loty [$ A Building Permit #

(office use)
TOWN OF WELLS

Standard Permit Application

A STOP WORK ORDER WILL BE ISSUED AND A $1,000.00 FEE FOR RESIDENTIAL AND A $1.5 FEE FOR COMMERCIAL
RO. ASSESSED IF ANY WORK STARTS BEFORE THE PERMIT IS PICKED UP,

Location/Address of Construction: 5 3 Ocecn Rv € Wé’ﬂs mr?t Ine o ‘/0 70
Owner Name, Address and Telephone #: 7 he £/).'z¢ é! /LA Gorece Reoe /‘Z\: Tt/f7L

T[‘v.i}'eﬂ?_i Jf)éé’r'f‘ A / 74'?.( [fnC’ f/ /é’ f.. ./f/ 74”".(’ D/r é'/‘}
Applicant Name, Address and Telephone #: Poboe? A.( I?mo [/ 14 727“&;( '

70 Racley Bled., Meverh N mA 01820

o
Total square footage o)ffroposed work: Caé 35G. P - Cost of Project: a2 9,963

Public sewer?: Yes No Public water?: Yes X _ No

Is this part of a subdivision?: Yes No_ X Other dwelling units on lot?: Yes_X  No

Number of Bedrooms: Number of Finished Floors:

PERMIT IS FOR: (MAY CHECK MORE THAN ONE)

New Commercial Commercial Tenant Fit-up/Change of USE Commercial Additions/Alterations
New Single-Family Dwelling Single Family Additions/Alterations x Accessory Dwelling Unit
Demolition Permit Commercial Demolition Permit Residential Home Occupation

C

Project Description: Z;Z[é& News pedesél f:né %.[ﬁla ﬁ:;J m_.lk_m_i}_\j'i/k:ﬁr‘

_aJ_ﬂdﬂﬁd\ﬂA_Ln_fA_ﬁ_SgL&ai_MﬂP Aa #mpm._
Contractor's Name, Address & Telephone: Qobg;«ﬁ ﬁ, ZBEL ) 1/.1/ _j[_'_z_,s Q‘\d i/t 1[: w (;,,

—dybers Dhers Wby Bl Hecerh U, mp 01830
Whom should we contact when the permit is ready?: &LE; ,'i Br ,2‘ .ﬁz: i Phone:(éﬂ_ﬂ V-l\'_:‘ Va '/5_'

Owner or Contractor’s Email; r ft/ 47’"'-‘ <3 ‘}“"“ H‘V’““F Y-f- COrnm

(1t is the responsibility of the individual receiving emails from the Code Office to forward all correspondence to applicable parties)

Additional Email:

We will contact you by phone when the permit is ready. You must come in, sign for, pick up the permit and review the requirements
before starting any work. IF THE REQUIRED INFORMATION IS NOT INCLUDED IN THE PAPERWORK SUBMITTED, THE
PERMIT WILL BE AUTOMATICALLY DENIED AT THE DISCRETION OF THE CODE ENFORCEMENT OFFICE. WE MAY
REQUIRE ADDITIONAL INFORMATION IN ORDER TO APPROVE THIS PERMIT,

K\CODEENF\Building Permit Apps.




I hereby certify that I am the Owner of record of the named property, or that 1 have been authorized by the owner to make this application as
his/er authorized agent. 1agree to conform to all applicable laws of this jurisdiction. In addition, if a permit for work described in this
application is issued, 1 certify that the Code Offices’ authorized representative shatl have the authority to enter all areas covered by this
permit at any reasonable hour to enforce the provisions of the codes applicable to this permit,

Owner Signature; Date:

i [ D trdae (e [>5
Applicant Date:

Rober! A. Titres Tovikee 1fio o5~

BASE FEE is required to review the application and is non-refundable.

Base Fee Square Footage Costs

Residential NEW Dwelling: $250.00  plus $0.60 per square foot

Residential Additions/Alterations: plus $0.60 per square foot * £&= 37.L0
Commercial NEW Structure: $350.00  plus $0.80 per square foot

Commercial Additions/Alterations: $250.00  plus $0.80 per square foot

Commercial Tenaat Fit-up: -: $250.00  plus $0.80 per square foot

Residential Home Occupation: $140.00 plus $0.60 per square foot

Residential Demolition (Structure) $75.00

Commercial Demolition (Structure) $100.00

Residential each additional bedroom ever 3; adad $200.00 to base fee.
Residential/Commercial adding 3" floor: add $200.00 to base fee.

» Owners Signature is required, or a letter of Authorization from the owner allowing
applicant to act or their behalf. _

» Lots, Buildings, and Structures located in a Flood Zone are also required to complete a
Flood Permit. (Chapter 116-2)

+ Cost of Project includes all construction materials and labor, to include donated
materials, volunteer labor or work completed by owner.

* Demolition Permits, taxes must be paid and documented from General Office.

 Plumbing Permits are a separate permit. :

* Engineered Materials (LVLs, Trusses, Steel Beams) the manufacturer’s specification
data sheets are required.

* Project with approved site plans; any expansion, re-location or dimensional changes may
result in 2 site plan amendment through the Planning Department.

Submitting an application for permit does not authorize the applicant to begin work until the permit is issued.
Working without an issued/validated permit or beyond the scope of 2 permit can result in delays in projects,
stop work orders, and violations of the Town of Wells Land Use Code, Chapter 145. A Building Permit can be
appealed within 31 days after the issuance of the written decision from the Code Enforcement Officer, per
Chapter 145 Land Use Section 145-69 (ZBA).

KACODEENF\Building Permit Apps.
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TOWN OF WELLS CODE ENFORCEMENT

Applicants Name: EUAFHL A- J;'ILK‘ C?.Y} T(‘U s '/‘19;67
Address: F¢ 5 A5 ﬂ(j gen Pvg _WE-"H.E_. mnE Map: “a Lot: Ij_é

Permit fee is based on .60 per square foot for residential / .80 per square foot for commercial, plus the Base Fee. Please
fill in square footage applicable to your application request (based on the projects construction documents),

CONSTRUCTION DOCUMENTS — Written, graphic and pictorial documents describing the design, location, dimensions, and physical characteristics.
Included but not limited to; Foundation plan, Floor plans, Elevations, Detailed (Cross sections) and Plot Plans.

SQUARE FOOTAGE - [s a measurement of area, (length x width); Measured from the exterior faces of the most exterior walls.

FOUNDATION - The supporting substructure of a building or other structure, including basements, crawlspaces, slabs, piers, posts or frost walls.

MAIN BUILDING  Number of Bedrooms: (for each bedroom over 3 add $200.00 to base fee)

Foundations sf %
First floor sf  §
Second floor — Ba f{.n{}ﬂm la ]6 sf 3
Third Floor sf § (add 3200.00 fo base fee)
BREEZEWAY
Foundations st §
First floor sf  §
Second floor sf  $
GARAGE (attached or under)}
Foundations sf 3
First floor st §
Second floor sf §

DECKS, AND PORCHES

Deck(s) / Porch(s) - Foundation (concrete/precast/piers) 1) st 2) sf  3) sf §
(see square footage and foundation definitions above)

Deck(s) / Porch(s) - Structure (framing wood/steel) 1) sf  2) sf  3) sf 3
(see square footage and foundation definitions above)

Base Fee (refer to page 2): $ » plus Total Square Footage: __ sf, (multiple by residential $0.60 or
commercial cost 50.80), $ : TOTAL fee owed: $

Base Fee = cost of the permit, plos $200.00 for each bedroom over 3, and when adding 2 3™ floor.

KACODEENF\Building Permit Apps.



Parcel (Map) Hg (Lot) /8°H Building Permit #
(office use)
TOWN OF WELLS

Flood Permit Application
ASTOP WORK ORDER WILL BE ISSUED AND A $1,000.00 FEE FOR RESIDENTIAL AND A $1,500.00 FEE FOR
COMMERCIAL PROJECTS ASSESSED IF ANY WORK STARTS BEFORE THE PERMIT IS PICKED UP.

Laocation/Address of Construction: S . QSF 0( ean Rve ) Wwelli, ne . ¢ & yﬂ 70
Owner Name, Address and Telephone #: The E/ . 7% ..I.1 & ‘/f; C:ﬂ: (= IQ ge, /}‘;} 7?]/.( ‘{—

_Trwiees ? Robert B () Jubees ed Julow G- ifokees Dhery
Applicant Name, Address and Telephone #: _ _gg ﬁgr{‘ B.- —5215 & S ‘T( wvitTee

T Bocky RAd., Haverhcll, mr:; Q1830

Total square footage of proposed work: Gﬁ g i'c f Cost of Project: _|_? LR
Is this part of a subdivision?: Yes ~No _‘&_ Other dwelling units on lot?: Yes _x__ No
PERMIT IS FOR: (MAY CHECK MORE THAN ONE)

l Single Family Dwelling_x_ Commercial Other

Project Description: (Flood Permit For): Mm_ﬂh@_ﬁ .Léﬁé _{Aﬂ_w er, on c.:l ) ?DEM/ /(;‘7.
Contractor’s Name, Address & Telephone: QaLﬁri‘ ﬂ,_ LZE'QLL MJ xg / = ! ; .Alé ) DA 9/\15

- ] Gvorh . ' B -

Owner or Contractor’s Email:—%m‘aﬁfm&—é{:ﬁwm il . o
Whom should we contact when the permit is ready?: Qg AEFII & gé ﬁ _Z:j

Phone #: @ﬁ') ‘/85 V&V-'}

[ hereby certify that | am the Owner of record of the named property, or that 1 have been authorized by the owner to make this application
as his/her authorized agent. [ agree to conform fo all applicable laws of this jurisdiction. In addition, if a permit for work described in
this application is issued, I certify that the Code Offices’ authorized representative shall have the authority to enter all areas covered by
this permit at any reasonable hour to enforce the provisions of the codes applicable to this permit.

Owner Signature Date:

- A— if10]3s5

\‘\ Tt“f/ =

Applicant / Date-
Rodod B iJotrns 1110 /55




If all required information is not included with the application submitted, the permit may be
denied at the discretion of the Code Enforcement Office. We may require additional
information in order to approve this permit.

Cost of Permit: (to review the application (is required), (Base fee is non-refundable))
Residential/Commercial: $140.00, plus $0.50 per square foot of the first-floor footprint of
the foundation and all deck foundations.

+ Owners Signature is required, or a letter of Authorization from the owner allowing
applicant/contractor to act on their behalf.

o Site/Plot Plan is required if not part of a building permit. This plan must show all
existing and/or proposed structures, sewer/water, area’s to be cut and filled, with all
dimensions for all setbacks to include waterbodies.

Chapter 116 Flood plain Management, §116-2 a Flood Permit is required. Before any
construction or other development begins within any areas of special flood hazard a flood
hazard development permit shall be obtained from the Code Enforcement Officer. This
permit shall be in addition to any other permits which may be required pursuant to the
codes and ordinances of the Town of Wells, Maine.

The following items are required to be completed as part of the flood permit:

a. Earth moving activities: A/l/Q
b. Waste Water Disposal: Town Sewer: g Septic System:

c. Will proposed structure have a basement/crawlspace: Yes No N/A Z

d. Elevation Certificate Data: Flood Zone:_ / v;j
Is the structure already Flood Proofed: Yes No
Has an Elevation Certificate been submitted previously: Yes X No
HAG (Highest Average Grade): LAG (Lowest Average Grade):

e. Has DEP been contacted: Yes No X DEP Permit required: Yes No X

f. Will any water course be relocated or altered: Yes No >('



The following work in a Flood Zone shall be included to determine the cost of work of the
proposed project. All items listed below that are associated with the proposed project must
be checked. When figuring the cost of work include all Materials & Labor (this includes All
New, Replaced or Donated Equipment & Labor. A separate building permit is required to
begin any work on the property.
ALL STRUCTURAL ELEMENTS, SHALL INCLUDE:
[ ] Spread or continuous Foundation footings, monolithic, concrete slabs, and pilings
[ ] Bearing walls, tie beams and trusses
[ ] Wood or reinforced concrete decking or roofing
[ ] Floors and ceilings
[ 1 Attached decks, porches to include sono tubes
[ ] Interior partition walls
[ ] Exterior wall finishes (e.g. brick, stucco or siding) include painting & decorative moldings
[ ] Windows and doors
[ ] Re-shingling or re-tiling a roof, to include metal roof
[ ] Insulation
ALL INTERIOR FINISH ELEMENTS, SHALL INCLUDE:
Tiling, linoleum, stone, wood or carpet over sub-flooring £) )
‘b{ Bathroom tiling, cabinets and fixtures (S i k, 7’(1;/ pfj £ AOW&!“, mc) var) )‘9
[ ] Wall finishes (e.g., drywall, painting, stucco, plaster, paneling, & marble)
[ ] Kitchen, Counter-tops, and Cabinets
[ ] Built-in bookcases, cabinets and furniture
[ ] Hardware
ALL UTILITY AND SERVICE EQUIPMENT, SHALL INCLUDE:
[  HVAC equipment
b{ Plumbing.and-Eleetrieat
[ ] Light fixtares and ceiling fans
[ ] Security systems
[ ] Built-in kitchen appliances
[ ] Central vacuum systems and Generators
[ ] Water filtration, conditioning or recirculation systems

Cost of Work includes all Labor and other costs associated with demolishing, removing or
altering building components. This includes donated labor and materials.

I/ /a/ 257

- S‘ignature/Date



TOWN OF WELLS
CODE ENFORCEMENT
FLOOD PERMIT SQUARE FOOTAGE SHEET

Applicants Name: pﬂéﬂﬁ/’ 22, %f‘llﬂaj’ T s fzoe,

Address: S5 ﬂc EC Hv‘@nvﬂx@% L-\/EDH(; Mon.€

Map/Lot: /[ 3/]59

Please fill in square footage applicable to your application request.

MAIN STRUCTURE

First Floor Footprint s.f.

BREEZEWAY

First Floor Footprint s.f.

GARAGE/SHED

First Floor Footprint s.f.

Deck/Porch(es) s.f., s.f. s.f.

(only aceount for decks/porches that are supported by a foundation, see foundation definition below)

Total Square Footage: sf, (multiple by $0.50), $ , plus Base Fee: $140.00, Total Cost of
permit: $

CONSTRUCTION DOCUMENTS — Written, graphic and pictorial documents describing the design, location, dimensions, and physical characteristics.

Included but not limited to; Foundation plan, Floor plans, Elevations, Detailed (Cross sections) and Plot Plans.
SQUARE FOOTAGE - Is n measurement of area, (length x width); Measured from the exterior faces of the most exterior walls.

FOUNDATION - The supporting substructure of a building or other structure, including basements, crawlspaces, slabs, piers, posts or frost walls.



U.S. DEPARTMENT OF HOMELAND SECURITY gxMIIB %:mrgl 'l:?. 1660-0008
Federal Emergency Management Agency Piron Dake: GaRar262e
Nationat Flood Insurance Program

( ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 2-19
Copy aII pages of thls Elavatlon Certlﬁcate and all attachmenisfor (1) commumt}r ofﬁclal {2 insurance agent/company, and (3) building owner.
¥ B ) BN T SLUEE FOR fbeURANCE coMPANY USE

A1, Buxldlng Owner's Name: EI[zabeth-Grace Realty Trust Pollcy Number < L A
A2. Bullding Street Address (including Apt., Unit, Sufte, and/or Bldg. No.} or P.O. Route and Box No.: Company NA]C Number p
525 Qcean Avenue L

City: Wells State:
A3. Property Descripfion (e.g., Lot and Block Numbers or Legal Description) and/or Tax Parce! Number:

Tax Map 112, Lot 158

A4, Building Use (e.g., Residential, Non-Residentlal, Addition, Accessory, ete..  Residential

AS. Latitude/Longitude: Lat 43-16-69.73 N Long. 70-34-34.23 W _ Horizontal Datum: [CINAD 1927 [XINAD 1983 [JWGS 84

AB, Aftach at [east two and when possible four cfear photographs (one for each side) of the building (see Form pages 7 and 8).

ME ZIP Code; 04090

A7. Building Diagram Number: b
A8. For a building with a crawlspace or enclosure(s):

a) Sguare footage of crawlspace or enclosure(s): sq. ft.
b) Is there at feast ane permanent flood opening on two different sides of sach enclosed area? COYes [ONo [JNA

¢} Enter number of parmanent flood openings in the crawlspace or enclosure(s) within 1.0 foot above adjacent grade:
Non-engineered flood openings: Engineered flood openings:

d) Total net open area of non-engineered fiood openings in A8.c: sq. in.
( e) Tofal rated area of engineerad flood openings in A8.c (attach documentation — see Instructions): sq. it

f} Sum of A8.d and A8.e rated area (if applicable — see Instructions): sq. ft.

A9. For a building with an attached garage:
a) Square footage of atiached garage: sq. ft.
b} Is there at Isast one permanent flood opening on two different sides of the attached garage? [[JYes [[JNo [JN/A

c) Enter number of permanent flood openings in the attached garage within 1.0 foot above adjacent grade:
Neon-engineered flood openings: Engineered flood openings:

d} Total net open érea of nen-engineered flood ope;nin'gs in A9.c: 8. in.'
e) Total rated area of engineered flood openings in A9.¢ (attach documentation ~ see Instructions): sq. ft

f) Sum of AS.d and A9.e rated area (i ( H applxcable ~ 568 Insh’uctnonsL sq. ft.

B1.a. NFIP Community Name: Wells : B1.b. NFIP Community Identification Number; 230158

B2. County Name: York B3. State: ME B4. Map/Panel No.: 0023 B5. Suffix: D
| B6. FIRM Index Date: 01/16/2003 B7. FIRM Panel Effective/Revised Date: 01/16/2003 '
B8. Flood Zone(s): AD B9. Base Flood Elevation(s) (BFE) (Zone AO, use Base Flood Depth): '

B10. Indicate the source of the BFE data or Base Flood Depth enterad in liem B9;
] Fis [X] FIRM [] Community Determined {] Other:

B11. Indicate elavation datum used for BFE in ltem B9: [X] NGVD 1929 [ ] NAVD 1988 [[] Other/Source:

B12. Is the building located in a Coastal Barrier Resources System (CBRS) area or Otherwise Protected Area {OPAY? [JYes XINo
‘ Designation Date; [JcBRS [JOPA

B13. Is the building focated seaward of the Limit of Moderate Wave Action (LIMWA)? [] Yes X No
FEMA Form FF-208-FY-22-152 (formerly 0868-0-33} (10/22) Page 2 of 19




ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19

FOR INSURANCE COMPANY USE

Building Sfreet Address {including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
(— 525 Ocean Avenue

City: Wells State: ME  ZIP Code: 04090

Policy Number;

Company NAIC Number:

e W R e """‘"'"'".""}:' AT TS TR e o =% P A ST T 1A == PRI mm::i.u - R A

Lol L SEGTION G =B DING ELEVATION INFORMATION {SURVEY. REQUIRER) -, e ]

C1. Bullding efevations are based on: [ Consfruction Drawings* [] Building Under Construction* X Finished Construction
“A new Elevafion Certificate will be required when construction of the building is complete,

C2. Elevations — Zones A1-A30, AE, AH, AQ, A (with BFE), VE, V1-V30, V (with BFE), AR, AR/A, AR/AE, AR/A1-A30, AR/AH, AR/AQ,
A98. Complete Items C2.2~h below according to the Building Diagram specified in Item A7. In Puerto Rico only, enter meters,

Benchmark Utilized: Local CORS Station Vertical Datum: NGVD29=NAVD88+0.75'

Indicate elevation datum used for the elevations in items a) through h) below.
NGVD 1929 [] NAVD 1988 [[] Other:

Datum used for building elevations must be the same as that used for the BFE. Gonversion factor used? Yes [} No
If Yes, describe the source of the conversion factor in the Section D Comments area.

Check the measurement used;

a) Top of bottom floor (including basement, crawlspace, or enclosure floor); 14.52 [ feet [J] meters
b) Top of the next higher floor (see Instructions): Sere COMMNBnTS [ feet [ meters
¢} Bottom of the lowest horizontal structural member (see Instructions): ] feet [J meters
d} Attached garage (top of slab): [J feet [] meters

&) Lowest elevation of Machinery and Equipment (M&E) servicing the building
(describe type of M&E and location in Section D Comments area): .29 fest [] meters

f) Lowast Adjacent Grade (LAG) next to building: [_] Natural Finished 8.54 feet ] meters
g) Highest Adjacent Grade (HAG) next to buitding: [ ] Natural Finished 11.66 [X] feet [] meters

( h) Finished LAG at lowest elevation of attached deck or stairs, including structural
support: 917 [ fest [J] meters
i A LT TN 71 A B JRVEN OB ARCHEERT cER: AN
o e v SECTION DS SURYE B QR ARCHITEGT CERT]

This certification is to be signed and sealed by a land surveyor, engineer, or architect autherized by state law to certify slevation
information. / certify that the information on this Certificate represents my best efforts to interpret the data available. I understand that any
false statement may be punishable by fine or imprisonment under 18 U.S. Code, Section 1001.

Were latitude and longitude in Section A provided by a licensed land surveyor? X Yes [ INo

[C]Check here if attachments and describe in the Comments area.

Certifier's Name: Michael P. Paeverett License Number: 2362 \\\}{ D 77 y
Tite: Professional Land Surveyor S\‘:&} V; ‘? /,?’)
Company Name: Civil Consultants § ‘-'O_' MICHAE, : "Z{n —‘:;;
Address: 293 Maif} Street, P.O. Box 100 £ i PEVERETT =
City: South Be iék State: _ ME _ ZIP Code: 03908 % (.% 2362 u,.-"':: 1&;5
anatues M_,, s R
Signature; = Date: 10/27/2023 z,{{p STEN El \\\\\
Telephone: (207) 384-2550 Ext.: Email: mike@civeon.com ‘quq%\‘ﬂeié

Gopy all pages of this Elevation Certificate and all attachments for {1) community official, (2} insurance agent/company, and (3} building ownar,

Comments (including source of conversion factor in C2: type of equipment and location per C2.e; and description of any attachments);
B13. Flood map does not show LIMWA. C2. Elevations derived by GPS utilizing a local CORS station. Conversion factor
used (NGVD29=NAVD88+0.75"), derived by CORPSCON software. C2.a) 1st floor living space. C2.b) 2nd floor living space
not accessible at time of survey. C2.e) Bottom of washer/dryer under building=9.29", bottom of electric outlet for washer/
Lr yer 11.5', bottom of communication service=1 3.8', bottom of electric service=14.3'.

FEMA Form FF-206-FY-22-152 {formerly 086-0-33) {10/22) Page 3 of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19

FOR INSURANCE COMPANY USE

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
525 Ocean Avenue

City: Wells

Policy Number:

ME  ZIP Code; 04090

State:
BING MEASUREMENT INFORMATIGR (SURVEY NOTE
B RE EOB, ﬂéﬁgﬁﬂwéﬁﬁﬁﬂ-ﬁ@?%ﬂﬁﬁé_ EHOBEEE]
For Zones AO, AR/AQ, and A (without BFE), complete tems E1-E5. For ltems E1--E4, use natural grade, if a
intended to support a Letter of Map Change request, complete Ssctions
enter meters.
Building measurements are based on: [} Construction Drawings* [] Building Under Construction® Finished Construction
*A new Elevation Certificate will be required when construction of the building is complete.

Company NAIC Number

;]

i
A, B, and C. Check the measurement used. In Puerto Rico only,

vailable. If the C

E1. Provide measurements (C.2.a in applicable Building Diagram} for the following and check the appropriate boxes to show whether the
measurament is above or below the natural HAG and the LAG.

a) Top of bottom floor {including basement,

crawlspace, or enclosure) is: 2.86 fest [] mefers above or [7] below the HAG.

b} Top of bottom floor {including basement,

crawlspacs, or enclosure) is: 5.98 feet [] meters above or [] befow the LAG.

For Building Diagrams 6-9 with permanent flood apenings provided in Section A ltems 8 and/ar 9 (see pages 1-2 of Instructions), the
next higher floor {C2.b in applicable
Building Diagram) of the building is:

E2.
[0 feet [] meters [ aboveor [ below the HAG.
(O feet ] meters [ aboveor [] below the HAG.

E3.
E4.

Attached garage (top of slab) is:

Top of platform of machinery and/or equipment

servicing the building is: 2.37 feet [] meters [] aboveor below the HAG.

Zane AQ enly: If no fload depth number is available, is the top of the bottom floor elevated in accordance with the community's

ES.
floodpiain management ordinance? [X] Yes [] No [J Unknown  The local official must certify this information in Section G.

The property owner or owner’s authorized reprasentative who completes Sections
sign here. The statemnents in Sections A, B, and E are correct to the best of my kn

[[] Check here if attachinents and describe in the Comments area,

Property Owner or Owner's Authorized Representative Name: Michael P, Pave

i SO SRR R DL R (OR SONER & AU THORIZE DAL PRESER

P R e

5 =

A, B, and E for Zone A (without BFE) or Zone AQ must
owledge

reft, Civil Consultants

Address: 293 Main Street, P.0. Box 100

drawings and site plans reference the NAVD88 Vertical Datum. The
section C2. herein - Vertical Datum (NGVD29=NAVD88+0.75).

¢

City: South Beryick State:  ME  ZIP Code: 03908
Signature: ‘{ W Date: 10/27/2023
{ -
Telaphone: {207) 384-2550 Ext.: Email: mike@civcon.com
Comments:
User is to be aware that elevations presented in this document are based on the NGVD29 Vertical Datum. Construction

plans indicate the proper conversion factor as well as

FEMA Form FF-206-FY-22-152 (formeriy 086-0-33) (1 0/22)

Page 4 of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUGTIONS ON PAGES 9-19

Building Street Address (including Apt., Unit, Suits, andfor Bldg. No.) or P.O. Route and Box No.: FOR INSRANCE 'Q-OMPAN-Y_ s
( 525 Ocean Avenue Policy Number: . =~
i ;. ME P : 04090 s it g pero
City: Wells State AT Cofmpany NAIC Number: _._-

The local official who is authorized by law or ordinance to administer the community’s floodplain management ordinance can complete
Section A, B, C, E, G, or H of this Elevation Cerlificate. Complete the applicable item(s} and sign below when:

G1. [Z] The informafion in Section C was taken from other documentation that has been signed and ssaled by a licensed surveyor,
engineer, or architect who Is authorized by state law to certify elevation information. (Indicate the source and date of the

elevation data in the Comments area below.)

G2.a. [ Alocal official completed Section E for a bullding located in Zone A (without a BFE), Zone AO, or Zone AR/AC, or when item
ES Is completed for a building located in Zone AO.

G2.b. ] A local official completed Section H for insurance purposes.
G3. [J Inthe Comments area of Section G, the local officlal describes specific corrections to the information in Sections A, B,EandH.

G4, [1 The fallowing information (items G5-G11) is provided for community floodplain management purposes.
GS5.  Permit Number: (6. Date Permit Issued:

G7.  Date Certificate of Compliance/Occupancy lssued:
G8.  This permit has been issuled for: []New Construction [] Substantial Improvement

(39.a. Elsvafion of as-buiit lowest floor (including basement) of the :
building: ) Clfeet [Ometers DRatum:

Ga.b. Elevation of bottom of as-built lowast horlzontal structural
member; [CJfest [Jmeters Datum:

(— G10.a. BFE (or depth in Zone AO) of flooding at the building site: [feet [Jmeters Datum:

G10.b. Community's minimum elevation (or depth in Zone AQ)
requirement for the lowest floor or lowest horizontal structural
member; ' [Jfeet [Jmeters Datum:

G11. Varianceissued? [JYes []No Ifyes, attach documentation and describe in the Comments area,

The local official who provides information in Section G must sign here. [ have complefed the information in Section G and certify that it is
correct to the best of my knowledge. If applicable, 1 have also provided specific corrections In the Comments area of this secfion.

Local Official's Name: Title:
NFIP Community Name:
Telephone: Ext. Email:

Address:
City: ; State: ZIP Code:

Signature; Date:

Comments (Including type of equipment and location, per C2.e; description of any attachments; and corrections to specific information in
Sections A, B, D, E, or H):

Q

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) {10/22) Page 5 of 19




ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19

FOR INSURANCE COMPANY USE

Building Streat Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:

( 525 Ocean Avenue ]
Policy Number;
City: Wells State: ME  ZIP Code: 04090

Company NAIC Number:

T Fl:g'@:RHEI’f-E_ 'i"lNF ORl ‘;Je F L7

T L i

2 fsaevfow H=BUILDI uG,Ss'
- .;c'

d B .J ‘(‘SHW‘NBIE‘R A3 A

The properly owner, owner's authorized representative, or local ﬂoodplarn management oﬂ' csal may complete Sectlon H for all ﬂood zones

fo determine the building's first floor height for insurance purposes. Sections A, B, and | must also be completed. Enter heights to the
nearest tenth of a foot (nearest tenth of a meter in Puerfo Rico). Reference the Foundation Type Diagrams (at the end of Section H
Instructions) and the appropriate Bullding Diagrams (at the end of Section | Instructions) to complete this section.

H1. Provide the height of the top of the floor (as indicated in Foundation Type Diagrams) above the Lowest Adjacent Grade (LAG);

a) For Building Diagrams 1A, 1B, 3, and 5-9, Top of bottom 5.98 K feet [[Imeters [ above the LAG
floor (include above-grade floors eoly for buildings with
subgrade crawlspaces or enclosure floors) is:

b) For Building Diagrams 2A, 2B, 4, and 6-8. Top of next [Jfeet [|meters [ abovsthe LAG
higher flocr (i.e., the floor above basement, crawlspace, or

enclosure floor) is:

H2. s all Machinery and Equipment servicing the building (as fisted in ltem H2 instructions) elevated to or above the floor indicated by the
H2 arrow (shown in the Foundation Type Diagrams at end of Section H instructions) for the appropriate Building Diagram?

] Yes No

i SECTION1 - PROPERTY OWNERIOR OWNER'S AUFHORIZED RERRESENTATVE) QERTRICATON 22

The property owner or owner's authorized representative who completes Sections A, B, and H must sign here. The statements in Sections
A, B, and H are correct fo the best of my knowledgs. Note: If the local floodplain management official completed Section H, they should

indicate in ltem G2.b and sign Section G.
( ] Check here if attachments are provided (including required photos) and describe each attachment in the Comments area.

Property Owner or Owner's Authorized Representative Name: Michael P. Peverelt, Civil Consultants
Address: 293 Main Streef, PO, Box 100

City: South Be;(\ntl:/ State:. ME  ZIP Code: 03908
Signature: \éy Date: 10/27/2023

Telephone: (207) 384-2550 Ext.: Email: mike@givcon.com

Comments:

C

L Lo
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ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19
BUILDING PHOTOGRAPHS

See Instructions for ltem AS.

Building Street Address {including Apt., Unit, Suite, andfor Bidg. No.) or P.O. Route and Box No.: FOR‘INS_URA.NGF COMUSE
; R T
525 Ocean Avenue : Pofioy Number: _ % .
ity: Well State: ME  ZIP Code: 04090 ek ; Rl i
City: Wells ¢ ° Company'NA(GNmnbe‘q:ﬁL;_. AT

nstructions: Insert below at least two and when possible four photographs showing each side of the building {for example, may only be
able to take front and back pictures of townhouses/rowhouses). [dentify all photographs with the date taken and "Front View,” "Rear View,"
"Right Side View,” or "Left Side View." Photographs must show the foundation. When flood openings are present, include at least one
close-up photograph of representative flood openings or vents, as indicated in Sections A8 and A9.

Photo One

Photo One Caption: 10/12/2023 - Front View

Phote Two

[ Photo Twa Caption: 10/12/2023 - Right Side View

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (10/22) Page 7 of 19



ELEVATION CERTIFICATE
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19
BUILDING PHOTOGRAPHS
Continuation Page

( { Building Street Address (including Apt., Umt Suite, andfor Bldg. No.) or P.O. Route and Box No.:
525 Ocean Avenue Polisy Number' B iy
City: Wells State: ME  ZIP Code: 04090

FOR !NSURANGE GGMPANY USE

Company NA!G Nmnbnr.-. i

Insert the third and fourth photographs below. Identify all photographs with the date taken and "Front View,” "Rear View," "Right Side
View," or "Left Side View.” When flood openings are present, include at least one close-up photograph of representative flood openings or

vents, as indicated in Sections A8 and A9,

Photo Three

Photo Three Caption: 10/12/2023 - Left Side View

Photo Four

kri-"hoto Four Caption: 10/12/2023 - Back View

FEMA Form FF-206-FY.22-152 (formerly 086-0-33) (10/22) Page 8 of 19
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Subject: RE: 525 Ocean Ave application for bathroom remodel

Date: Wednesday, February 12, 2025 at 10:45:20 AM Eastern Standard Time

From: lames Genereux <jgenereux@wellstown.org>

To: Robert Jutras <rjutras@ssjmattorneys.com>

CC: Stacey LePage <slepage®@wellstown.org>, Jodine Adams <jadams@welistown.org>, Joel Paris

<jparis@wellstown.org>, James Moulton <jmoulton@wellstown.org>, Mark A. Bower
<mbower@jensenbaird.com>, Kristin Yasenka <kyasenka@ssjmattorneys.com>

Attachments: image001.jpg, image002.png, image003.]pg, image004.jpg, image005.jpg, imageD06.png
Hello,

RE: 525 Ocean Ave

Received, will go over these invoices/numbers; timeline not known at this time as | am currently
tied up with research and permitting.

As areminder all past costs were provided by you within the application for permitting. | will review
these number using three separate metrics used:
1. Your invoices provided, as | match these with the plans submitted/scope of work to ensure |
have all invoices, and accountability of all costs.
2. Average cost of work for coastal construction for the Town of Wells. (Average cost of work is
based on FEMA Flood permitting in the Town of Wells).
3. Means book - Nationat Cost manual, using the Modification Factor at 2% for Portland Maine
and the plans submitted/scope of work.

FY! for any donated materials or Labor: In accordance with federal and state regulations, you must
include the value of any donated materials and volunteer labor in your cost estimate. The current
market value of all denations and the current average hourly rate for volunteering does apply
towards the “50% Rule”. To determine the value of donated materials, please use the “pre-storm”
normal retail cost for each item donated. For volunteer labor, this includes doing the work yourself;
determine the normal “pre-storm™ hourly rate charged for each trade. For instance, ask your
contractor what he would normally have charged per hour for framing if volunteers will be assisting
you with framing, and then estimate the number of hours of volunteer work you will use during the
project. Discounts in bulk buying or thru contractor are not to be used when completing total costs.

Once | have completed the review, | will email you my findings.
Thank you,

James Genereux

Code Enforcement Officer
Town of Wells

208 Sanford Road

Wells, Maine 04090

(207) 646-5187
jgenereux@wellstown.org

Confidentiality notice: the email message contained herein is intended only for the individual to whom, or entity to which, itis addressed



as shown at the beginning of the message and may contain information that is privileged, confidentiat, and/or exempt from disclosure
under applicable law. If the reader of this message is not the intended recipient, or if the employee or agent responsible for delivering the
message is not an employee or agent of the intended recipient, you are hereby notified that any review, dissemination, distribution, use,
or copying of this message is strictly prohibited. If you have received this message in error, please notify us immediately by return email
and permanently delete this message and your reply to the extent it includes this message. Thank you for your cooperation. Town of
Wells

From: Robert Jutras <rjutras@ssjmattorneys.com>

Sent: Tuesday, February 11, 2025 12:23 PM

To: James Genereux <jgenereux@wellstown.org>

Cc: Stacey LePage <slepage@wellstown.org>; Jodine Adams <jadams@wellstown.org>; Joel Paris
<jparis@wellstown.org>; James Moulton <jmoulton@wellstown.org>; Mark A. Bower
<mbower@jensenbaird.com>; Kristin Yasenka <kyasenka@ssjmaftorneys.com>

Subject: RE: 525 Ocean Ave application for bathroom remodel

| Caution: This is an external email that originated from a domain outside of Town of
Wells. Do not click links or open attachments unless you recognize sender and know

| the content is safe.

L

Good Afternoon Mr. Genereux,

| continue to disagree with your evaluation.

I have attached the original estimate of cost, the actual cost summary, and all the receipts. The
actual cost was $106,858.80. '

Please review the attached information and reconsider cur building permit application for the
bathroom, which does not exceed your 50% market value calculation.

We appreciate your reconsideration with the actual material and labor costs.
Thank you, Bob Jutras

Robert A. Jutras, Esquire

978-373-9161 (x. 300)

Robert A. Jutras
rjutras@ssjmattorneys.com
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Robert A. Jutras, Esquire

Sheehan, Schiavoni, Jutras and Magliocchetti, LLP

70 Bailey Boulevard 629 Main Street
Haverhill, MA 01830 Woburn, MA 01801
(978) 373-9161 {781) 933-SSIM (7756)

www.ssjmattorneys.com

Assisting families and their loved cnes with the challenges of life, including Divorce, Family,
Probate, Business and Elder Law, Litigation, Estate Planning and Medicaid.

PLEASE READ THIS ENTIRE DISCLAIMER:

This e-mail transmission contains information that is intended to be privileged and confidential.
It is intended only for the addressee. If you receive this e-mail in error, please do not read, copy
or disseminate it in any manner. Please reply to the message immediately by informing the
sender that the message was misdirected and erase it from your computer system. Your
assistance in correcting this error is appreciated. No information contained in any e-mail is a
substitute for a personal consultation with an attorney. This message is not intended to provide
legal advice, imply an attorney-client relationship, or be deemed to contain the signature of the
sender or any other party. The sender takes no responsibility for reliance on this message by
anyone without specific actual, and not implied, independent authorization by the sender.

From: James Genereux <igenereux@wellstown.org>

Sent: Tuesday, February 4, 2025 11:18 AM

To: Robert Jutras <rjutras@ssjmattorneys.com>

Cc: Stacey LePage <slepage@wellstown.org>; Jodine Adams <jadams@wellstown.org>; Joel Paris
<jparis@wellstown.org>; James Moulton <jmoulton @wellstown.org>

Subject: RE: 525 Ocean Ave application for bathroom remodel

Hello,

RE: 525 Ocean Ave application for bathroom remodel

| have broken down your questions/remarks in three areas, see the following:

You're question: The application was filed pre-July 17th and should not be included in the FEMA
calculation.

The Application was filed on July 8, 2024, and approved on July 26, 2024 (14 business days). 14

business days is standard permitting turn-around time for this office.

FEMA 50% tracking First permit of a cycle prior to July 17, 2024, began on 5/29/2018 the FEMA 50%
balance at that time in 2018 was $70,717.00. On 4/24/2024 the remaining balance at that time was

required to be elevated with a new FEMA flow through foundation as the cost of that permit
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did not happen as the permit was not approved prior the change date as it was issued after the July
17t date. Which began a new cycle per the Ordinance.

Permit #18-00417 was issued on 5/29/2018 cost of project was $12,950.00. A Second permit #24-
00438 was issued on 4/24/2024 for $25,339.00. The permit in question as you stated should not be
included in the FEMA Calculation Permit #24-00947 issued on 7/26/2024 $117,850.60.

FEMA Publication; FEMA-480 manual: Floodplain Management Requirements: A Study Guide and
Desk Reference for Local Officials, as well as numerous FEMA publications covers a number of
topics in relationship to tracking prior to and after and effective date change (ordinance or FEMA
regulatory changes), as well as the split time calculations prior to and after a cycle date change for
substantial improvements.

Chapter 116 Floodplain Management
SUBSTANTIAL IMPROVEMENT - Effective July 17, 2024, any singular or successive
repairs, reconstructions, rehabilitations, additions, or other improvements of a structure, the
cumulative cost (value) of which equals or exceeds 50% of the market value of the structure before
the start of construction of the firstimprovement undertaken over the life of the structure. This term
"substantial improvement” includes structures which have incurred substantial damage, regardless
of the actual repair work performed. The term does not, however, incliude either:

1. Any project for improvement of a structure to correct existing violations of
state or local health, sanitary, or safety code specifications which have
been identified by the local code enforcement official and

which are the minimum necessary to assure safe living conditions; or
{2) Any alteration of an historic structure, provided that the alteration will
not prectude the structure's continued designation as a historic structure, and a
variance is obtained from the Zoning Board of Appeals.
(3) Any record of cumulative cost (value) prior to July 17, 2024, shatl no

—_——f e e e e Y o

longer be applicable.

START OF CONSTRUCTION - The date the building permit was issued, provided the
actual start of construction, repair, reconstruction, rehabilitation, addition, placement,
substantial improvement or other improvement

was within 180 days of the permit date.

The Town and FEMA determine a permit to be valid on the date building permit was issued. In the
case of permit #24-00947 which was issued on 7/26/2024 $117,850.60, After July 17, 2024. If this
was not the case the Structure would have to be elevated using the data prior to July 17, 2024 as
indicated above.

You’re question: The RCN calculation is in error. The insurance reconstruction cost statement
indicates a value of $500, 198. Would you like me to provide you with a copy of the statement? This
in and of itself will resolve the issue of the bathroom permit issue. The depression percentage is
arbitrary and inconsistent,

FEMA Publication; FEMA-480 manual: Floodplain Management Requirements: A Study Guide and



Desk Reference for Local Officials, as well as numerous FEMA publications covers Market Value.
( Estimates for calculation of Market Value — areas considered are:

* Anindependent appraisal by a professional appraiser, Land is excluded. {must be received
on the first permit only of a tracking cycle).

* The replacement cost of a building, minus a depreciation percentage based on the age and
condition.

* Property values used for tax assessment purposes with an adjustment recommended by the
tax appraiser to reflect current market conditions.

* The value of buildings taken from a NFIP claims data.

* Qualified estimates based on sound professional judgement made by the staff of the local
building department or tax assessor’s office.

The calculation to include the Market value of the structure which included depreciation
percentage was used and shown on the Town Tax card assessments were made by the Town Tax
Assessor during a 100% Re-Evaluation using a independent third-party agency. An appraisal was
not used during the first permit and the appraisal would also require a depreciation percentage for
the structure.

You’re question: ! have asked the contractor for a final invoice. Once received, | will send it to you. |
estimated that the insulations would be $7,000 when it was only $2,730. | believe my estimates
were above the actual cost of completion. Once, | receive the final invoice, | will email it to you.

( | will need complete invoices for all labor and materials, this includes the permit issued on Juty 26,
2024. | will gladly review them and compare them to Town wide historical data for cost of work and
labor as well as the Means book for National building costs which | have used numerous time over
the past 13 years tracking all FEMA properties, for Coastal Construction and FEMA regulatory
requirements.

Thank you,

James Genereux

Code Enforcement Officer
Town of Wells

208 Sanford Road

Wells, Maine 04090

(207) 646-5187

igenereux@®wellstown.org

Confidentiality notice: the email message contained herein is intended only for the individual to whom, or entity to which, it is addressed
as shown at the beginning of the message and may contaln information that s privileged, confidential, and/or exempt from disclosure
under applicable law. If the reader of this message is not the intended recipient, or if the employee or agent responsible for delivering the
message is not an employee or agent of the intended recipient, you are hereby notified that any review, dissemination, distribution, use,
or copying of this message is strictly prohibited. If you have received this message in error, please notify us immediately by return email
and permanently delete this message and your reply to the extent it includes this message. Thank you for your cooperation. Town of
Wells

Sent: Monday, February 3, 2025 5:44 PM



To: James Genereux <jgenereux@welistown.org>

Cc: Stacey LePage <slepage @wellstown.org>; Jodine Adams <jadams@wellstown.org>; Joel Paris
<jparis@wellstown.org>; James Moulton <jmoulton @wellstown.org>

Subject: RE: 525 Ocean Ave application for bathroom remodel

s K

Caution: This is an external email that originated from a domain outside of Town of
E Wells. Do not click links or open attachments unless you recognize sender and know
S the content is safe.

Dear Mr. Genereux,

I am going to review your email with my sister.

We disagree with some of your statements.

The application was filed pre-July 17% and should not be included in the FEMA calculation.

The RCN calculation is in error. The insurance reconstruction cost statement indicates a value of
$500,198. Would you like me to provide you with a copy of the statement? This in and of itself will
resolve the issue of the bathroom permit issue.

The depression percentage is arbitrary and inconsistent.

| have asked the contractor for a final invoice.

Once received, | will send it to you. | estimated that the insulations would be $7,000 when it was
only $2,730.

i believe my estimates were above the actual cost of completion.
Once, | receive the final invoice, | will email it to you.
Thank you and a await your reply.

Bob Jutras

Robert A. Jutras, Esquire
978-373-9161 {x. 300)
Robert A. Jutras
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Robert A. Jutras, Esquire
rjutras@ssjmattorneys.com

Sheehan, Schiavoni, Jutras and Magliocchetti, LLP

70 Bailey Boulevard 629 Main Street
Haverhill, MA 01830 Woburn, MA 01801
(978) 373-9161 (781} 933-SSIM (7756)

www.ssimattorneys.com

Assisting families and their loved ones with the challenges of life, including Divorce, Family,
Probate, Business and Elder Law, Litigation, Estate Planning and Medicaid.

PLEASE READ THIS ENTIRE DISCLAIMER:

This e-mail transmission contains information that is intended to be privileged and confidential.
It is intended only for the addressee. If you receive this e-mail in error, please do not read, copy
or disseminate it in any manner. Please reply to the message immediately by informing the
sender that the message was misdirected and erase it from your computer system. Your
assistance in correcting this error is appreciated. No information contained in any e-mail is a
substitute for a personal consultation with an attorney. This message is not intended to provide
legal advice, imply an attorney-client relationship, or be deemed to contain the signature of the
sender or any other party. The sender takes no responsibility for reliance on this message by
anyone without specific actual, and not implied, independent authorization by the sender.

From: James Genereux <jgenereux@wellstown.org>
Sent: Thursday, January 30, 2025 4:00 PM

Cc: Stacey LePage <slepage @wellstown.org>; Jodine Adams <jadams@wellstown.org>; Joel Paris
<jparis@wellstown.org>; James Moulton <jmoulton@wellstown.org>
Subject: RE: 525 Ocean Ave application for bathroom remodel

Please see comments in red below.

James Genereux

Code Enforcement Officer
Town of Wells

208 Sanford Road

Wells, Maine 040920

{207) 646-5187
jgenereux@welistown.org



C

Confidentiality notice: the email message contained herein is intended only for the individual to whom, or entity to which, itis addressed
as shown at the beginning of the message and may contain information that is privileged, confidential, and/or exempt from disclosure
under applicable law. If the reader of this message is not the intended recipient, or if the employee or agent responsible for delivering the
message is not an employee or agent of the intended recipient, you are hereby notified that any review, dissemination, distribution, use,
or copying of this message is strictly prohibited. If you have received this message in error, please notify us immediately by return email
and permanently delete this message and your reply to the extent it includes this message. Thank you for your cooperation. Town of
Wells

Sent: Thursday, January 30, 2025 2:45 PM

To: James Genereux <fgenereux@wellstown.org>

Cc: Stacey LePage <slepage@wellstown.org>; Jodine Adams <jadams@wellstown.org>; Joel Paris
<jparis@wellstown.org>; James Moulton <jmoulton@wellstown.org>

Subject: RE: 525 Ocean Ave application for bathroom remodel

5 Caution: This is an external email that originated from a domain outside of Town of
Wells. Do not click links or open attachments unless you recognize sender and know
the content is safe.

Dear Mr. Genereux,
I have a few questions and require your thoughts.

1. Please forward me your calculations as to the costs of repairs which apply to this situation.
All costs associated with he projects were provided by the applicant for cost of work.
Permit #24-00947 issued on 7/26/2024 $117,850.60
Permit #24-00947 on 11/7/2024 increase scope of work costs $10,000.00
This has not been included to date: Current application scope of work is $9,963.00

2. The new replacement cost on the tax assessor’s card is $368,938. The improvement cost is
$325,200. Which valuation are you using? RCND on the tax card is $258,260.00, 50% is
$129,130.00.

3. In the Spring of 2024, we took out a permit to rebuild the front and side porches which were
badly damaged in the January storm. Are you including the cost of these repairs in your
calculation? If so, it was my understanding that they should not be included as they
occurred and were signed off on by your office before July 18, 2024, We provided the
elevation certificate, and the house was not in a flood zone before July 18, 2024. Permit #24-
00438 which was issued on 4/24/2024 for $25,339.00 was not included in the current FEMA
50% calculations. The reset date was July 17, 2024, per Chapter 116-14B(3) Substantial
improvements - “Any record of cumulative cost (value) prior to July 17, 2024, shall no longer
be applicable.”

4. | have been told that a building permit is not required for the new siding on the cottage and



that the cost of the siding and its installation should not be included in your calculation. Is
this correct? Depends in a flood zone all project costs for materials and labor go against the
cap balance. We do atlow for siding and re-roofing as stand-alone projects with no other
scope of work to not require a permit. If they are a part of a larger project, then the cost are
included. This is being looked at along with several other areas that shoutd be permitted in a
flood zone such as earthwork, hardscape landscaping etc. are required in Chapter 116
Floodplain management.

5. In summary, if you are using the $325,200 improvement value, we have not made $162,600 of
repairs to the cottage. | am going to recheck all of the costs based upon your response and
then compare all of the actual costs. There should be enough value remaining to rebuild the
bathroom. If you wish | can compare the scope of work (costs of materials and all labor) to
the means book “National Building Costs Manual/Estimator” although this would require you
to provide atl receipts for materials and labor.

Email from 11/7/2024.

RE: 525 Ocean Ave

f have included the following addition to permit #24-0947

Original permit dated 7/25/24 (Issued on 7/26/24) was for Misc. Repairs (siding), Installing 27
windows, insulating exterior walls.

11/7/2024 Change/to read. permit #24-0947 scope of work: Misc. Repairs (siding), Installing 27
windows, insulating exterior walls and re-framing back porch (no foundation work}.

The following inspections are required in order: Please call in inspections at least 24 hours prior
desired inspection date to 646-5187.

- Rough Framing (prior to closing in one side).

- Insulation.

- Final.

Just a reminder with the additional $10,000.00 costs for the back porch the remaining FEMA 50%
balance is $1,279.40. What this means is you have up to the balance to use for all improvement
renovations, and damage related repairs, if you go over or equal to the balance the entire structure
would have to be flood proofed with a flow through foundation per the FEMA Flood Zone.

Itis my hope we can work together to clarify the actual figures, so that the bathroom building permit
application canissue.

Thank you and ! appreciate your time and look forward to your responses.
Bob Jutras

Robert A. Jutras, Esquire

978-373-9161 (x. 300}

Robert A. lutras
riutras@ssjmattorneys.com




RATCD BY

Super Lawyers

DEDICATED TO DIVORCE

FINANCIAL EDUCATION

Robert A. {Bobj Jutras

SELECTED IN 2024
THOMSOM REUTERS

Robert A. Jutras, Esquire
riutras@ssjmattorneys.com

Sheehan, Schiavoni, Jutras and Magliocchetti, LLP

70 Bailey Boulevard 629 Main Street
Haverhill, MA 01830 Woburn, MA 01801
(978) 373-9161 {781) 933-55JM (7756)

www.ssimattorneys.com

Assisting families and their loved ones with the challenges of life, including Divorce, Family,
Probate, Business and Elder Law, Litigation, Estate Planning and Medicaid.

PLEASE READ THIS ENTIRE DISCLAIMER:

This e-mail transmission contains information that is intended to be privileged and confidential.
It is intended only for the addressee. If you receive this e-mail in error, please do not read, copy
or disseminate it in any manner. Please reply to the message immediately by informing the
sender that the message was misdirected and erase it from your computer system. Your
assistance in correcting this error is appreciated. No information contained in any e-mail is a
substitute for a personal consultation with an attorney. This message is not intended to provide
legal advice, imply an attorney-client relationship, or be deemed to contain the signature of the
sender or any other party. The sender takes no responsibility for reliance on this message by
anyone without specific actual, and not implied, independent authorization by the sender.

From: James Genereux <jgenereux@wellstown.org>
Sent: Tuesday, January 28, 2025 12:21 PM

Cc: Stacey LePage <slepage@wellstown.org>; Jodine Adams <jadams@wellstown.org>; Joel Paris
<jparis@wellstown.org>; James Moulton <jmoulton@wellstown.org>
Subject: RE: 525 Ocean Ave application for bathroom remodel

Hello,
RE: 525 Ocean Ave application for bathroom remodel
| have completed the review of the application for Building permit and the following items are

needed:

1. FEMA 50% remaining balance see attached email dated 11/7/2024. The last paragraph in the



email stated the following: “Just a reminder with the additional $10,000.00 costs for the back
(-\ porch the remaining FEMA 50% balance is $1,279.40. What this means is you have up to the
balance to use for all improvement, renovations, and damage related repairs, if you go over or
equal to the balance the entire structure would have to be flood proofed with a flow through
foundation per the FEMA Flood Zone.”
a. The proposed bathroom remodel project submitted by you shows the cost of work to
be $9,963.00 this exceeds the remaining balance of $1,279.40 for the structure.
b. Flood zone - Base Flood Elevation (BFE) is AE15 FEMA Flood zone panel 0587G
effective date July 18, 2024 (plus 1-foot above the BFE).

1. Based on the 2023 Elevation Certificate you provided the flood zone for this
property has changed. Previous flood zone was AD 1’ now AE15 (both had the
1-foot freeboard above the BFE). Based on the Elevation Certificate C2a is at
14.52 feet, under the new FEMA Flood maps you will need to be at 16 feet.

2. What this means is based on the cost for the project (Bathroom remodel) if
you wish to move forward with it you will need to provide the entire structure
with a FEMA Compliant foundation {Flow through that meets the new FEMA
Flood Map BFE plus 1-foot ahove the BFE. This means you will need to hire an
Engineer to design and stamp a foundation plan that meets the FEMA Flood
requirements.

1. If you wish to move forward, then | will need the following:

a. Engineered stamp foundation plan.

b. The project will require the foundation phase 1 permit to be issued
first.

( c. Afterthe foundation is completed a FEMA Elevation Certificate
(building under construction) is required to issue the phase 2
permit which would include the bathroom remodel. Prior to final of
the phase 2 permit a second FEMA elevation Certificate (Finished
construction) and a building Height certificate is required (max
building height when flood proofing is 35 feet.).

d. Permit costs will change, Phase 2 building permit will cost an
additional $140.00 if you are just lifting the dwelling. The Flood
permit will cost $0.50 per the entire foundation square footage. If
you choose to tear-down and rebuild those costs will be dependent
to the size of the new structure.

e. Ifyou choose to Tear-Down and rebuild there will be a number of
additional documents needed. If you choose this option let me
know and | will send you the additional information.

2. Ifyou choose to not move forward with this project, | will need a letter or
email indicating you wish to withdrawn the permit and not do the work.

3. As areminder the remaining balance for the structure does not reset and
any project that exceeds the balance will require the structure to meet the
FEMA Requirements.

Iwill place the file on hold until the above items are received, once received | will complete the
review and email you the permit.

k Thank you,



James Genereux

Code Enforcement Officer
Town of Wells

208 Sanford Road

Wells, Maine 04090

(207) 646-5187
jgenereux@wellstown.org

Confidentiality notice: the email message contained herein is intended only for the individual te whom, or entity to which, it is addressed
as shown at the beginning of the message and may contain information that is privileged, confidential, and/or exempt from disclosure
under applicable law. If the reader of this message is not the intended recipient, or if the employee or agent responsible for delivering the
message is not an employee or agent of the intended recipient, you are hereby notified that any review, dissemination, distribution, use,
or copying of this message is strictly prohibited. If you have received this message in erior, please notify us immediately by return email
and permanently delete this message and your reply to the sxtent it includes this message. Thank you for your cooperation. Town of
Wells















BUILDING PERMIT NO. 24-00947
ORIGINAL ESTIMATE OF MATERIAL AND LABOR COST

-

Project Description:

Remove all exterior cedar shakes and windows

Insulate all exterior walls

Install new 1/2 inch Zip System and exterior lath to the exterior of the house
Wrap structure in Blue Skin

Install 27 new windows

Install new vinyl siding

Install all exterior plastic trim

® N AW

Amendment to Building Permit to reframe windows on the back porch

Estimated Material Costs:

Windows $28,982.60
Siding $25,618.00
( Trim $ 7,500.00
Blue Skin $ 2,500.00
Five Corners $ 1,250.00
Insulation $ 7,000.00
1/2 inch Zip System $ 2,500.00
Miscellaneous supplies $ 2.500.00
TOTAL MATERIAL COSTS: $ 77,850.60
Estimated Labor:
MDC Construction $ 40,000.00
(5 men/ 10 days) .
ORIGINAL ESTIMATED
TOTAL PROJECT COST: $117,850.60
Additional Estimated Cost to :
k Reframe Windows on the Back Porch: $ 10,000.00

ADJUSTED ESTIMATED
TOTAL PROJECT COST: $127,850.60



BUILDING PERMIT NO. 24-00947
ACTUAL MATERIAL AND LABOR COST

s

Project Description:

1. Remove all exterior cedar shakes and windows
2. Insulate all exterior walls
3. Install new 1/2 inch Zip System and exterior lath to the exterior of the house
4, Wrap structure in Blue Skin
5. Install 27 new windows
6. Install new vinyl siding
7. Install all exterior plastic trim
8. Amendment to Building Permit to reframe windows on the back porch
Actual Material Costs:
Windows $ 28,982.60
Siding $25,618.00
( Insulation $ 2,730.00

Actual Combined Cost for
Trim, Blue Skin, Five Corners,
Y2 Inch Zip System and Misc. *$12,411.22

TOTAL ACTUAL MATERIAL COSTS: §$69,741.82

* The original estimated cost of these items was $16,250, with a savings of $3,838.78.
Actual Labor Costs:

MDC Construction $31,240.00

Actual Material and Labor Cost to

Reframe Windows on the Back Porch: $ 5,876.98
ACTUAL TOTAL PROJECT
COST: $106,858.80
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® U.S. Site Solutions, Inc.

P OBox 124 Moody, ME 04054
Bob Jutras March 07, 2022
525 Ocean Ave Invoice 2203046

Wells, ME 04090

Window cost for 525 Ocean: $ 28,982.60

C

207-850-6488
ussitesolutions@maine.rr.com




Bob Jutras
525 Ocean Ave
Wells, ME 04090

Material cost for siding contract

207-850-6488
ussitesolutions@maine.rr.com

U.S. Site Solutions, Inc

POBox 124 Moody, ME 04054

April 22, 2022
Invoice 2204036

$ 25,618
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240 West Road ORDER ACKNOWLEDGEMEN1
Portsmouth, NH 03801-5637
L A N S | N G PH: (603)433-0900 FAX: (781)419-5413 Customer # Order #
BUILDING PRODUCTS 1040281 83011353-00
( : Order Date | Fage #
_ ; A cor C.OD, ++3 10/36/24 1
"' 76}‘_‘_ , av % .
Bill MDC Construction ' Ship MDC Construction -
To: 451 NEWBURYPORT TURNPIKE To: 451 NEWBURYPORT TURNPIKE
ROWLEY, MA 01969 ~ * ROWLEY, MA 01969

SPECIAL ORDERS: | S Instructions = _Terms =

Non-Refundable down payment required on ALL C.0.D. [ T B ARCOD

accounts, any remaining balance due before release of Y] Taken 8y | Ship Via | Ship Date

material. No returns accepted for special order items. [ wells sci | Cust Pickup __'_

Line . Ou-ann'ty Qty Quantity| Qty . Unit . Amoun
B Product and Description P 5 Shipped| um Price (Nex
1 ‘0400801 3 3| sQ 286.25 858.7

CT 34138 BOARD & BATTEN S8 10FT COLONIAL WHITE
2 2880300 8 8 PCS 6.9679 55.7.
CT 50305 1/2IN ] CHANNEL COLONIAI WHITE {IN FACE
3 885100 6 ; 6| PCS 9.5310 57.1
( CT 56904 UNDERSILL TRIM COLONIAL WHITE
4 5000220 S e T 8 - 8! PCS. H-2084. . 142 4
CT 53610 METAL SHINGLE STARTER STRIP ° ; e
4 Lines Total Qty Shipped Total 25 7 Total 1114.1
T Downpayment 1114.1
- Invoice Total 7 0.0
LANSING BP FCRTSMOUTH
240 WEST ROAD
PORTSMOUTH, NH 0380}
10730, 204 08:48:5
CREDIT CARD
VISA SALE
@d H RUO000000000981 1
(hp Cad: VISA CREDIT
AID: AD00000D031010
SEQ &: § - et _ e
Batch 5 1056 W,
INVOICE 83011353
Fpproval Code: 007496
fnfry Method Chip Read
Tax Amount: £0.00

9 " SALEAMOUNT HTAR

llrm:d within 30 days with proof of purchase, is subject to minimum restock charge of 15% and ALL return
No returns accepted for speciat order or discontinued material, For complete terms and conditions go

CUSTOMER copy




Invoice Address

MDC

MDC

MATT CURLEY: 978-807-5557
Marco c#978-457-5962
Rowley, Massachusetts, 01969

F
| Special Instriictions

T
.f_Qty otag""

I-

12 ea

Yankee Pine Corporation
PO BOX 707
Rowley, Massachuselts 01969

Phone: 978 - 948 - 7356

Fax: 978 - 948 - 7928

Delivery Address
Wells Maine

525 Ocean Ave
Wells, Maine

Will Call Order
brde_r No 5 504795

Order Date  10/16/2024
Customer, i o >L 39
Contact Name Sl ang
ContactNumber = =

JobNumber = 28
Your Ref e

Delivery - - By 10116124
Taken By = . Tom Dollen
Sa.l_e's Rép' Lot el 'HOUSE |

Thls isa repnnt

TR III

Page 1 of 1

2BX

BRL

Sea

‘Bostitch - Staple Power Crown 3/8

e

iy FRair Ly
¥ e Ay

P e

e

L

Goods recefved in good condilion

k Print name

Signature

Sublect 10 our terms ang condilons of safe, Further coples available on request, A
3 FE ) ; Corpei k) L)

“—-——

ARETELY
Lk Ly
S
4 L FE
e B e e — e




-u—-—-—e-ﬂmF_

Lumech S

lnvoice Address 2 o F
MDCEEE %T.‘?‘hé‘f'»‘iz o
MATT CURLEY: 978-807- 5557 Vycis. v YA A
Marco C#978-457-5062 i el

Rowley, Massachusetts, 01269 :

:.:’
=

Print name 2.

676/87

Signature 'Y;'ﬁf:{d' . _'
2 e s

LT _ua.



Invoice Addr
MDC ess

MDC

MATT. CURLEY: 978-807-5557
Marco 0#978-457-5962

Rowiey, Massachusetts, 01569

e

Yankee Pine Corporation

PO BOX 707

Rowiley, Massachusetts 019589
Phone: 978 - 948 - 7356
Fax: 978 - 948 - 7928

Delivery Address
Wells Maine
525 Ocean Ave

'-Wells Maine

WIII _Q.a_ll Order

Order No _
Order Date
Custome
Contact*Name

e e

COntact!lumberJ i

1 0f.=1 1

Print name

Goods recelved in goocr coridﬁi'ol:r‘_" s

Slgnature




“n

C MDC CONSTRUCTION-CORP. ' STATEMENT

Matthew D. Curley
451 Newburyport Tpke.
Rowtey, Ma 01969

pare _Dé Fea 25

Lob Jutfras
525 Ocean fue

We lls Name

TERMS: 7? N

27 AJou Y 2 mer; 22 MRS 1 /320

SoNav Y (R mens. )2 HRS

S7Tocik

SToce

STodk

STocClk

; STock
TOoTRE L AGOK
TOTAL ST octk.

T oTAL

PAY LAST AMOUNT
N THIS COLUMN
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240 West Road ORDER ACKNOWLEDGEMEN1

G Portsmouth, NH 03801-5637
LANSIN PH: (603)433-0900 FAX: (781)419-5413 Customer # Order #
BUILDING FPRODUCTS [ 1040281 8301135300
( y Order Date | Fage #
,,7 A . 00D, 45 1030124 1
A a5 *
Bill MDC Construction Ship MDC Construction -
To: 451 NEWBURYPORT TURNPIKE To: 451 NEWBURYPORT TURNPIKE
ROWLEY, MA 01969 ~ ° ' ROWLEY, MA 01969
SPECIAL ORDERS: T hmstuctions Tems
Non-Refundable down payment required on ALL C.0.D, { %] ARCOD
accounts, any remaining balance due before release of PO # U Taken 8y [ Ship Via l _Ship Date
material. No returns accepted for special order items. - Pwells e | scj | Cust Pickup | 2
Line s Ou.anrity aty Quantity | Qty / Unit v Amoun
e FProduct and Description Orderad BO Shipped | U/M .  Prce Ne
1 P400801 3 3| SQ 286.25 858.7
CT 34138 BOARD & BATTEN S8 10FT COLONIAL WHITE
2 2830300 8 8| PCS 6.9679 55.7-
CT 50305 {/2IN J CHANNEL COLONIAL WHITE 1IN FACE
3 12885100 6 : 6| PCS 95310 57.1
( CT 56504 UNDERSILL TRIM COLONIAL WHITE
4 5000220 -_— Py 8 8! PCS 18084 M2.4
CT 53610 METAL SHINGLE STARTER STRIP ° ; ST i

4  Lines Total Qty Shipped Total 25 Total 1114.1.
“““““ T M 4 Downpayment 1114.1.
- Invoice Total 4 0.0
LANSING BP FCRTSMOUTH
240 V4EST ROAD
PORTSMOUTH, NH 43801
10730,2024 08:48:54 ;
CREDIT CARD 4
VISA SALE
(ad = ROO0G0000es1
(hp Card: VISA CREDIT
ALD: A0000000035010
SEQ 4. § & e £
Batch 5 1056 .,
INVOICE 83011353
Hpproval Code: 007496
Entry Meihod (hip Read
Mode: Issuer
Tar Amount: $0.00

(_ AEAHOUAT $11M.15

F = - = b -
uned within 30 days with proof of purchase, is subject to minimum restock charge of 15% and ALL return
CUSTCMER COPY No returns accepted for special order or discontinued material, For complete terms and conditions go

—‘J




Invoice Address

MDC

MDC

MATT CURLEY: 978-807-5557
Marco c#978-457-5962
Rowley, Massachusetts, 01969

£

alw ctions a;

Yankee Pine Corporation

PO BOX 707

Rowley, Massachusetts 01969
Phone: 978 - 948 - 7356

Fax: 978 - 948 - 7928

Delivery Address
Wells Maine

525 Ocean Ave
Wells, Maine

Will Call Order

Order No 504795
Order Date . 10/16/2024
Customer (I3 >L 39
Contact Name Liipad
ContactNumber =
Job Number 4 e T
Your Ref e
Delivery By 10/16/24
Taken 8y ~Tom Dollen

~ HOUSE

S_al'e's Rep
T This is a reprint

Iﬂﬂllﬂﬂﬂllﬁlﬂllﬂ

Page 1'of 1

2BX SBDR’ =

2 %Bosﬁt'ﬁh &nl a2l

6RL 433‘“ Zh d}:"{EHen - Blueski

5ea 000515

Bostftch Siap!e Power Crown 3IB

|2

Goods received in good condition

Print name __

Slgnature

it

Sublect to our termy and condilions of sale, Further coples available on'request.’ .

r o
b bt e ST

|




ANKERS
ALY

LUMBER

PN DAL Snky Ridg g,

POBOX707
s - Rowley, Massachusett
Phone: 978-948-7356
~ Fax: 978 - 948 - 7928

Invoice Address M s ns et
MDEHE R 2 SN
MDC ;
MATT CURLEY: 978-807-5557
Marco c#978-457-5962 )
Rowley, Massachusetts, 01969

L
s

tea |CooTia
 2ea [ 15535"

16 % 20 et s e

':liw‘_mding'-a Royal! Flat Casing J PVC 5/4 x4x18 -(Profile:

| erdemymiake S A S .
"Moulding - Royal, Mediiim Historic Sillrios

'x 16 {Profile #7631} R

o PVC1-34% 2|1

s

Goods recelved in good condition.

Print name ke

Signature s e e o | E
3, o RS Re FR L WThu &
Bublect to :'mr't. B e e g@iﬁi'}i‘}!‘hﬁ%: !
erms and conditions of sals. Further copiei'aﬁiaiilab‘le on' uast:
AL g e r b Tt ke 4 ] i i

S ik
Dt R e 4



Invoice Addre :
MDCE e e

MDG

MATT. ‘CURLEY: 978-807-5557
Marco 0#978-457-5962
Rowley, Massachusetts 01569

Yankee Pine Corporation

PQ BOX 707

Rowley, ‘Massachusetts 01969
Phone: 078-948 - 7356 ;
Fax: 978 - 948 - 7928

Delivery Address
Weils Maine .
525 Ocean Ave j

Wells Maine S

Wil Call Order

:I’om Dollen
J;r}’%l-loiise,

3 Gl
: 'Thts B .f
i Page‘1 of.ﬂ }
pecial Instruct!
e Y
- H_ L
. a r—— e
6ea 18K i 477.06
Gea 183@*{% T 262192
3ea 541bK7_f§ 1,00
d4ea | 16K 3 4080
Gea | PT544C ' 94 P VG 504 xaxna?( rofite. 0
e [ y iy 3{4‘1 MR '
:_'__4.-.
Goods received in good 'cn_i:un';!il"i;).'i"n‘:’ G $1.921
Print name ' $120.1
Signature

—

g,

Sublact (0 our terms and condlllons of sale. thheﬁu'-{';;.-~ ies ¢

.unJ‘



MDC CONSTRUCTION-CORP. ' STATEMENT

Matthew D. Curley
451 Newburyport Tpke.
Rowley, Ma 01969

oate D6 Fed 25

Bbb JLL?‘PAj
S35 QOcean Fue
Wells /Name

TERMS: 7_;-7 A

PLEASE DETACH AND RETURN WITH YOUR REMITTANCE $

Cor i YT ;aimnasé ga;g;:s
fri A ey S R SR

: 5
=5 A

? v Sy (e =0
A e A S A

/00 e /\ fé’, e BALANCE FORWARD [>

/

ATANouRY 2 med; 12 HRS
BoNovRY R men. )2 HRS

S7Tocik

STock

STo<ck

STaclk

STock

TorAd L AGoRr
TOoTAL ST ock.

ToTAL

i

PAY LAST AMOUNT
1N THIS COLUMN
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Home Owner Report

(\ 3525 Ocean Ave, Wells, ME, 04090

The Andover Companies & coretogic
ESTIMATE-3576810

CLIP 4322558467
General Information
'___Effective Date o legwal Date Cost Data As Of Last Updated By
01/17/2025 01/17/2026 11/15/2024 0007254
Coverage A
Reconstruction Cost wfo Debris Removal $500,198
Debris Removal 520,850
Reconstruction Cost with Debris Removal $521,048

Main Home
Year Built Style [J Number of Families C Total Living Area Number of Stories €
1900 2.5 Story 1 1520 Square Feet 2.5
Construction Type Perimater Site Access Finished Floor Area Finished Living Area 1J.
Standard Rectangular or Slightly Flat AreafEasy Access Roads 1520 Square Feet 1520 Square Feet
{rregular
Wall Height
8Ft. 200%
Foundation/Basement Materials
Foundation/Basement
FoundationType B Piers 100% U
Foundation Materials Congrete W% ¢
Building Materials
Exterior Walls Roof
Framing o Stud, 2" X 4" we%n € Roof Style/Slope Gable, Moderate Pitch 100“';5-. C:
Exterior Frame Walls Shakes, Wood 100% U Roof Shape Stmple/Standard 100% ¢
Roof Cover Shingles, Asphalt/Fiberglass 100% €
Attached Structures Exterior Features
Porches =3k Open Porch, Square Feet 4825F U Windows Sash, Wood with Glass, Standard 0% ¢
Enclosed Porch, Square Feet 2405F U
Exterior Doors (Count) Door, Wood, Exterior 2Ctnt €
Partition Walls Ceiling Finish
Interior Wall Framing Stud, 2" X 4"_ 100% € Ceilings Tongue and Groove 5% U
Panels, Plywood/Hardwood 25% U
Partitions Plywood Oniy 100% U
Wall Coverings Paneling, Tongue & Groove 100% T1F
Partition Specialties Door, Hollow Core, Birch 14Cnt €

Page 1 0f2



Building Materials

Floor Finish Heating & Cooling
Floor Cover Hardwood 9(; % u m_;eating Heating, Gas Forced Air W% U
Vinyl 0% U
Interior Features Foundation/Basement
- ‘Staircases Stairs, Straight, Hardwood Z_C_;t v Foundation Type Piers 100% U
Electrical Specialties Ceiling Fan, Custom 1nt U Foundation Materials Concrete 100% ¢
Kitchens/Baths/Plumbing Superstructure/Framing
_;(Tt:ﬁ_eﬁs- C;mpiet; o -};ltch_en. .Sem.i-Custom . 1 C-nt- U ) Floor/Ceiling Structure Wood Joists & Sheathing 100% €
Bathrooms - Complete Full Bath, Semi-Custom 1cnt U Roof Structure Rafters, Wood with Sheathing 100% €
Half Bath, Semi-Custom lCnt U
Whole House Systems
Electrical 100 amp Service, Standard 1w 11U -
Disclaimer

Corelogic costs are generated using sources and methods current as of the date of this notification and include normative costs at the geographic location of the subject
property. Costs represent only general estimates that are not to be considered a detalled quantity survey. Copyright @ 2025 CoreLogic, Inc. and its licensors. All rights
reserved.

Page2of2



APPRAISAL OF REAL PROPERTY

Salt Coast Valuation
Jennifer Hock

LOCATED AT

525 Ocean Ave
Wells, ME 04090
York County Reg of Deeds Book 6993 Pg 254 * See Deed attached

FOR
Elizabeth-Grace Realty Trust

OPINION OF VALUE
$2,905,000

AS OF
07/08/2024

BY
Jennifer M Hock
Salt Coast Real Estate Valuation
169 Portland St
South Berwick, ME 03908
313.680.1222
lennahock@gmail.com
New Hampshire / Massachusetts / Maine / Florida

e
g

Form GAIV LT - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE Egﬁﬁ'ggﬁgglfommmy




Sakt Coast Valuation

Uniform Residential Appraisal Report e 112158
The pupose of this summary appraisal reporl is to provide the lender/cient with an accurate, and adequately supporied, opinion of the markel value of the subject pmoperty
Propety Address 525 Ocean Ave Ciy Wells Stale ME  Zip Code 04090
Borower nia Owner of Public Record _ Elizabeth.Grace Really Trust County _York
Legal Desciption  York Gounty Reg of Deeds Book 6993 Pg 254 * See Deed atlached
Assessos Parcel #  Map 0112/158 - PID 5641 Tax Year 2024 RE Taes§ 14,457
5 Neighborhood Name  Moody Beach Mag Relerence 38860 Census Tract 0340.05
(1) Occupamt )¢ Owner  Tenanl | Vacant Special Assessments $ ¢ PUD  HOAS O per year per month
2] Property Rights Appraised ¢ Fee Simple Leasehoid Other (describe)
il Assignment Tipe Purchase Transaction Refinance Transaction ¢ Other idesciibe] ~ Market Value
Lender/Client  n/a Address
Is the subject propesty cusrently affered for sale or has it been offered for sale in the twetve months prior to the effective date of this appraisal? _IYes X No
Report dala source(s) used, offering price(s), and dates). The subject has not been listed for sale within the past 12 months, per NEREN and local MLS,

I 7 did ] did nol anatyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.

o
b= Contract Price $ Date of Contract Is he progerty seller the owner of public record? Yes Mo Data Sourcejs)

= Is there any financial assistance {loan charges, safe concessions, gift of downpaymen assistance, 616 10 be paid by any pary on behatl of the borower? ] Yes Ho
2 Yes, report the tolal dofiar amount and describe the items to be paid.

Note: Race and the raclal composition of the nelghberhood are not appraisal factors.

Neighborhood Characteristics One-init Housing Trends One-Unkt Housing Present Land Use %

Location Urban > Suburban [ Rural Property Vahies X Ingreasing Stable Declining PRICE AGE One-Unit 65 %
PN BuUp [ ] Over75% < 25-76%  {7) Under 25% | Demand/Supply 3 Shortage In Balance Over Suppy | $ (000 sk | 24 Unit %
o Growth Rapid ¢ Stable {7 Slow Marketing Time 3¢ Under 3mehs ~ 3-6mihs OverGmths | 2400 Low o |Muti-Famiy %
B Meighborhood Boundaries  North, South, East, West see addendum | 3450 High 350 | Commercial 10 %
2 2,905 Pred.  100_|Other 5%
fuf Neighborhood Descrplion _ *"Ofher” Land use = vacant / open land. See addsndum
w

Market Conditions (including suppsadt for the above conclusions) See addendum

Dimensions Rectangular / appx 55 ff (see plat) Area 6098 sf Shape Rectangular { Typical ~ View B:Ocean/Bch;
Specitic Zoning Classification  RB Zoning Descriplitn _ Single Family - Residential B District

Zoning Compliance ¢ Legal {1 Legal Nonconlorming (Grandfathered Use) (] No Zoming [ ] Megal {describe)

Is the highest and best use of subject property as impmved {or as proposed per plans and specifications) the presenl use? X Yes No W Ho, describe

Utities Public  Other (describe] Public  Other (describe) Off-site improvements - Type Public  Private
ol Eeotricty X Waler x Street Asphalt Paved %

2 Gas [ # LP - Bottle / Typical  Sanitary Sewer 3¢ Alley  None

FEMA Special Flood Hazard Area X Yes No  FEMAFiood Zome  AE FEMAMap # 2303100587 FEMA Map Date  07/17/2024
Are the itiities 2ad off-site improvements trpical Tor the market znea? X Yes No If No, describe

Are there amy adverse site conddtions or extemal aciors feasements, encroachments, environmental conditions, land wses, ete. 7 Yes  { No  If Yes, describe

General Description Foundation Exterior Description materials/condition | Interor materals/condition
Units [ One 3¢ Qne with Accessory Unit Concrete Siab Crawl Space Foundation Wahs Concrete/Average _ |Floors Wd Tile/Ave
# oi Stories 2 Full Basement Partial Basement _ |Exterior Walls Wood/Average Watls DW Plst/Ave
Type X Dst { | At [ | 5-Det/End Und_[Basement Area 0 0.0, [Root Sertace Asphall/Ave TimFinsh  Wood/Ave
- Existin Pioposed Under Const. |Basement Rnish 0 % [Gutters & Downspauts  OH/Ave Bath Flaar TiletAve
Desian {Style} Contemp Outside Entry/Exit Sump Pump  [Window Type Alum DH/Ave Bath Wainscol Tile/Ave
Year Buik 1900 Evidence of Infestation Storm SashAnsulaled  Alum/Yes/Ave Car Storage |_J None
Ettective Age (Yrs) 10 ] Dampness ) Settiement Screens Mesh/Ave 3 Driveway  #olCars 4
Attic L] hone Heafing ¢, FWA || HWBB || Radiant |Amenilies [ ] Woodstovels) # o |Driveway Suface Gravel
Orop Stair ¥ Stairs ] Ouher [Fuel Gas % Fireplaceis) # 1 9 Fence Partjal Garoe  #oiCars 0
Floor Scuttle Cooling. Central Air Conditioning PatiosDeck None ¢ Porth Enc/Cov Ca # ol Cars [
i) X Finished {7 Heated ] Individual X Other None [ ] Pool None {] Other None e ] Det. Balt-e
il Appliances 3 Refrigerator 3¢ Range/Oven ¢ Dishwasher [ ] Disposal [7] Microwave [ ] Washer/Dryer ¢ Other (descibe)  Seasonal Cott Appliances
§ Finished area sbove grade comains: & Rooms 3 Bedmoms 1.1 _Bathis) 1,520 Square Feet of Gross Living Area Above Grade
2 Additional features ispecial energy efficient fems, etc.}. The subject features wood and tile flooring, 4+ open parking, covered wrap porch, a detached
% seasonal accessory unit, and landscaping.
gl Describe the condition of the property fincluging needed repairs, detenioration, reaavations. remodeling, etc. ] C3;Kitchen-updated-one to five years

ago;Bathrooms-not updated; The subject property is in average condition having been updated over the years with all major systems maintained
hag been properly maintained. No deferred maintenance at the time of inspection. The subject fioor plan is open and functional.

Are there any pysical deficiencies or adverse conditions that akfect the ivabiity, soundness, or sictural integaty of the progerty? Yes _X No i Yes, describe

Does the property generaly conform to the neighborhood (functional utilty, shie. condition, use, construction, etc.|? X Yes | No [l Ho, describe
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Uniform Residential Appraisal Report File# 112156
There are 0 comparable properties cumently obiered for sale in the subject neighborhood sanging in price from $ o 08 0
There are 4 comparzble sakes in the subject neighborhood within the past twelve months ranging in sale price from & 2 400,000 _tos 3,150,000
FEATURE | SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address 525 Ocean Ave 423 Ocean Ave 61 Ocean Ave 469 Ocean Ave
Wells, ME 04090 Wells, ME 04090 Wells, ME 04030 Wells, ME 04090
Proximity 0 Subject 0.24 miles SW 1.08 miles SW 0.12 miles SW
Sale Price $ : $ 2,850,000 $ 3,100,000 § 3,150,000
Sake Price/Gross Liv. Area §  segaesaftls  2107.99 soft §  2306.55 it $ 118421 soh
Data Source(s IMLSMEFIx #1582660,D0M 14 MLSMEFIx #1531529;00M 1 MLSMEFIx #1572953;0:0M 10
Verification Source(s Inspection PR Prior Appraisal  |Assessor B&T Ext. Inspection  |A r B&T Ext, Inspection
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +{-} $ Adjusiment DESCRIPTION +1{-) § Adjustment DESCRIPTION ] +(-) § Adjustment
Sales o7 Financing - lAmLth ArmLth ArmLth
Concessions Conv,0 Conv;0 Cash;0
Date of Sale/Time 302/24:¢01/24 $08/24,c06/24 §11/23:¢10/23
Location B;0cn/MdyBch; 1B;0cn/MdyBeh; B;0cn/MdyBeh; B:Ocn/MdyBch
Leasehokt/Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Site 6098 sf 7057 sf 0{8712 sf 0] 7405 sf | 0
View B;0cean / Beh; I1B;Ocean { Beh; B;:0Ocean / Bech, B:Ocean { Bch;
Design (Style) D72;New Eng_ |OT2;Convent 0|DT2;Gambrel 0/DT2,Ca 0
Quakty of Consiruction Q4 Q4 Qa3 -175,000/Q3 -175,000
Aclual Age 125 B85 oj77 /108 0
Condiion Cc3 C3 Cc3 c3
Above Grade Total | Bdems, | Baths | Total | Bdrms. | Baths Totd | Bdms. | Baths Total |Bdmg. | Baths
Room Count 6 3 1114 6 4 111 0 5 3_111 o 7 3 |21 -5,000
Gross Living Area 1,520_sqft 1,352 soft 46,000 1,344 _s¢ft +6,000 2,660 soft -40,000
Basement & Finished 0sf 338sf0sfwo 0] 522sf408sfwo -20,000] 1416sf120sfwo 0
Rooms Below Grade 0rribri1.0ba0o -5,000|0rr0br1.0bato -5,000
Functienal Ltiliy Average Average Average Average
i Heating Cooling FWA /None_ |FWA/ None FWA / None FWA / C/AIr -5,000
é Energy Efficient fems Fireplace Fireplace Fireplace Fireplace
o) Garage/Carport 4dw 4dw 4dw 1gbiddw -10,000
a4 PorchyPatio/Deck __|EncPehiCvPch_}Cv Porches 0}Pch / Dck / Pat 0|Pch / Dck / Pat 1]
‘8— Accessory Unit Seasona! Cott_ fNone +45,000]Lock Out Gst 0|Lock Out Gst 0
14
g | '
o et Adusimert (Total) X+ [-1s 510000 [ 1+ X - 8 140000 [(1+ X - 18 240,000
v Adjusted Sale Price Net Adj. 18% Net Ad). 63% Net Adj. 7.6%
421 of Comparables GrossAdi.  18%I[$ 2,901,000/Grss Adi.  66% S 2.008,000|Gross Adl.  7.6%|S 2,910,000
i < did [ | did not research the sale or transfer history of the Subject property and comparable sales. I not, explain

My rescarch | | did 3, did aot reveal any prior sales or transters of the subject property fos the three years prior 1o the effective date of this appraisal.

Data Sourcels)  York County Regpistry of Deeds MLS/Pin; Property Records

Myresearch || did X did not reveal any prior safes or transters of the comparable sales for the year prior to the date of sale of the comparable sale.

Data Sourceis]  York County Reqistry of Deeds MIS/Pin; Property Records

Repart the resulls of the research and analysis of the prior sale of teansler histoey of the subject property and comparable sales (regart additional prior sales on page 3.

ITEM SUBJECT | COMPARABLE SALE #1 GOMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer L 1 ]
Price af Prior Sale/Transfer i
Data Sourcels] _Assessor / Deed | Assessor / Deed _Assessor | Deed |Assessor/ Deed
Effective Daté of Data Source(s) 02/22/2025 0212212025 0212212025 L D2/ZH2025
Analysis of prior sale or transter higtory of the subject property and comparable sales No known prior sales or transfers of the subject property (three years) or

comparable sales (one year).

Summary of Sales Comparison Approach The comparable search critetia consisted of sales of similar location, site area, GLA, bedroom/bath count and
other amenities. The comparable sales used are the most similar recent sales within the subject market area and would compete for the same ]
market segment. All comparable sales adjustments are based upon pairad sales analysis with most weight on information from Real Estate agents;
industry professionals; exparience; judgment and training in the local market. “Comparable Sales #1 - #4 received equal weight (appx 25% - not an
average), in the final value conclusion due to the similarities in location, GLA, bedroom/bath count and condition. No COMPARABLE listings were
available at the time of this report due to shortage in listings. See addendum.

Indicated Value by Sales Comparison Approach $ 2,605,000

Indiceted Value by: Sales Comparison Approach$ 2 op5,000  CostApproach (if developed)$ 2915283 Income Approach (i developed) §

The sales comparison approach and the cost approach provided the most reliable method of valuation. The income approach has not been
4 developed due to lack of similar rental properties.

This appraisal is made X “as is*, subject to completion per plans and specifications on the basis of a hypothetical condition thal the improvements have been
completed, subject 1o the following repairs or allerations on the basis of a hypothelical condition thal the repairs or aRerations have been completed, o subyect to the
following required inspection based on the exraordinary assumption that the condition or deficiency does not requint atertion or repair

RECONCILIATIO

Based on a complete visual insrcﬁon of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and lmRing
conditions, and appralser's certification, my {our) oplnion of the market value, as defined, of the real property that is the subject of this report is

$ 2905000 ,ascf 07/08/2024 , which is the date of Inspection and the effective date of this appraisal
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See addendum
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COST APPROACH TO YALUE (not required by Fannie Mas)

Provide adequate information for the lender/lient to realicate the below cost figures and caiculations.

Suppart for the opinion of site valie (summary of comparable land sales or ether methods for estimating site value) The land value of the subject is derived from the
extraction method. The subject is located in an area that benefits from strict requlations favoring new construction but restricting refurbishment of
older existing improvements; therefore, vacant land sales are not comparable. Site value typically may exceed 30% - 80% of the total value due to
the subject’s location, which is typical for the area.

bt ESTIMATED REPRODUCTION OR 5_( REPLACEMENT COST NEW :OPINION OF SITE VALUE =% 2382000
b3 Source of costdata  Marshall & Swift + DWELLING 1,520 SqFL.@$ 275.00 =$ 418,000
o Quality rating trom cost service  Ave. Ettective dale of cosl dala 08/24 _Bsmt: 0 Sof.@8 0.00 =3
4 Comments. on Gost Approach {gross livieg anea calculations, depreciabion, etc.) Pchs/Crwl =5 175,000
7} Note: The subject seasonat cottage has not been added in the cost _ Garage/Cagon aA@S =
B3 approach. Total Estimate of Cost-New =3 593,000
Less Physical _Functional | External
Depreciation 69,737 =3 69,737,
Depreciated Cost of Improvements =5 523,263
"As-ts Value of Site impravements =3 10,000
Estimated Remaining Econosic Lite (HUD and VA only) 75 Years INDICATED VALUE BY COST APPROACH T A e =§ 2.915.263
I 4 INCOME APFROACH TO VALUE {not required by Fannle Mag}
Estimated Monthly Markei Rent $ X Gross Rent Mulislier =$ Indicated Value by Income Aggroach

£ Summaty of licome Approach including seppart for market reat and GRM)

PROJECT INFORMATION FOR PUDs {if applicable)

Is the developerbuikder in control of the Homeowners' Association (HOAI? Yes No  Unit typeis) Detached Attached
Provide the folowing informiation for PUDS OKLY if the developerbuilder is in control of the HOA and the subject propenty is an atlached dwelling unit.
Legal Name of Projact =

Tolal number of phases Total number of units Tolal number of units sold

=4 Total number of units rented Total number of unis for sale Data source(s)

=4 Was the project created by the conversion of existing building(s) into a PUD? Yes || No If Yes, date of conversion.

o Does the project conlain any multi-dweling units? Yes No Data Source

Are the units, common elements, and recreation facities complete? Yes No_ If No, describe the status of completion.

R

Ase the common elements leased 10 o by the Homeowners' Association? Yes No If Yes, describe the rental tenns and opliens.

Describe common elements and recreational facilties.
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This report form s designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a2 unit in a planned unit development (PUD). This report form is not designed 1o report an appraisal of a
manufactured home or a unit in & condominium or cooperative project.

This appraisal report is subject to the following scope of work. intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modificaticns, additions, or deletions to the intended
use. intended user. definition of market valug, or assumptions and @miting conditions are not pemmitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deleions 1o the cedifications are also not pemmitied. However, additional certifications that do
not constitvte material alterations to this appraisal report, such as those required by law or those related to the appraiser's
contnuing education or membership in an appraisal organization, are permitted

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market wvalue, statement of
assumotions and limiting condiions. and cerfifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street. (4) research, verify, and analyze data from reliable public and/or privale sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE:  The intended vse of this appraisal report is for the lendericlient to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client

DEFINITION OF MARKET VALUE:  The most probable price which a property should bring in a competitve and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming
the price is not affected by undue stimulus, Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically molivated; (2} both
parties are wel informed or well advised, and each acting in what he or she considers his or her own besl interest {3) a
reasonable time is allowed for exposure in the open market. (4) payment is made in terms of cash in U. S. dollars or in terms
of financial arrangements comparable thereto; and {5) the gprice represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area, these costs are
readily identifiable since the seller pays these costs in vidually af sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third parly institutional
ender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
doflar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's
reacton to the financing or concessions based on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the titie
to it. except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the fitle is good and marketable and wi¥ not render any opinions about the ftitle.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only lo assist the reader in visuakzing the property and understanding the appraiser's determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) ang has noted in this appraisal report whether any portion of the subject site is located in an
dentified Special Flood Hazard Area. Because the appraiser is not a surveyer. he or she makes no guarantees, express or
mplied, regarding this determination.

4. The appraiser will nol give testimony or appear in court because he or she made an appraisal of the property in question,
uniess specific amangements lo do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in pedorming the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property {such as, but not limited to, needed repairs. deterioraticn, the presence of hazardous wasles, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or waranties, express or impfed. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required lo discover whether such conditions exist.
Because the appraiser is not an expert in the field of envircnmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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APPRAISER'S CERTIFICATION:  The Appraiser cerlifies and agrees that:

1. | have, at a minimum, developed and reporied this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. | performed a complete visual inspection of the interior and exterior areas of the subject property. | reported the condition
of the Improvements in factual, specific terms. | identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. | performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4, | developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. | have adequale comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. | further cerlify that | considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. | researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. | researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. | selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. | have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.

9. | have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. 1 verified, from a disinterested source, all information in this report that was provided by padies who have a financial interest in
the sale or financing of the subject property.

i1. | have knowledge and experience in appraising this type of property in this market area.

i2. 1 am aware of, and have access to, the necessary and appropriate public and private data sources, such as mwiliple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. | obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that | believe to be true and correct.

i4. | have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property. and the proximity of the subject property to adverse influences in the development of my opinion of market value. |
have noted in this appraisal report any adverse conditions (such as, but not limited to. needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions. eic.) observed during the inspection of the
subject property or that | became aware of during the research involved in performing this appraisal. | have considered these
adverse condilions In my analysis of the property value, and have reported on the effect of the conditions on the value and
marketabllity of the sublect property

15, | have not knowingly withheld any significant information from this appraisal report and, to the best of my knowladge, all
statements and information in this appraisal report are true and comect

16. | stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. | have no present or prospective interest in the property that is the subject of this report, and | have no present or

prospective personal interest or bias with respect to the participants in the transaction. | did not base, sither partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familia! status, or national origin of either the prospective cwners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that | would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific resuit or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan  application).

19. | personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If |
relied on significant real properly appraisal assistance from any ndividual or individuals in the performance of this appraisal
or the preparation of this appraisal report, | have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. | cerdify that any individval 50 named is qualified to perform the fasks. | have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and | will take no
responsibility for it.

20. | identified the lender/client in this appraisal report who is the individual, organization, or agent for the crpanization that
ordered and will receive this appraisal report.
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21. The lender/client may disclose or distribute this appraisal report to: the bomower, another lender at the request of the
borrower; the mortgagee or its successors and assigns, morgage insurers; govemment sponsored enterprises, other
secondary market paicipants; data collection or reporting services, professional appraisal organizations, any department,
agency, or instumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser's ©r supervisory appraiser's (if applicable) consent. Such consent must be obtained before this appraisa
report may be disclosed or distibuted to any other party (including, but not limited to, the public through advertising, pubfic
relations, news, sales, or other media).

22. | am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to cerfain
laws and regulalions. Further, | am also subject to the provisions of the Uniform Slandacds of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, ancther lender at the request of the borrower, the morigagee or s successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parlies.

24. If this appraisal report was transmitted as an “electronic record” containing my “electronic signature” as those terms are
defined in applicable federal and/or state laws ({(excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal repost shall be as effective, enforceable and
valid as it a paper version of this appraisal repot were delivered containing my original hand written signature.

25. Any Iintentional or negligent misrepresentation{s} contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state faws.

SUPERVISORY APPRAISER'S GERTIFICATION: The Supeivisory Appraiser certifies and agrees that:

1. | directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's
analysis, opinions, slatements, conclusions, and the appraiser's certification.

2. | accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser's analysis, opinions,
statements, conclusions, and the appraiser's centification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser {(or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was  prepared.

5. If this appraisal report was transmitted as an "electronic record” containing my “electronic signature,” as those terms are
defined in applicable federal andfor state laws {excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered conlaining my original hand written signature.

@ esign alamode comivenfy Serial 66746183

o
APPRAISER Jaﬁ@ — SUPERVISORY APPRAISER {ONLY IF REQUIRED!
ot — { )
Signature Signature
Name Jennifer MHock. Name
Company Name  Salt Coast Real Estate Valuation Company Name
Company Address 169 Portland St Company Address
South Berwick, ME 03908
Telephone Number ~ 313.680.1222 Telephone Number
Email Address  jennahock@gmail.com Emait Address
Date of Signature and Report 02/23/12025 Date of Signature
Effective Date of Appraisal 07/08/2024 State Certification #
State Certification #  CR4057 or State License #
or State License # State
or Other {describe) State # Expiration Date of Cerification or License
State ME
Expiration Date of Gertification or License 12/31/2025 SUBJECT PROPERTY
ADDRESS OF PROPERTY APPRAISED Did not inspect subject property
525 Ocean Ave Did inspect extgrior of subject property from street
Wells, ME 04090 Date of Inspection

APPRAISED VALUE OF SUBJECT PROPERTY § 2,905,000 AL IS S G O S LA S )
Date of Inspection

LENDER/CLIENT

Name Elizabeth-Grace Realty Trust COMPARABLE SALES

Company Name  n/a

Company Address Did not inspect exterior of comparable sales from strest
Did inspect exterior of comparable sales from street

Email Address Date of Inspection
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FEATURE | SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE # §
Address 525 Oceaan Ave 178 Webhannet Dr
Wells, ME 04090 Wells, ME 04090
Proximity to Subject 1.05 miles NE
Sake Price 5 $___ 2,500,000 § §
Sale Price/Gross Liv. Area $ 8283650k |3 1516.99 saft $ so.f. H sq.i.
Data Source’s) MLSMEFIx #1570178;D0M B
Verification Source(s) Inspection PR Prior Appraisal
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +1{-} $ Adjustmenl DESCRIPTION +(-) § Adjustment DESCRIPTION [ +[-) § Adjusiment
Sales or Financing ArmLth
Concessions Conv:0 L ]
Date ol Sale/Time 509/23,c09/23
S Location B;OcniMdyBeh; |B:0en/CrsBeh; +420,000 i
i) LeaseholdFee Simple Fee Simple Fee Simple
(=] Site 6098 s 6098 sf
(ol View B;Ocean / Bch; _|B;0cean / Bch;
S Design (Stye) DT2New Eng_|DT3:Convent 0
74 Guatity of Construction Q4 Q4
4 Actual Age 125 127 0
=) Condiion c3 c3
(] Above Grade Total |Bdems | Baths | Tolal | Bdms. | Batis Totd | Bdms. | Baths Tolal | Berns. | Baths
7 Room Count 6] 3|11 71 a4 20 -2,500/ l
4 Gross Living Avea 1,520 saft 1,648 sqft -4,500/ so fl. saft.
Basement & Finished Osf 844sf0sfwo 0
Rooms Below Grade
Functional Utiity Average Average
Heating/Cooling FWA / None DV { None 0
Energy Efficient ltems Fireplace Fireplace
Garage/Carport 4dw 19d3dw -10,000
Porch/Patio/Deck EncPch/CvPch [Cv Pch/CvDk [y
Accessory Unit Seasonal Coft |Lock Qut Gst 0]
Net Adjustment (Total) X+ []- 18 4030000 [J+ [J- 18 i+ -1
Adjusted Sale Price HNet Adj, 161% Net Adj. % Net Adj %
of Gomparables Gross Adj.  17.5%1$ 2,903,000 Gross Adi. %13 Gross Adj. %S
Repart the resuts of the research and arllar_;_rsis of the prior sale or ransfer history of the subject propesty and comparable sales [report additional prior sales on page 3).
: ITEM — 5 SUBJECT . COMPARABLESALE# 4 | COMPARABLESALE# 5 |  COMPARABLE SME # 6
Dae of Prior Sale/Transter [
0 Piice of Prior Sale/Transter i L8 it
5 Data Source(sh | Assessor / Deed Assessor / Deed
7] Etlective Date of Data Sourceds) 1027222025 02/22/2025

Fy Analysis of prior sale or transfer histovy of the subject property and comqurable sales

Analysis/Comments

ANALYSIS / COMMENTS
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Bomower na
Progerty Address 525 (cean Ave
Gty Wells County ‘York State. ME Ziz Code 04090

Lender/Client n/a

Intended Use/User(s):

The intended User({s) of the appraisal report are the client and representatives. This report is intended to
assist in a valuation of market value, and replacement cost new as of July 8th, 2024, regarding the
subject property and a replacement cost new as of January 11th, 2025. This appraisal report is not
intended for any other use. The Appraiser is not responsible for any unauthorized use of this appraisal
report.

This report is based on a physical inspection utilized in the analysis of improvements and the site. A
locational analysis of neighborhood, district, and specific market segment, including economic studies
concerning the broad economic forces and economic impact relating to the subject property. This
Appraisal was developed in accordance with the Uniform Standards of Professional Appraisal Practice,

Note: The UAD form offers preset verbiage regarding the Intended Use and Certifications. Please
disregard the preset type and see the attached USPAP Compliance Addendum and the Appraisal Institute
Certification for Intended Use and Certifications.

MNote: The subject property is located in a flood zone with no detriment to value. All of the comparable
sales are located within the same or similar flood zones.

Comments on Prior Appraisal:

I, Jennifer M Hock, have not performed services, as an appraiser or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately preceding
acceptance of this assignment.

Comments on Exposure/Marketing Time:

Exposure time is the estimated length of time a property, such as the subject, would have been offered
on the market, if priced appropriately, prior to a sale at market value. Marketing time is the estimated
length of time a property might be offered on the market at its market value. Based on the currently
stabilizing market conditions, the marketing and exposure time would be 1 day to 4 months for the
subject if priced appropriately. This information was gathered using statistical information regarding
days on the market, sales verification, and interviews with market participants. Properties not priced
appropriately or "overpriced" reflect erroneous exposure and marketing time.

Comments on Highest and Best Use:

The subject zoning code is RB, single-family residential district B, as verified by Wells overlay. The
subject, as improved, is a legally permissible use based on its current zoning. The ot size, shape, physical
condition, and land-to-building ratio allow the present structure and indicate a good utilization of the
improvements. Based upon the current market conditions, the present use as a single-family residence is
with a seasonal cottage is the financially feasible and maximally productive use. The highest and best use
is its present use.

Legal Description:
See the deed attached for lengthy legal.

Room Count Note:

All comparable sales were inspected by the Appraiser from the street; other verification sources include
MLS Pinergy and NERES MLS, Public records, Wells, relevant ME assessment records, York County
Registry of Deeds, and Real Estate Agents involved in sales of comparables. Additional verification
sources for cost approach and structural differences include conversations with Local Contractors,
Architects, and Building Inspectors. Room count may vary from historical reports due to remodeling,
MLS/assessment incorrect room count, hand-drawn assessment records, etc., again, all conditions,
overall room counts, bedroom counts, bath counts, above and below grade areas, GLA, rooms, baths,
finishes, and access have been verified MULTIPLE times.

The assessment records (each sketch area has been manually added due to the GLA and finished area
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discrepancies), and verification with Realtors confirm averall room count, bedroom count, BATH count
{above and below grade baths are located in the above and below grade bath count/room count areas)
and BELOW GRADE areas.

Verification with Realtor and/or persons involved in sales confirm condition, overall room count,
bedroom, bath count and GLA.

Neighborhood Boundaries:

The subject is located on an oceanfront / beachfront site directly on Moody Beach. The subject
neighborhood is bound by the Atlantic Ocean/Wells Harbor to the North, South, East, and West. Moody
Beach is a private beach for residents located within the Beach area - Beach/Ocean Front, is
approximately 1 +/- mile long sandy beach and offers a very small market area of approximately 100
homes.

Comments on Proximity of Comparable Sales:

Proximity does not assume comparability. Any comparable sales or listings exceeding the one-mile
suggested FNMA guideline were used due to the configuration of the market area. Within a one-mile
radius, the relevant market area would include strict uses, protected green areas, rivers, streams, and
protected marsh areas. Moreover, the area is linear, with the primary population cluster along the
Atlantic Shore. The area also offers a true shortage of listings, thus, sales creating a very limited market.
Thus, a typical comparable search would require the one-mile guideline to be extended. The fact that the
comparable sales and listings are extended past the one-mile guideline does not diminish the viability of
the comparable.

Comments on Subject Neighborhood:

The subject area is described as a typically developed suburban location {(all comparable sales and listings
are located in the Coastal area (same area ocean/waterfront) offering similar water and sewer, site sizes,
zoning, etc.) and would compete for the same market segment - more inland areas offer much larger site
sizes, larger dwellings that would not compete. The area is characterized by a mix of residential dwellings
of various ages, styles, qualities, and appeals, including single-family and commercial service and supply
uses. The commercial uses are typical retail and services, are market-accepted to the typical buyer, and
are not considered adverse to marketability. There is adequate access to public transit, and the area is
close to most public and private services, including schools and local commerce. No unfavorable factors
affecting value or marketability.

Comments on Market Condition:

The subject market segment is that of secondary and/or primary residents, locally employed with
empbhasis on privacy, and surrounding Coastal recreation. The market within the surrounding area
consists of only approximately 1% of similar above-mentioned properties and is exasperated by the
Ocean Front/Moody Beach location of the subject. The comparables utilized were truly the best available
at the time of this report. Again, the comparables utilized are the only comparable properties available
at the time of this report and are considered acceptable and viable indicators of value for the subject
property. The subject and comparable sales are all located in similar locations and would compete for
the same market segment.

Real Estate values have stabilized with an increase over the past twelve to twenty-four months. The
market, as a whole, contains a mix of members, which may create a longer marketing period. The
average marketing time in the area is 1 day to 4 months {longer marketing /exposure may occur due to
seasonal and Coastal aspects) at 90 - 110%+ of the list price per the local MLS and conversations with
area Realtors if the property is competitive and appropriately priced. Conventional financing is available,
but financing cancessions are not prevalent in the area.

Comment on Sales Comparison:
The Appraiser has attempted to meet typical guidelines regarding the differences between the subject
and comparables, i.e., date of sale, proximity, line item adjustments, net and gross adjustments, and
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range in value, but due to a lack of more similar suitable comparables, the overall range of adjusted
comparables is greater than preferred. The Appraiser conducted an exhaustive search, including older
sales, (up to twelve months) and sales of a further distance {within the South East Maine Coastal area -
due to shortage of listings/sales} to locate more recent similar sales located within the relevant market
area in order to better bracket the location, condition, GLA, site size, age, construction style, etc., {typical
for the market), to no avail. As such, the Appraiser has provided the best comparable sales available for
the subject.

Generally, comparable sales used for the Sales Comparison approach have closed within the past six
months; due to the seasanal aspect of the subject market segment, a longer marketing time may be
incurred. Adjustments for differences in physical characteristics reflect the contributing value of the
attribute itself, not necessarily the cost to reproduce or replace the item. These monetary adjustments
reflect the market reaction to the differences in the properties, not necessarily the cost of the difference.
The large variances in properties and the corresponding adjustments (including the net and gross
percentage adjustments) are typical of the market in this area. This is typical of this property type and
reflective of the actions of buyers and sellers in this market.

Although Comparable sales may differ from the subject in size, condition, location and guality of
construction, all may compete for the same market segment. Differences in comparable sales have been
adjusted accordingly to reflect the market reaction to the differences in the properties, not necessarily
the cost of the difference.

Comments on Cost Approach to Value:

The subject property is located along the Attantic Ocean shoreline, where the underlying geology
primarily consists of granite - a dense, impervious rock formation found in large masses within the
Earth's crust. This geological characteristic often restricts the use of standard construction techniques,
increasing the complexity and cost of development. Furthermore, regional building codes, shipping
logistics, and historic preservation guidelines significantly influence construction practices in the area.
These critical local factors are not accounted for in generalized, mass-produced cost-per-square-foot
data sources, rendering many common industry estimators unreliable for this specific market.

The Marshall and Swift cost estimator and data from local architects and contractors have been used to
determine the construction cost per square foot to ensure accuracy.

The Marshall and Swift cost estimator is a trusted resource in the appraisal industry, known for providing
accurate and up-to-date construction cost data. It compiles extensive historical data and incorporates
adjustments for regional and/or market-specific variables providing precise replacement and repair cost
estimates.

Utilizing a non-local cost estimator can lead to inaccurate appraisals, as construction costs vary
significantly based on regional factors such as labor rates, material availability, building codes, and
market dynamics. Generalized estimators often average data from broad geographic areas, blending
high- and low-cost markets, which distorts actual cost figures. This can result in the over- or
undervaluation of a property.

Comments on the Cost Approach to Value as of 01/11/2025:

The Cost Approach to Value as of 01/11/2025 has been added to reflect the improvements made,
including all new windows, insulation, siding, and additional framing. Due to effective age and remaining
economic life, this would reflect a higher cost per square foot and a lower depreciation.

DWELLNG 1520 SgRL@$ 32500 =5 494000

Bsmt: 0 SafL @ s 0.00 =£

Pchs/Crwl =5 175,000

Garage/Carpart SgRL @ S =$
Total Estimate of Cost-New _=$ 669.000

Less _ Physeal  [Functional | Extemal

Deareciation 39,337 | i =8 39,337
Dearaciated Costof lmprovemmants ... . =8 620,663

*As-is" Valus of Site Improvements .. =% 10,000
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Comments on Specific Adjustments:

Adjustments for differences between the subject and comparables are highly subjective due to the many
features typically found in these properties. Accordingly, only adjustments for significant differences
were made, which provided an acceptable adjusted value range for the subject. Al comparable sales
adjustments are based upon paired sales analysis, extrapolation and interpolation with additional weight
on information from Real Estate agents, industry professionals, experience, judgment, and training in the
local market. No other more similar, recent comparable sales were available at the time of this appraisal.
The comparabie sales utilized are acceptable, viable indicators of value for the subject property.

GLA and adjustments (35 psf for GLA * primary consideration is for location / a $5,000 bath count
adjustment / a warranted adjustment for finished basement vs. unfinished basement (similar to above
grade finish only) of $20,000 - no warranted adjustment for low basement vs. high craw! - no market
reaction / a warranted adjustment for garage count of $10,000 per / a warranted adjustment for a
seasonal guest cottage or lock out guest area vs none of $45,000 per / a warranted adjustment for
central or ductless a/c of $5,000 per}, was derived from paired sales analysis and information obtained
from local Realtors involved in the subject and comparable sales. The adjustment utilized is the monetary
market reaction to the features or attributes, not necessarily the cost.

Comparable sales #2 and #3 received an adjustment for the superior quality of construction and
condition. The adjustment reflects the property's superior guality of construction. These adjustments
have been extrapolated from the market, with support from both the cost of superior quality using
historical research and data. Interpolation has been applied to refine the adjustment where direct
comparisons were limited.

Comparable sale #4 received an adjustment for inferior public beach (Crescent Beach) location -
extrapolated from the market and based on historical research and data.

No comparable sales received an adjustment for site size based on the Surplus Land theory in that the
market recognizes no significant difference in surplus land not utilized to support its improvements.
Moreover, the relevant market area topography is sloping, including areas of drop-offs, steep slopes,
marsh, wetlands, etc. Each comparable sale offers similar usable site sizes and privacy.

No adjustment for bedroom count was utilized as the market offers no reaction to bedroom count. The
various uses for rooms and bedrooms were taken into consideration with the GLA adjustment.

No adjustment for age or construction style as the market places more weight on condition rather than
age or construction style.

Comparable Sales may offer GLA (45%+/-) with a larger than desired difference, which was unavoidable
due to the limited comparable sales and the lack of homogeneous properties within the relevant market.
The larger than desired differences in GLA do not diminish the viability of the comparable sales and/or
listings.

Verification Sources:

Extensive conversations with local realtors, architects, contractors, and agents involved in these sales led
the appraiser to determine the monetary market reaction utilized in these adjustments. All comparable
sales were inspected by the Appraiser from the street; other verification sources include MLS Pinergy
and NERES MLS, Public records, Wells ME assessment records, York County Registry of Deeds, and Real
Estate Agents involved in the sales of comparables. Additional verification sources for cost approach and
structural differences include Marshall and Swift estimator and conversations with Local Contractors,
Architects, and Building Inspectors. Overall GLA may differ from MLS; all above-grade GLA was utilized in
the above-grade grid area with helow-grade GLA or unfinished areas within the below-grade area on the
grid. All GLA and basement areas have been verified multiple times.

Wells Tax Appraiser Property Records are obtained for the subject property and all comparables; these
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records include a sketch, "footprint,” and all permitted improvements. The "Property Cards” also include
other pertinent Information, including year built, legal living area, deed transfers, and much more.

**No Oil, Gas and/or Mineral leases are in any proximity 1o the subject property. The subject is located
in Maine.



Market Conditions Addendum to the Appraisal Report ;0. :12122
The purpose of this addendum is fo provide the lender/client with a clear and accurate understanding of the markel irends and conditions prevalent in the subject
neighborhood. This s a required addendum for 2 appraisal reports with an effective date on or after Aprl 1, 2009,
Properly Address 525 Ocean Ave City Wells Stale ME aF Code 04090
Bomower n/a
Insiructions: The appraiser must use the iformation required on this Jorm as the basis for hisMer conclusions, and must provide suppod for those conchusions, regarding
housing trends and overall market conditions as reported in the Neighborhood section of the appraisal repart form, The appraiser must fillin all the information 4o the extenl
itis available and relizble and must provide analysis 45 indicated below. Hf any requised data i unavaitable or is considered unreBable, the appraiser must provide an
explanation. H is recognized thal not all data sources will be able 1o provide data for the shaded areas below: if i is avaitable, however, the appraiser must include the data
inthe analysis. If data sources provide the required information as an average instead of the median, the appraiser shoukd report the available figure and identify @ as an
average. Sales and kistings must be propeties that compete with the subject propedy, delenmined by applying the crileria that would be used by a prospective buyer of the
subject properly. The appraiser must explain any anomales in the data, such as seasonal markets, new construction, ioreclosures, etc.

Invendory Analysis Prior 7-12 Months Pritor 4-5 Months Gument - 3 Months Overall Trend

Total # of Comparable Sales (Settied) 2 2 0 |._) Increasing | > Stable Declning
Absorplion Rate (Total Sakes/Manths) 0.33 0.67 0.00 " Ingreasing | Stable _] Declning
Total # of Comparable Active Listings 2 2 0 [ ] Deciiring  Stable [ ] Increasing
Months of Housing Supply (Total Listings/Ab. Rate) 6.1 3.0 0 [ ] Declining | Stable [ ] Increasing
Median Sals & List Price, DOM, Sale/List % Prior 7-12 Months Prior 4-6 Months Cument - 3 Months Overall Trend

Median Gomparable Sale Price $2,825,000 $2,625,000 0 () Increasing | ¢ Stable || | Declining
Median Comparable Sales Days on Markel 9 63 0 [ Deciining | X Stabie ~ 1 Increasing
Median Comparable List Price $2,800,000 $2,625,000 )] L] Increasing {3 Stable |1 ] Deglining
Median Comparable Listings Days on Market 93 83 0 "] Declining | D¢ Stable | Increasing
Median Sale Price 45 % of List Price 98.30% 92.86% o [ Increasing | ¢ Stable || 1| Dechining
Seller-(developer, buder, etc.)paid financial assislance prevalent? [ ives X No "] Deckning |3 Stabie [] Increasing

Explzin in detail the seller cORCESSions ends for the past 12 months (¢.g., seller contribulions increased trom 3% 10 5% MCreasing use of buydowns, ¢losing Costs, conda
fees, oplions, eic.). Seller concessions are not generally prevalent in the area although do cecur sporadically, All relevant concessions have

market is stable with a shortage of current listings. See addendum.

MARKET RESEARCH & ANALYSIS

Are foreclosure Sales (REQ sales) a factor in the market? [ JYes 3 No M yes, explain inchuding the trends in listings and sales of forecosed properties).
Foreclosure and shont sale offerings and sales are not considared to be a facter at this time. Properties must remain competitively priced |
based on the "Principle of Substitution” in that a prospective purchaser will not pay more for one property than he or she would for an equal
property. Properties not considered competitively priced are subject to longer marketing periods. Pre construction sales may also incur a

longer marketing period,

Cite data sources for above information. The Market Conditions Addenda was completed with data from Maine Listings MLS with an effective date _

Surmmarize the above information as Support for your conclusions in the Neighborhood section of the appraisal report form. H you used any additional information, such as

an analysis of pending sales and/or éxpired and withdrawn fistings, 10 formulate your conchusions, prowise both an explanation and Support for your conclusions.

Based upon arms-ength transaction sales, within the subject market area market conditions are balanced and stable as of the date of the
inspection. The Appraiser has not considered any transactions that cannot be verified as amms-length transactions. This includes short sales,
foreclosures/bank owned property sales, distressed and/or forced sales, and sales with unverifiable sales concessions. See text addendum.

i the subject Is 3 unit in a condominium or cooperative project , completa the following: Project Name:

Subject Project Data Prior 7-12 Months Prior 4-6 Months Cument - 3 Months Qverall Trend

Total # of Comparable Sales (Settled) ) Increasing || Stable _t Declining
Absorplion Rate (Total Sales/Months) ) ingreasing |[ j Stable [} Declining
Total # of Active Comparable Listings [ Declining | Stabde [ Increasing
Moths of Unit Supply (Total Listings/Ab.Rate) "] Dechining | Stable [ Increasing

Are foreclosure Sales (RED sales) a factor in the proierf? LIYes [_|MNo ifyes, indicate the number of REQ Kstings and explain the frends in h‘sﬁngs and sales of
foreclosed properiies

CONDGCO-OP PROJECTS

Summarize the abave rends and address the impact on e subject unit and project.

a2 e slEmsrE Eemieaky Serizh85715183
e //”Z ~
I v
W v Zial
Signature i Signature
& Appraiser Name  Jgfinifer M Hack Supervisory Appraiser Name
) Company Name___ Salt Coast Real Estate Valuation Compiy Namg
R4 Company Adgress 169 Portiand 5t, South Berwick, ME 03908 Company Agdress
[ State License/Certfication #  CR4057 Staie  ME State License/Certfication # State
Email Address  jennahock@gmail.com Email Address

Freddie Mac Form 71  March 2009 Page 1 of 1 Fannie Ma« = """ March 2009
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This chart shows the median days on market for sales and active listings during each month starting 07-09-2023 through 07-08-2024.
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This chart demonstrates the median sales to list price ratio for transactions in the market area between 07-09-2023 and 07-08-2024.
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

{Source: Fannie Mae UAD Appendix D: UAD Fietd-Specific Standardization Requirements)
Condition Ratings and Definitions

c1
The improvements have been recently construcled and have not been previowsly occupied. The enting Structure and all cormponents ave new
and the dwelling features no physical depreciation.

Note: Newly constructed improvements that feature recycled or previously used materials and/or components can be considered new dwellings
pravided that the dwelling is placed on a 100 percent new foundation and the recycled materials ang the recycled components have been
rehabilitated/remanufactured into like-new condition. Improvements that have not been previously occupied are not considered “new” if they
have any significant physical depreciation (that is, newly constructed dwellings that have been vacant for an extended period of time without
adequate mairtenance or upkeep).

c2

The improvements feature no defesred maintenance, little or no physical depreciation. and require no repairs. Virtually all building components
are new or have been recently repaired, refinished. or rehabilitated. Al outdated components and finishes have been updated and/or replaced
with components thal meet current standards. Dwellings in this category are either aimost nhew or have been recently completely renovated and
are similar in condition to new construction,

Note: The improvements represent a relatively new property that is well maintained with no deferred maintenance and litle or ng physical
depreciation, or an older property that has been recently completely renovated.

c3
The improvements are well maintained and feature limited physical depreciation due 1o normal wear and tear. Some components, but not every
major building component, may be updated or recently rehabilitated. The structure has been well maintained.

Note: The improvement is in its firsti-Cycle of replacing short-lived building components (appliances, fleor coverings, HVAC, etc.) and is
being well maintained. lis estimated etfective age is less than its actual age It also may reflect a property in which the majority of
short-lived building components have been replaced but not to the level of a complete renovation

o]

The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelting has been
adequately maintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs. All major buiiding
compongnts have been adequately maintained and are functionally adequate.

Note: The estimated effective age may be close to or equal to its actual age. it reflects a property in which some of the short-lived building
components have been replaced, and some short-lived building components are at or near the end of their physical lite expectancy; however,
they still function adequately. Most minor repairs have been addressed on an ongoing basis resulting in an adequately maintained property.

C5

The improvemnents feature obvious defered mainenance and are in need of some significant repairs. Some building components need repairs,
rehabilitation. or updating, The functional ut®ity and overall livability is somewhat diminished due to condition, but the dwelling remaing
useable and functional as a reésidence.

Note: Some sighificant repairs are needed to the improvements due to the lack of adequate maintenance. It reflects a property in which many
of its short-lived building components are at the end of or have exceeded their physical life expectancy but remain functional,

G6

The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough 1o affect the safety,
soundness, or structural integrity of the improvements. The improvements arg in nead of substantial repairs and rehabiitation, including many
or most major components.

Note: Substantial repairs are needed to the improvements due to the lack of adequate maintenance or propenty damage. It reflects a property
with conditions severeé enough to affect the safety, soundness, or structural integrity of the improvements

Quality Ratings and Definitions

al

Dwellings with this quality rating are vsually unique structures that are individually designed by an architect for a specified user. Such
residences typically are constructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship
and exceptionally high-grade materials throughout the interior and exterior of the structure. The design features exceptionally high-guality
exterior refinements and omamentation. and exceptionally high-quality interior refinements. The workmanship. materials, and finishes
throughout the dwelling are of exceptionally high quality.

Qz

Dwellings with this quality rating are often custom designed for construction on an individual property owner's site. However, dwellings in
this quality grade are also found in high-quality tract developments featuring residence constructed from individual plans or from highly
modified or upgraded plans. The design features detaiied, high quality exterior ornamentation, high-guality interior refinements, and detail. The
workmanship, materials, and finishes throughout the dwelling are generally of high or very high quality.



UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Reguirements)

Quality Ratings and Detinitions (continued)

Q3

Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above-standard
residential tract developments or on an Individual property owner's site. The design includes significant exterior omamentation and interiors
that are well finished. The workmanship exceeds acceptable standards and many materials and finishes throughout the dwefling have been
upgraded from “stock™ standards.

Q4

Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans
are utilized and the design includes adequate fenestration and some exterior grnamentation and interior refinemants. Materials, workmanship,
finish, and equipment are of stock or builder grade and may feature some vpgrades.

a5

Dwellings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a
plain design using readily available or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior ornamentation
and limited interior detail. These dwefings meet minimum building codes and are constructed with inexpensive, stock materials

with limited refinements and upgrades.

06

Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings

are often built with simple plans or without plans, often wtilizing the lowest quality building materials. Such dwellings are ofien boilt or
expanded by persons who are professionally unskilled or possess only minimal construction skills. Electrical, plumbing, and ather mechanical
systems and equipment may be minimal or non-existent. Older dwellings may feature one or more substandard or nen-conforming additions
to the original structure

Definitions of Not Updated, Updated, and Remodeled

Not Updated
Little or no updating or modemization, Thus description includes, but is not limited to, new homes.
Residential properties of fifteen years of age or less often reflect an original candition with no updating, if no major
camponents have been replaced or updated. Those over fifteen years of age are also considered not updated if the
appliances, fixtures, and finishes are predominantly dated. An area that is “Not Updated’ may still be well maintained
and fully functional, and this rating does not necessarnily imply deferred maintenance or physicalffunctional deterioration.

Updated
The area of the home has been modified to meet current market expectations. These modifications
are Wmited in terms of both scope and cost.
An updated area of the home should have an improved lgok and feel, or functional utility. Changes that constitute
updates include refurbishment and/or replacing components to meet existing market expectations. Updates do not
include significant alterations to the existing structure.

Remodeled
Significant finish and/or structural changes have been made that increase utility and appeal through
complete replacement and/or expansion.
A remodeled area reflects fundamental changes that include multiple alterations. These alterations may include
some or all of the following: replacement of a major component (cabinet(s). bathiub, or bathroom file), relocation
of plumbing/gas fixtures/appliances, significant structural alterations (relocating walls, and/or the addition of)
square footage). This would include a complete guiting and rebuild.

Explanation of Bathroom Count

Three-quarter baths are counted as a full bath in all cases. Quarier baths (baths that feature oty a toilet) are not
included in the bathroom count. The number of full and half baths is reported by separating the two values using a
period, where the full bath count is represented to the left of the period and the half bath count is represented to the
right of the period

Example
3.2 indicates three full baths and two half baths.
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Abbreviations Used in Data Standardization Text

Abbreviation Full Name Fields Where This Abbraviation May Appsaar
A Adverse Location & View
ac Acres Area, Site
AdjPrk Adjacent to Park Location
AdjPwr Adjacent to Power Lines Location
ArmLth Arms Length Sale Sale or Financing Concessions
AT Attached Structure Design (Style)
B Beneficial Location & View
ba Bathroem(s) Basement & Finished Rooms Below Grade
br Bedroom Basement & Finished Rooms Below Grade
BsyRd Busy Read Location
[ Contracied Date Date of Sale/Time
Cash Cash Sale or Financing Concessions
Comm Commercial Influence Location
Cony Conventionat Sale or Financing Concessions
cp Carport Barage/Carport
CrtOrd Court Ordered Sale Sale or Financing Concessions
CtySky City View Skyling View View
GtyStr City Street View View
cv Covered Garage/Carport
DOM Days On Market Data Sources
DT Detached Structure Design (Style)
dw Driveway Garage/Carport
[ Expiration Date Date of Sale/Time
Estate Estate Sate Sale or Financing Concessions
FHA Federal Housing Authority Sale or Financing Concessions
g Garage Garage/Carport
ga Aftached Garage Garage/Carport
gbi Built-in Garage Garage/Carport
gd Detached Garage Garage/Carpont
GilfCse Golf Course Location
Gltvw Golf Course View View
GR Garden Design (Style)
HR High Rise Design (Style)
in Interior Onty Stairs Basement & Finished Rooms Below Grade
Ind Industrial Location & View
Listing Listing Sale or Financing Concessions
Lol Landfill Location
LidSght Limited Sight View
MR Mid-rise Design (Style)
Mtn Mountain View View
N Neutral Location & View
NonArm Non-Amms Length Sale Sale or Financing Concessions
[ Other Basement & Finished Rooms Below Grade
0 Other Design {Style)
op QOpen Garage/Carport
Prk Park View View
Pstrl Pastoral View View
PwrlLn Power Lines View
PubTrmn Public Transportation Location
Relo Relocation Sale Sale or Financing Concessions
REQ REQ Sale Sale or Financing Concessions
Res Residential Location & View
RH USDA - Rurat Housing Sale or Financing Concessions
m Recreational (Rec} Room Basement & Finished Rooms Below Grade
RT Row or Townhouse Design {Style)
5 Settlement Date Date of Sale/Time
8D Semni-detached Structure Design (Styte)
Short Short Sale Sale or Financing Concessions
sf Souare Feel Area, Site, Basement
sqm Square Meters Area. Site
Lok Unknown Date of Sale/Time
VA Veterans Administration Sale or Financing Concessions
W Withdrawn Date Date of Sale/Time
WO Walk Out Basement Basement & Finished Rooms Below Grade
Woods Woods View View
Wir Water View View
WirFr Water Frontage Locatioh
WU Walk Up Basement Basement & Finished Rooms Below Grade




Subject Photo Page

 Borrower

nia
Property Address 525 Ocean Ave

ZipCode  p4090

State ME

County York_

Wells

Cry

nia

Lender/Client

Subject

1.520
3
1.1

2
5
3
=
iy
o~
w

Gross Living Area

Total Reoms
Total Bedrooms
Total Bathrooms

Sales Price

s
'

B;Ccn/MdyBceh;
:Ocean / Beh;

B

6098 sf
Q4

125

Alt Subject

Subject Street




Subject Photos

Borrower

Progery Address
City
Lender/Client

nla

525 QOcean Ave

Wells Cowity York_
nfa

Stale ME ZinGode 04090

AlRternate Street
525 Qcean Ave
Sales Price
Grogs Living Area 1,520
Total Rooms 6
Total Bedrooms 3
Total Bathrooms 1.1

Location B:Ocn/MdyBch;
View B;Ccean [ Beh,
Site 6098 sf

Quality Q4

Age 125

Subject {after 01/11/2025)

View / Location




Subject Photo Pane

Borrower na

Property Address 525 Ocean Ave ;

City Welis Couaty York Slate ME Zip Code 04090
tenderfCient  n/a

Subject (after 01/11/2025})
525 Ocean Ave
Sales Price
Gross Living Area 1,520
Total Rooms 6
Total Bedrooms 3
Total Bathrooms 1.1

Location B;Ocn/MdyBch;
View B;Ocean / Beh;
Site 6098 sf

Quality Q4

Age 125

Subject {after 01/11/2025)




Comparable Photo Page

Bomower n/a
Property Address 525 (cean Ave
City Wells Gowty York Stale  ME Zip oz 04090

kender/Cient___ n/a

Comparahle 1
423 Ocean Ave
Prox. to Subject 0.24 miles SW
Sale Price 2,850,000
Gross Living Area 1,352
Total Rooms 6
Total Bedrooms 4
Total Batwooms 1.1

Location B:OcrvMdyBch
View B:Ocean / Beh
Site 7057 sf

Quality Q4

Age 85

Comparahle 2
61 Ocean Ave
Prox_ 1o Subject 1.08 miles SW
Sale Price 3,100,000
Gross Living Area 1,344
Total Rooms 5
Total Bedrooms 3
Total Batheooms 1.1

Location B:OcniMdyBceh,
View B:0cean  Beh;
Site 8712 sf

Cuality Q3

Age 77

Comparable 3

469 Ocean Ave

Prone to Subject 0,12 miles SW
Sale Price 3,150,000
Gross Living Area 2,660

Total Rooms 7

Total Bedrooms 3
Total Bathrooms. 2.1

Location B;Ocn/MdyBch
View B;Ocean ! Bch
Site 7405 sf

Quality Q3

Age 108



Comparable Photo Page

Borrower nfa

FProperty Address 525 Gcean Ave

City Wells County Yark Stale ME ZpCode 04090
Lender/Clent _ nva

Comparable 4
178 Webhannet Dr
Prox. to Subject 1.05 milas NE
Sale Price 2,500,000
Gross Living Area 1,648
Total Rooms 7
Total Bedrooms 4
Tolal Batiwooms 2.0

Location B:Ocn/CrsBch;
View B;Ocean / Bch;
Site 6098 sf

Quality Q4

Age 127

Comparable 5

Prex. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedreoms
Total Bathrooms
Location

View

Site

Quality

Age

Comparable &

Prox. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age




Flood Map

Bomower na
Property Address 525 Qcean Ave
City Wells County York State ME Zip Code 04090

Lender/Clint nia
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Aerlal Map
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Property Address 525 Qcean Ave
City Wells County York Sttt ME Zip Code 04090
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Appralsal Institute Certification - Page 1

..|I||||!||. Appraisal Institute’

Certification Statement:
Standards Compliant Appraisal Report

| certify that, to the best of my knowledge and belief:

« The statements of fact contained in this report are true and comect.

« Thereported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

+ | have no present or prospective interest in the property that is the subject of this report
and no personal interest with respect to the parties involved.

* | have performed no setvices, as an appraiser or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately
preceding acceptance of this assignment.

* | have no bias with respect o the property that is the subject of this report or to the
parties involved with this assignment.

+ My engagement in this assignment was not contingant upon developing or reporting
predetermined results.

= My compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that favors the
cause of the client, the amount of the value opinion, the attainment of a stipulated result,
of the occurrenca of a subsequent event directly related to the intended use of this
appraisal.

* My analyses, opinions, and conclusions were developed, and this report has been
prepared, in confommity with the Uniform Standards of Professional Practice.

* | have made a personal inspection of the property that is the subject of this report.

« No one provided significant real property appraisal assistance to the person signing this
cartification.



Appraisal Institute Certification - Page 2

«  The reported analyses, opinions, and conclusions were developed, and this report bas
been prepared, in conformity with the Code of Professional Ethics and Standards of
Professional Practice of the Appraisal Institute,

* The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.

*  As of the date of this report, |, Jennifer M Hock, have/has completed the Standards and
Ethics Education Requirements for Candidates of the Appraisal Institute.

Digitally signed by Jennifer Hock
J ‘f H DN: cn=Jennifer Hock, o, ou,
e n n I e r OC email=jennahock@gmail.com, ¢c=U5

Date: 2020.02.13 05:23:41 -05'00°

Signature



Loan # 112158

USPAP Compliance Addendum Flo # 112158
Bomower na
Property Address 525 Ocean Ave
City Wells County York State ME Zip Lode 04090
Lendar/Cllent__n/a

This Appralsal Reporl Is one ol the following lypes:

X Appralsal Report This report was prepared in accordance with the requirements of the Appraisal Report option of USPAP Slandards Rule 2-2(a).
Restricted Appralsal Repart This report was prepared in d. with tha reqy of the d Appraisal Repon option of USPAP Standards Aula 2-2(E). The
Intended user of thiz report Is limited It the dentified cient. Thiz is a Restricled Appraisal Report and the rationale for how the appralser arrved
&l the opinlons and conclusions sat forth In the repoft may not be urdersiood properly withotn the additional Intormation in the appraiser's workdila.

AOONTIOKAL CERT
I centity thal, to the best of my knowledge and belief:
* Tha staterents of fact contalned in this raport are lrue and correcL

» Thg report analy i an arg imited only by the reported assumptions ang are my parsonal, and p ly
oplnlons, and conclusions.

I have no [or the specitied) present or prospective Interest in the proparty that Is the subject of this report and no {or specified) personal interest with respect to the
parties involved.

I have no bias with respect to the property that is the subject ol (his reporl or the parties Involved with this assignment.

= My engag: in this aizig was nol gent upon developing or reporting p resulls.
* My comp lor this S NOLContNgent upon the i of rep gotap value or dineclion In vale thal favors the cause
of the client, the amount of tha vakie opinion, the of astip fesult, or the ofa event directty related to the intended use of
this appraisat
» My analyses, opinions, and concleslons were developad and this report has been prepared. In condormity with the Unliorm ol F 2l A jsal Practice.
= This r8port wis prépi in with the req ol Title X! ol FIRREA and any implkemanting reguiations,

x | have NOT perlormed sarvlcss, as an appraiser or in any other capacity. regarding the property thatis the subject ol this report within the three-year period

[ diately preceding of this assigl 8

| HAVE perlormed services, as an appralser or in another capaclty, regarding the praperty thal is the subject of this report within the three-year period immediately
precading acceplance of this assignmen!. Those services ara descrbed in the commenis below.

1 have NOT made a personal Inspection of the property that is the subjecl of this reporl.
| HAVE made a personal inspection of the property that IS the subject of this report.

3
Unlgss otherwise noted. no one provided significant reat property appralsal assistance to the person signing this certiiication. If anyone did provide signiticant assistance, they
ara hereby identified along with a summary of the axtent of the assistantce provided in the report.

time a property might be offered on the market at it's market value, Based on the currently stabilizing market conditions, the marketing and
exposure time would be 1 day to 4 months for the subject, if priced appropriately. This information has been gathered with the use of statistical
information regarding days on market, sales verification and interviews with market participants, Properties not priced appropriately or

) utlizing markel condiions pertinent to the appraisal assignment.
)

LAISER (ONLY IF REQUIRED)

Signalure Slgnatute

Name Jennifer M Hock Nama

Date of Signalure 02/23/2025 Date of Signature

Slate Ceritlication #  CR4057 Stala Certification #

of Slate License # or State License #

Slate  ME Stale

Expiration Date of Certification or License 1243112025 Expiration Date of Certification or License

Supervisory Appialser inspaction of Subject Property
Effective Data of Appraisal  07/08/2024 Ddd Not Exterior-only from Streat Interior and Extesior




Deed - Page 1

+
et .. . #

NO RL.E. TRANSPER TAX PAID

BK6993 F6254

014907

QUITCLAIM DEED WITHOUT COVENANT
{Maine Statutory Short Form)

MARIANNE GOULD JUTRRS of Richardson, Texas and CINTRIA GOULD
JUTRRS of Somersworth, New Hampshire (hereafter referred to as
"Grantors") for consideration paid, do hereby release unto DIANE
JUTRAS HRARBAUGE and ROBERT A. JUTRAS, as Trustees of the ELIZABETH-
GRACE REALTY TRUST, under Trust Agreement dated January 1, 1994,
and thelr successors as Trustees under said Trust Agreement, the
following property:

A certain lot of land, with the buildings thereon, situated in
Wells, in the County of York, State of Maine, and bounded and
described as follows:

BEGINNING ten feet Easterly from the East front piazza post of
the house on the premises and at the stone wall; thence N
11.5° W One Hundred and Ten {110) feet, more or less, by land
formerly of 0.J. Hubbard to the town way in the rear of said
lot, thence Southwesterly by said town way forty-five (45)
feet to land now or formerly of Royal Lord; thence
Southeasterly and parallel with the first mentioned sideline
to the sea beach; thence Easterly by said sea beach forty-five
feet to a point; and thence W 11.5° W across a right-of-way to
the place of beginning.

Excepting and reserving the rights of all persons, if any, to
pass and repasg over and upon the road on the sea wall in
front of the premises above described.

Meaning and intending to convey the same property conveyed to
the within Grantors by deed of Grace Gould dated April 3, 1981
and recorded in the York County Registry of Deeds in Book
2772, Page 111.

IN WITNESS WHEREOF, MARIANNE GOULD JUTRAS and CYNTHIA GOULD
JUTRAS have caused these presents to be signed and sealed this
1st day of January, 1994.

Witness MARIANNE GOULD JUTRASZ%:’antor

State of I'gm
County of Dallas

Personally appeaced before me, the above-named Marianne Gould
Jutras, and made oath that the foregoing is her own free act and
deed.

Before me,

KAREN L MRS
Y COVMSSION EXPE S
Jutary 29, 1987 Notary Public\Attorney at Law




Deed - Page 2

- L - s A - . r o -

BK6993 P629S5

»
Hftgess % THIA GOULD RAS, Grantor

State of Hew Hampshire
County of _Rockingnam

Personally appeared before me, the above-named Cynthia Gould
Jutrag, and made oath that the foregoing is her own free act and
deed.

Before me,

& G. =
Notary PUblic\At

RECEIVED YORK S.§
9, HAR 31 AHII:39

Yougon




Subject Property Record Card - Page 1

525 OCEAN AVE
Location 525 OCEAN AVE Mblu 0112115811}
Owner JUTRAS, RA&DHERY JJ Assessment $2,178,560
TRUSTEES
Appraisal  $2,178,560
PID 5641 Building Count 2
Current Valus
Appraisal
Valuation Year Improvements Land
2024 $325,200
Assessmant
Valustion Year improvements Land
3 $325.200
Owner of Record
Owner JUTRAS, R A& DHER. J J TRUSTEES Sals Price $0
Co-Owner ELIZABETH-GRACE REALTY TRUST Certificate
Address 70 BAILEY BLVD Book & Page 06993/0254
EAVERFHIMATIRS0 Sale Date  0I/1994
Instrument ac
Ownership Histoery
Ownarship History
Owner Bale Price Cetificats Book & Page
JUTRAS, RA & DHERL, J I TRUSTEES 30 069830254
$0 0433170130
$ 0ZYTHONMN

Building Information

Building 1 : Sectlon 1

Year Bullt: 1900
Living Area: 1,520
Replacemant Cost: $368,938
Bullding Percent Good: 70
Replacement Coat

Less Dapreciation: 5268280

$1.853.360

$1,853.360

instrument

Total

Tolal

12.178,580

$2,178.560

Sals Date
03311094
081211987
431881



Esdarior Wall 1
Extosior Wall 2
Rool Structurs:
Roof Cover
intarior Wal 1
Intayrior Wall 2
Intorior Fir 1
Intaror Fir 2
Heat Fusl

Hoat Type:

AC Type:

Total Bedrcoms:
Tolsd Bthvms:
Totsl Halil Batha:
Total Xtra Foxtrs:
Tolsl Rooms:
Bath Style:
Kitchen Style:
Boakichers
MHP

Intarior Fir 3

Subject Property Record Card - Page 2

Buliding Attributes
Description

Residentinl

Average

Wood Stingta
Clapboard
Gatletp
ASDF GisCmp
Orywal/Sheet

PinerSoh Wood

Gas

Hol Alr-No Due

3 Badrooms

Average

Average

Buliding Photo

Bullding Layout
F1
FOP 7
20
20
BAS
FUS
UAT
FDN
38 38
5T
(21
20
il
FEP
12 12
L6 ] 2l
[ L1 s o HH T
Bullding Sub-Arsas (sq ft}

Code Description ‘::':
BAS Flrst Floor 760
FUS Upper Story, Finished 7650
FDN Foundation 760

. FEP . Porch, Enclosad, Finished 240
FOP Framed Opan Porch 482
UAT Altle, Unfinished 760

3762

Uving

g &

& @ oo



Subject Property Record Card - Page 3

Building 2 : Section 1

Year Built 1990 Building Phato
Living Area: 513
Replacamant Cost: $73,525
Bullding Percent Good: a2
Replacament Cost
Less Dapreclation: $60,200
Bullding Attributes : Bldg 2 of 2
Flald Description
Styla: Coliage
Model Residondial
Grada: Average
Storles: 1 X G
Oocupancy 1 b Ly
(e e, vl S o hcrk ot v B B
Exdarior Wal 1 Wood Shingle
1 Bulldin
Extorior Wal 2 b 9 Layout
Rool Structurs: GableHp 37
T L
Roof Cover AsphiF GR/Cmp
Fad
Intsrior Wal 1 Drywal/Shest 1o AR »
I — T e - BAS
Indarior Wall 2 Fo
Interior Fir 1 Carpal :l
Irterior Fir 2 o =
Haat Fuel Gas
Haet Type: Convedlion
AC Type: Nora o -
Wl jowivon {PBIERIShmEn a5k Ta=S641 A= 10TEED)
Total Bthrms: 1
Bullding Sub-Areas {84 1) Legend
Total Half Bathy: o thing
Totsl Xura Fbwrs: i) L Lol Ares  Asea
Total Rooms: BAS Firsl Floot 0 360
Bath Styls! Average EAF Attic, Expansion, Finishad 380 m
Kitchen Styls: Average FDN Foundaion 380 1]
Extra Kitchens PTO Patio 562 ]
MHP 1.702 513
Extra Features
Exira Foaturss Leagend
Code Deacription Blze Assessed Valus Bidg #
FPL3 Firapiace 3 St. 1.00 UNITS $0.650 1



Land Use

Usa Cods 1092

Description Multl Housas Ocniit
Zona RB

Halghborhood MB

Quthulldings
Valuation History
Valustion Year
2024
2023
2003
Valuation Year
2024
2023

2023

Subject Property Record Card - Page 4

Land Line Valuation
Size {Acres) 0.74
Frontage

Assesssd Value  $1,653,360
Appraised Velue  $1.653,360

Outbuildings
No Data for Outbuidings
Appratsal
Improvements Land
$325,200 $1,853,360
$325.200 $2.100.520
$325,200 $2,100,520
Assesamant
Improvements Land
$325,200 $1,853,360
$325.200 $2,100.520
$128 200 $2.100,520

Tots

Total

$2,178,560
32425720
$2425720

32,178,560
242570
A28

{c) 2625 Vision Govemment Sclutions, Inc. All rights reserved.



E & O Insurance

ACORD' (4 DATE {(MWDONY YY)
Aco CERTIFICATE OF LIABILITY INSURANCE i

REPRESENTATIVE OR PRODUCER. AND THE CERTIFICATE HOLDER,

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE 1SSUING INSURER(S), AUTHORIZED

IMPORTANT: If the cedificate holder Is an ADDITIONAL INSURED, the policy{ies) must have ADDITIONAL INSURED provisions or be endorsed.
If SUBROGATION IS WAIVED, subject to the teams and conditions of the policy, in polick

may req an endorsement. A statement on

PRODUCER

BIBERK
P.0. Box 113247

this cerlificate does not confer rights to the certificate holder in tieu of such endorsementis).

T

Z{‘.;::.f,i ex, 844-472-0967 FA% wor, 203-654-3613

Stamford, CT 06911 ADDREss:  customerservice PbiBERK.com
‘ S) AFFOR peAs 8
INSURER A : National Liability & Fire Insurenca Company 20052
INSURED
Jeanifer Hock IHEURERD,
Salt Coast Real Estate Valuation & Consulting MIRERC
169 Portland Street INSURER D
South Berwick, ME 63908 INSURER E
INSURER £

COVERAGES CERTIFICATE NUMBER:

REVISION NUMBER:

OF ANY CONTRACT OR

THIS |5 TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABCVE FOR THE POLICY PERIOD
INDICATED. NOTWITHSTANDING ANY REQUIREMENT. TERM OR CONDITION
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL THE TERMS
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REQUCED BY PAID CLAIMS

OTHER DOCUMENT WITH RESPECT TO WHICH THIS

NER S ‘ADDUBUBR F— T, POUCY EFF | FOLIGY EXP | s
COMMERCIAL GENERAL LUABILITY EACH OCCURRENCE s
DAMAGE TO RENTED
CLAHS-MADE DCCUR PREMISES [Ea occurence) | §
MED EXP (Ary one parsony | §
PERSOHAL 8 ADVIMJURY | §
GENL ASGREGATE LINKT APPLIES PER GENERAL AGGREGATE [
BOUCY i Lo¢ PROGUCT S - COMPIOP AGG | §
OTHER 5
AUTOMOBILE LIABILITY & MBHEDSHGLE VT | ¢
AHY AUTO BODILY IHJURY (Pes persany | §
QWNED ECHEDLLED)
AUTOS QLY ATOS ST Y LA Eerscenens {18
HRED HONOWNED PRUPERTY DANAGE 5
AUTOS DMLY AUTOS OHLY {Pet acandent)
[
UMBRELLA LIAB ocCUR EACH OCCURRENCE 5
EXCESS LIAB CLAMMS-MADE AGGREGATE [
DED: RETENTIONS [
WORKERS COMPENSATION FER TN
AND EMPLOYERS LIABILITY i STATUTE ER
AHYPROPRIETORPARTHEREXECUTIVE EL_EACH ACCIDENT s
OFFICERMEMBER EXCLUDED? D Nia
[Mandatory in NH) EL DISEASE . EA EWPLOYEE §
# yes, ddrsenbe under
OLERBTION OF DPERATICES below EL DISEASE . POLICY LIWIT | §
Professlonal Uability (Ermors & Per Occurrence/ $2,000,000/
A NIPLIB04ABO 02/15/2025 02/15/2026 ‘ o
Omissions): Claims-Made oAb s Aggregate $2,000,000

DESCRIPTION OF OPERATIONS / LOCATIONS | VEHICLES [ACORD 104. Addibongl Remarks Schedyle, may be sttached f more spscs is requied)

Additional Named Insured:Salt Coast Real Estate Valuation & Consulting

CERTIFICATE HOLDER

CANCELLATION

Jennifer Hock
169 Portiand Street
South Berwick, ME 02908

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE EXFIRATION DATE THEREOF, NOTICE WiILL BE DELWVERED IN
ACCORDANCE WITH THE POLICY PROVISIONS,

AUTHORIZED REPRESENTATIVE gﬁ 6‘ +1

ACORD 25 (2018/03)

€ 1988-2015 ACORD CORPORATION. All tights reserved.

The ACORD name and logo are reglstered marks of ACORD



Appraiser License

State of Maine
DEPARTMENT OF PROFESSIONAL AND FINANCIAL REGULATION
OFFICE OF PROFESSIONAL AND OCCUPATIONAL REGULATION

BOARD OF REAL ESTATE APPRAISERS

License Number CR4057
Be it known that

JENNIFER MICHELLE HOCK

has qualified as required by Title 32 MRS Chapter 123 and is licensed as:
CERTIFIED RESIDENTIAL APPRAISER

f,«
EXPIRATION DATE
Acting Commigsioner Dacember 31, 2025

x Detach .
g STATE OF MAINE STATE OF MAINE
B g:g‘;?“ OF FROFE&SNDALMD Fw mmf;“PN ; DEPARTMENT OF PR(;FSE::.IONAL AND FINANCIAL REGULATION
BOARD OF REAL ESTATE APPRAISERS : a III |mmmstlﬁol
- (207) 6248603
Licensa Number CR4037 :
JENNIFER MICHELLE HOCK :
CERTIFIED RESIDENTIAL APPRAISER ; f_,
Acting Commissioner

BSUED 12/12/2024 EXPIRES 12/31/2025



-

From: Jodine Adams <jadams@wellstown.org>

Sent: Monday, July 12, 2021 11:31 AM

To: Jodine Adams <jadams@wellstown.org>

Subject: Additional 2015 Energy Code Trainings being Offered

Good Morning Everyone,

Attached are the next training dates for the 2015 Energy Code. They will be offered via ZOOM. The residential code will
be offered tomorrow, July 13, 2021 at 7:30 a.m. and

next Tuesday July 20, 2021 at 12:30 p.m.. Please look at the bottom of the attachment and it will give you the link to
register prior to the class. The commercial code is also being offered in this attachment.

As the local authority having discretion the Wells Code Office will continue to offer applications that are submitted until
July 30, 2021 the opportunity to use the 2009 or the 2015 Energy Code recognizing that some planning and contracts
may have occurred when the designer/owner may not have been aware of the changes.

Please call if you have any questions,

Have a good week!

Jodine L. Adams

Town of Wells Code Enforcement Officer
( 08 Sanford Road

Wells, Maine 04090

Phone: 207-646-5187 Fax: 207-646-2935

Confidentiality notice: the email message contzined herein is intended only for the individual to whaom, or entity to which, it is addressed as shown at the beginning
of the message and may ¢ontain information that is privileged, confidential, and/cr exempt from disclosure under applicable law, If the reader of this message is not
the intended recipient, or if the employee or agent responsible for delivering the message is not an employee or agent of the intended recipient, you are hereby
notified that any review, dissemination, distribution, use, or copying of this message is strictly prohibited. If you have received this message in error, please notify us
immediately by return email and permanently delete this message and your reply to the extent it includes this message. Thank you for your cooperation. Town of
Wells
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* ok Kk ok &

TRANSCRIPTION OF VIDEO SEGMENT 2:05-2:45
* % % k *

CHAIRMAN: Welcome everyone to the Town of Wells
Planning ,Board meeting for Monday, December 16th. The
first item for discussion this evening will be to review
the minutes of December 2nd. Did anyone have any
questions, comments, additions, or deletions to Page 1,
2, 3, or 47

Hearing none, I'd accept a motion to accept
the minutes as written.

MR. TOOMEY: So moved.

MR. KOENINGER: Second.

CHAIRMAN: All those in favor?

(BOARD INDICATES)

CHAIRMAN: Then it's unanimous.

ok kkk

TRANSCRIPT OF VIDEO SEGMENT 55:20-56:30
*ok K Kk
MR. LIVINGSTON: The other question was on vesting
of applications, and whether the vesting of application
would apply to the process by which the planning board
reviews things or just the performances or the zoning
requirements, setbacks, those type of aspects. And she

was very specific on that. She said that if an

www.huseby.com Huseby Global Litigation 800-333-2082
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application is vested, it's vested fully to the

ordinance at the time it was, you know, vested, so
including process and all aspects of it -- that we can't
pick and choose, you know, one part of the ordinance
that did change versus another. 1It's ~- it's --

MR. KOENINGER: So does that aéply to -- to code as
well for these projects?

MR. LIVINGSTON: Yes, for setbacks, separations,
the way we process the applications. The only -- the
only aspect that the -- the -- the Town got stuck on was
we didn't really have a time frame between preliminary
completeness and scheduling a public hearing. Once we
have the preliminary public hearing, then there is an
ordinance-required time frame for approval.

MR. KOENINGER: And we have a legitimate definition
of "vested" so that we --

MR. LIVINGSTON: %es.

MR. KOENINGER: =-- that doesn't get --
(indiscernible) --

CHAIRMAN: Excuse me.

MR. TOOMEY: Bless you.

MR, LIVINGSTON: Yes. We -~ we had that from a
couple of years ago. We defined "vested" very

specifically.

* ok kk*k

www.huseby.com Huseby Global Litigation 800-333-2082
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TRANSCRIPT OF VIDEO SEGMENT 1:09:10 to Conclusion

1
2 * % ok K
3

MR. TOOMEY: Move to adjourn, sign finding of facts

[1=9

and plans.
MR. KOENINGER: Second.
CHATRMAN: All those in favor.

(BOARD INDICATES)

o W -3 oy n

End of Transcription
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I, Jennifer Root, hereby certify that the
foregoing is a correct transcription to the best of my
ability in the above-entitled clause.
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7 This 18th day of February, 2025.
8
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10 Jennifer Root
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SUBSTANTIAL IMPROVEMENT
OR SUBSTANTIAL DAMAGE

NOTICE TO PROPERTY OWNER

Rebuilding your Home after the storm?
Adding on, renovating, or remodeling your home?
Here's information YOU need to know about the “50% Rule”.

If your home or business is below the 100-year flood elevation, the Town of Wells has flood damage
prevention regulations that may affect how you remodel, renovate, or add on to your building. If your
home or business sustained structural and/or interior damage, these regulations may affect how you
rebuild. These laws are required by the National Flood Insurance Program to protect lives and investment
from future flood damages. Our community has adopted and enforces these laws in order for federally-
backed flood insurance to be made available to the Town of Wells residents and property owners.

SAVE YOURSELF TIME AND MONEY!
PLEASE READ THE FOLLOWING INFORMATION:

SUBSTANTIAL DAMAGE means damage of any origin sustained by a structure whereby the cost of
restoring the structure to it’s before damage condition would equal or exceed 50 percent of the market
value or replacement cost of the structure before the damage occurred. (Note: The cost of the repairs must
include all costs necessary to fully repair the structure to its “before damage” condition.)

SUBSTANTIAL IMPROVEMENT means any reconstruction, rehabilitation, addition, or other
improvement of a structure, the cost of which equals or exceeds 50 percent of the market value of the
structure before the "start of construction" of the improvement.

FLOODPROOFING means any combination of structural and nonstructural additions, changes, or
adjustments to structures which reduce or eliminate flood damage to real estate or improved real property,
water and sanitary facilities, structures and contents.

FLOOD-DAMAGE-RESISTANT MATERIAL means any construction material capable of
withstanding direct and prolonged contact (at least 72 hours) with flood waters without suffering
significant damage (i.e., damage that requires more than cleanup or low-cost cosmetic repair, such as
painting).

If a building is "substantially damaged" or "substantially improved", it must be brought into compliance
with the Town of Wells flood damage prevention regulations, including elevating the building one foot
above the 100-year flood elevation.

The Town of Wells, following Chapter 116 Floodplain Management and the National Flood Insurance
Program requirements, has the responsibility to determine “substantial damage" and "substantial
improvement”, and has implemented the procedures on the following pages to do so.

Page1of 8



SUBSTANTIAL IMPROVEMENT
OR SUBSTANTIAL DAMAGE

NOTICE TO PROPERTY OWNER

The Town of Wells will use the assessed value of your structure (excluding the land) recorded by the Assessor’s
Office. If you disagree with the Properties Appraised valuation of the structure, you may engage a property appraiser
licensed by the State of Maine to submit a comparable property appraisal for the total market value of the structure.

You must obtain and submit to us a detailed and complete cost estimate for the addition, remodeling, reconstruction or
repair for all Improvements or all the damages sustained by your home. The contractor must sign an affidavit
indicating that the cost estimate submitted includes all improvements or all damages to your home, not just structural.
The signed contract document must be submitted with your application. If the owner is acting as his or her own
contractor, the owner is responsible for submitting the cost estimate, and providing documentation, including
subcontractor bids, to document the cost estimate.

The Town of Wells will evaluate the cost of improvements or repairs and determine if they are fair and reasonable, For
damage repairs, pre-storm prices and rates will be utilized. The cost of improvements or repairs does not include items
not considered a permanent part of the structure, (i.e., plans, surveys, permits, sidewalks, pools, screens, sheds,
gazebos, fences, etc.-- see attached copy)

If your home is determined to have "substantial damage" or is proposed to be "substantially improved", then an
elevation certificate must be submitted to us to determine the lowest floor elevation.

If the lowest floor is below the 100-year flood elevation, the building must be elevated in accordance with Chapter 116
Floodplain Management. Likewise, all electrical and mechanical equipment (heating and cooling, etc.), bathrooms, and
laundry rooms must be elevated. Only parking, building access and limited, incidental storage is allowed below the
flood level.

If the lowest floor of the structure, including electrical and mechanical equipment and bathroom are already one foot
above the 100-year flood elevation, the building can be repaired and reconstructed without having to comply with the
fifty percent (50%) rule,

Chapter 116-6 Development Standards outlines the requirements for each flood zone. Building plans must be prepared
to show how the building is to be elevated. These plans may be required to be prepared and certified by a registered
professional engineer or architect.

IMPORTANT NOTE ON DONATED MATERIALS AND VOLUNTEER LABOR

In accordance with federal and state regulations, you must include the value of any donated materials and volunteer
labor in your cost estimate. The current market value of all donations and the current average hourly rate for
volunteering does apply towards the “50% Rule” discussed in this document. To determine the vatue of donated
materials, please use the “pre-storm” normal retail cost for each item donated. For volunteer labor, this includes doing
the work yourself; determine the normal “pre-storm™ hourly rate charged for each trade. For instance, ask your
contractor what he would normally have charged per hour for framing if volunteers will be assisting you with framing,
and then estimate the number of hours of volunteer work you will use during the project, and include the amount on
your Cost Estimate form.
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SUBSTANTIAL IMPROVEMENT
OR SUBSTANTIAL DAMAGE

ITEMS TO BE INCLUDED

ALL STRUCTURAL ELEMENTS INCLUDING:

[ 1 Spread or continuous foundation footings and pilings
[ ] Monolithic or other types of concrete slabs

[ ] Bearing walls, tie beams and trusses

[ ] Wood or reinforced concrete decking or roofing

[ ] Floors and ceilings

[ ] Attached decks and porches

[ ] Interior partition walls

[ ] Exterior wall finishes {e.g., brick, stucco or siding) including painting and decorative moldings
[ ] Windows and doors

{ ] Re-shingling or re-tiling a roof

[ ] Hardware

ALL INTERIOR FINISH ELEMENTS, INCLUDING:

[] Tiling, linoleum, stone or carpet over sub-flooring

[ ] Bathroom tiling and fixtures

[ ] Wall finishes (e.g., drywall, painting, stucco, plaster, paneling, marble or other decorative
finishes)

[ ] Kitchen, Counter-tops, utility and bathroom cabinets

[ ] Built-in bookcases, cabinets and furniture

[ ] Hardware

ALL UTILITY AND SERVICE EQUIPMENT, INCLUDING:

[ 1 HVAC equipment

[ ] Repair or reconstruction of plumbing and electrical services
[ ] Light fixtures and ceiling fans

[ ] Security systems

[ ] Built-in kitchen appliances

[ ] Central vacuum systems and Generators

[ ] water filtration, conditioning or recirculation systems

ALSO;

[ ] Labor and other costs associated with demolishing, removing or altering building components
[ 1 Overhead and profit.
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SUBSTANTIAL IMPROVEMENT
OR SUBSTANTIAL DAMAGE

ITEMS TO BE EXCLUDED

[ ]Plans and specifications

[ 1Survey costs

[ JPermit fees

[ |Debris removal (e.g., removal of debris from building or lot, dumpster rental, transport fees to landfill
and landfill tipping fees), and clean-up (e.g., dirt and mud removal, building dry out, etc.)

[ ]items not considered real property such as: throw rugs (carpeting over finished floors), furniture,
refrigerators, appliances which are not built-in, etc.

QUTSIDE IMPROVEMENTS, to also be excluded:

[ JLandscaping [ IDecks and Gazebos [ JFences

[ JDriveways and Sidewalks [ |Detached structures (incl. garages) { ]Sheds

[ lLandscape irrigation systems [ 15creened pool enclosures [ JYard lights
[ 1Docks and Davits [ Iswimming pools\spa [ 1Seawalls

ITEMS REQUIRED TO EVALUATE YOUR APPLICATION
APPLICANT MUST SUBMIT ALL OF THE FOLLOWING (please check off each item):

1. []Completed and signed application for substantial damage/improvement review (included in this
package).

2. [ ] Elevation certificate if property is located above base flood elevation.

3. [] Property Owner's Substantial Damage or Substantial Improvement Affidavit signed, notarized and
dated (included in this package).

4. [ ] Contractor's Substantial Damage or Substantial Improvement Affidavit signed, notarized and dated
{included in this package).

5. [] Estimated Cost of reconstruction/improvement form (included in this package} and all supporting
documents. Include subcontractor’s bids and itemized cost lists (see footnote on Cost Estimate Form).

6. [ ] Copy of construction contract. If the owner is the contractor, submit all subcontractor bids to
document the cost estimate.

7. [} This checklist.
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SUBSTANTIAL IMPROVEMENT OR
SUBSTANTIAL DAMAGE

APPLICATION FOR SUBSTANTIAL DAMAGE OR
SUBSTANTIAL IMPROVEMENT REVIEW

Property Address: __

Property Owner’'s Name:

Property Owner's Address:

Property Owner's Phone Number:

Contractor’'s Name:

Contractor’s Address:

Contractor’s Phone Number:

Floocd Zone BFE Lowest Floor Elevation

Check one of the following:

[ ] am attaching a State Certified Appraiser’s report, valuing the structure at:

[11am not attaching a State Certified Appraiser’s report and | accept the use of the valuation of my
property that has been recorded by the Assessor’s Office.

SIGNATURES:

Property Owner: Date:

Contractor: Date:
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SUBSTANTIAL IMPROVEMENT
OR SUBSTANTIAL DAMAGE

Property Owner’s Substantial Damage
or Substantial Improvement Affidavit

Property Address:

Contractor's Name:

Property Owner's Name:

Property Owner's Address:

Property Owner's Phone Number:

| hereby attest that the list of work and cost estimate submitted with my Substantial Damage or Substantial
Improvement Application reflects ALL OF THE WORK TO BE CONDUCTED on the subject structure including all
additions, improvements and repairs and, if the work is the result of Substantial Damage, this work will return the
structure at least to the “before damage” condition and bring the structure into compliance with all applicable codes.
Neither | nor any contractor or agent will make any repairs or perform any work on the subject structure other than
what has been included on the attached list.

| UNDERSTAND THAT | AM SUBJECT TO ENFORCEMENT ACTION, WHICH MAY INCLUDE FINES, IF ANY INSPECTION
OF THE PROPERTY REVEALS THAT I, OR MY CONTRACTOR, HAVE MADE REPAIRS OR IMPROVEMENTS NOT
INCLUDED ON THE ATTACHED LIST OF REPAIRS OR THE APPROVED BUILDING PLANS.

See attached itemized list.

STATE OF

COUNTY OF

Bafore me this day personally appeared , who, being duly sworn,
deposes and says that he/she has read, understands, and agrees to comply with all the aferementioned conditions.

Property Owner's Signature:

Sworn to and subscribed before me this day of , 20
NOTARY SIGNATURE
Notary Public State of My commission
expires
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SUBSTANTIAL IMPROVEMENT
OR SUBSTANTIAL DAMAGE

Contractor’s Substantial Damage
Or Substantial Improvement Affidavit

Property Address:

Contractor's Name:

Contractor’'s Company Name:

Contractor’s Address:

Contractor's Phone Number:

| hereby attest that I, or a member of my staff, personally inspected the subject property and produced the
attached itemized list of repairs, reconstruction and/or remodeling which are hereby submitted for a Substantial
Damage or Substantial Improvement Review. The list of work contains ALL OF THE WORK TO BE CONDUCTED on
the subject property. If the property sustained Substantial Damage, this list of work will return the structure to at
least its condition prior to damage and bring the structure into compliance with all applicable codes. | further
attest that all additions, improvements or repairs proposed for the subject building are included in this estimate
and that neither | nor any contractor or agent representing me will make any repairs or perform any work on the
subject structure other than what has been included on the attached list.

1 UNDERSTAND THAT | AM SUBJECT TO ENFORCEMENT ACTION, WHICH MAY INCLUDE FINES, IF ANY
iNSPECTION OF THE PROPERTY REVEALS THAT |, AS THE CONTRACTOR, HAVE MADE REPAIRS OR
IMPROVEMENTS NOT INCLUDED ON THE ATTACHED LIST OF REPAIRS OR THE APPROVED BUILDING PLANS.

See attached itemized list,

STATE OF

COUNTY OF

Before me this day personally appeared , who, being duly
sworn, deposes and says that he/she has read, understands, and agrees to comply with all the aforementioned

conditions.

Contractor's Signature:

Sworn to and subscribed before me this day of , 20
NOTARY SIGNATURE
Notary Public State of My commission expires
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Date

This cost estimate of reconstruction/improvement must be prepared by and signed by the contractor or by the
owner if the owner acts as the contractor. Owners who act as their own contractors must estimate their labor
cost at the current market value for any work they intend to perform, including construction supervision costs.

Sub-Contractor Bids Contractor or Owner Estimates
Bid Amounts (see note "D" Material Costs tabor Costs

1 Masonry/Concrete

2 Carpentry Material {rough)

3 Carpentry Labor {rough)

4 Roofing

5 Insulation and Weather-strip

6 Exterior Finish {Siding/Stucco etc)
7 Doors, Windows & Shutters + (Trim)
8 Lumber Finish

9 Hardware

10 Drywail

11 Cabinets (Built-in)

12 Floor Covering

13 Plumbing {rough)

14 Shower / Tub /Toilet / Sinks

15 Electrical & Light Fixtures

16 Kitchen/Countertops/Built-ins
17 Decks/Stairs/Guards & Rails
18 HVAC

19 Paint

20 Demolition & Removal

21 Overhead & Profit

22 Construction Supervision Costs

Subtotals
Total Estimate Cost (all three subtotals added together)

A} A copy of the signed construction contract must accompany this estimate.

B} Subcontractor bids may be used for any material and/or fabor cost breakdown. INCLUDE donations and volunteer
labar.

C) If any amounts appear in the “Sub-contractor” column, a copy of each signed and dated bid must accompany this
form.

D) Cost backup must be provided for every line item entry. If any amounts appear in the “Sub-contractor” column, a
copy of each signed and dated bid must accompany this form. For all other costs, you must list the quantity of
materials to be installed and their unit cost on a separate sheet that references the line number.

For example, the backup documentation may contain a section called “Drywall to be installed {Line 10)":

This Sheet (Line 10} Separate Sheet
Materials: $2,000.00 1,000 s.f. ¥%* Drywall @ $2.00/s.f. = $2,000.00
Labor: $320.00 16 MH to Hang Drywall @ $20.00 / MH = $320.00
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NOTICE OF PUBLIC HEARING

To: Marianne Goodine or Michele Stivaletta-Noble, Cindy Appleby, Mark Dupuis,
Keeley Lambert, Mike Livingston, resident of the Town of Wells, County of York,
and State of Maine; GREETINGS:

In the name of the State of Maine, you are hereby required to notify and warn the
voters of the Town of Wells that the Board of Selectmen of said town will meet at
the Municipal Building, 208 Sanford Road, Wells on the 19t day of March 2024 at
6:00 p.m. in the evening.

The Board will conduct a public hearing on “An Ordinance to Amend Chapter 116
(Floodplain Management) of the Town of Wells to update per FEMA requirements”.

Given under our hands this 5" day of March 2024.

SELECT BOARD OF THE TOWN OF WELIL m

cleod lil Stoft DeFelice
ijthleen; Chase Robert Foley )

James N. $mith —

A True Copy, ATTEST:

Town Cierk



An Ordinance to Amend Chapter 116 (Floodplain Management) of the

Code of the Town of Wells
to Update the Code as required by the Federal Emergency Management
Agency
NOTE: Proposed additions to existing Code sections are underlined.

Proposed deletions of existing Code sections are crossedott.
Other sections of the Ordinance are unchanged.

The Town of Wells hereby ordains and enacts “An Ordinance to Amend Chapter 116
(Flood Management) of the Code of the Town of Wells
to read as follows:

Part 1: Chapter 116 Sections 1 through 15 is hereby amended as follows:

§ 116-1. Purpose; statutory authority; establishment of areas of special
flood hazard.

A. Certain areas of the Town of Wells, Maine are subject to periodic flooding, causing serious
damages to properties within these areas. Relief is available in the form of flood insurance as
authorized by the National Flood Insurance Act of 1968.

B. Therefore, the Town of Wells, Maine has chasen to become a participating community in the
National Flood Insurance Program, and agrees to comply with the requirements of the National
Flood Insurance Act of 1968 (P.L. 90-488, as amended) as delineated in this chapter.

C. It is the intent of the Town of Wells, Maine to require the recognition and evaluation of flood
hazards in all official actions relating to land use in the floodplain areas having special flood hazards.
D. The Town of Wells has the legal authority to adopt land use and control measures to reduce
future flood losses pursuant to Title 30-A M.R.S.A., Sections 3001 through 3007, 4352 and 4401
through 4407_and Title 38 M.R.S.A., Section 440.

E. The National Flood Insurance Program, established in the aforesaid Act, provides that areas of
the Town of Wells having a special flood hazard be identified by the Federal Emergency
Management Agency and that floodplain management measures be applied in such flood hazard
areas. This chapter establishes a flood hazard development permit system and review procedure for
development activities in the designated flood hazard areas of the Town of Wells, Maine.

F. The areas of speciai flood hazard, Zones A, AE, AQ, and/or VE, are identified by the Federal
Emergency Management Agency in a report entitled "Flood Insurance Study - Tewn-efWells, Maine;
York County, Maine” dated Janruary-16,-2003 July 17, 2024 with accompanying Flood Insurance
Rate Map, dated January-16,2003, July 17, 2024, whish and any subsequent amendments thereto
(including. without limitation, a Letter of Map Revision No. ***, dated ***} are hereby adopted by
reference and declared to be a part of this chapter.

§ 116-2. Permit required.

The Code Enforcement Officer shall be designated as the local Floodplain Administrator. The
Floodplain Administrator shall have the authority to implement the commitment made to adminjster
and enforce the requirements for participation in the Nationat Flood Insurance Program.




Before any construction or other development (as defined in § 116-14), including the placement of
manufactured homes, begins within any areas of special flood hazard established in § 11€-1, a flood
hazard development permit shall be obtained from the Code Enforcement Officer. This permit shall be
in addition to any other permits which may be required pursuant to the codes and ordinances of the
Town of Wells, Maine.

§ 116-3. Application for permit.

The application for a flood hazard development permit shall be submitted to the Code Enforcement
Officer and shall include:

A. The name, mailing address, e-mail address and phone number of the applicant, owner, and
contractor;

B. An address and a map indicating the location of the construction site;

C. A site plan showing location of existing and/or proposed development, including but not limited to
structures, sewage disposal facilities, water supply facilities, areas to be cut and filled, and lot
dimensions;

D. A statement of the intended use of the structure and/or development;

E. A statement of the cost of the development including all materials and labor;

F. A statement as to the type of sewage system proposed;

G. Specification of dimensions of the proposed structure and/or development;

[NOTE: Subsections H through K(3) apply only to new construction and substantial improvements.]

H. The elevation in relation to the National Geodetic Vertical Datum (NGVD), North American
Vertical Datum (NAVD) or to a locally established datum in Zone A only, of the:
(1) Base flood at the proposed site of all new or substantially improved structures, which is
determined:
(a) In Zones AE, AO, and VE from data contained in the Flood Insurance Study -
Fown-of-Wells York County, Maine, and any subsequent amendments thereto
(including, without limitation, a L.etter of Map Revision No. ***, dated ***}as
described in § 116-1; or,
(b) In Zone A:
[1] From any base flood elevation data from federal, state, or other technical
sources (such as FEMA's Quick-2 model, FEMA 265/uly-18886), including
information obtained pursuant to § 116-6KM and 116-9D;
[2] In the absence of all data described in § 116-3.H.(1){b)(1], information to
demonstrate that the structure shall meet the elevation requirement in § 116-
6.H.(4)[b]. § 116-6.1.(4)[b]., or § 116-8.J.(4)[bl. Such information may include

but is not limited to the following:
I2} [a] From the contour elevation extrapolated from a best fit analysis

of the floodplain boundary when overlaid onto a USGS Quadrangle
Map or other topographic map prepared by a professional land
surveyor or registered professional engineer, if the floodplain
boundary has a significant correlation to the elevation contour line(s),
or, in the absence of all other data;
I3} [b] To be the elevation of the ground at the intersection of the
floodplain boundary and a line perpendicular to the shoreline which
passes along the ground through the site of the proposed buitding.
(2) Highest and lowest grades at the site adjacent to the walls of the proposed building;
(3) Lowest floor, including basement, and whether or not such structures contain a
basement; and,




4) Lowest machinery and equipment servicing the building; and,
(4 5) Level, in the case of nonresidential structures only, to which the structure will be
flocdproofed;
|, A description of an elevation reference point established on the site of all developments for which
elevation standards apply as required in § 116-6;
J. A written certification by a professional land surveyor; or registered professional engineer e¢
architest, that the base flood elevation and grade elevations shown on the application are accurate;
K. The following certifications as required in § 116-6 by a registered professional engineer or
architect:
(1) A floodproofing certificate (FEMA Form 81-66.0-8/88 FF-206-FY-22-153, as amended) to
verify that the floodproofing methods for any nonresidential structures will meet the
floodproofing criteria of § 116-3H{4}, 116-6G |, and other applicable standards in § 116-6;
(2) A V-Zone certificate to verify that the construction in coastal high hazard areas, Zone VE,
and Coastal AE Zone will meet the criteria of § 116-6R R, and other applicable standards in
§ 116-6;
(3} A hydraulic openings certificate to verify that engineered hydraulic openings in foundation
walls will meet the standards of § 116-6L: N(2)}(a);
(4) A certified stalement that bridges will meet the standards of § 116-6M O,
(5) A certified statement that containment walls will meet the standards of § 116-6M P,
L. A description of the extent to which any watercourse will be altered or relocated as a result of the
proposed development; and,
M. A statement of construction plans describing in detail how each appficable development standard
in § 116-6 will be met.

§ 116-4. Application fee, expert's fee.

A. A nonrefundable application fee as established by the Board of Selectmen following notice and a
hearing shall be paid to the Code Enforcement Officer and a copy of a receipt for the same shall
accompany the application. Application fees established as of the date of enactment of this chapter
shall remain in effect unless changed by the Board of Selectmen.

B. An additiona! fee may be charged if the Code Enforcement Officer, Planning Beard, and/or Zoning
Board of Appeals needs the assistance of a professional engineer or other expert. The expert's fee
shall be paid in full by the applicant_An escrow fund payment shall be required by the Town from the
applicant from which the expert's fees will be paid within-10-days-after the- Town-submits-a-bil-te-the
applicant. Failure to provide the requested funds pay-the-bill shall constitute a violation of the chapter
and be grounds for denial of the permit and the issuance of a stop-work order. An expert shall not be
hired by the municipality at the expense of an applicant until the applicant has either consented to
such hiring in writing or been given an opportunity to be heard on the subject. An applicant who is
dissatisfied with a decision to hire expert assistance may appeal that decision to the Zoning Board of
Appeals.

§ 116-5. Review standards for flood hazard development permit
applications.

The Code Enforcement Officer shall:

A. Review all applications for the flood hazard development permit to assure that proposed
developments are reasonably safe from flooding and to determine that all pertinent requirements of
§ 116-8, Development standards, have been, or will be met;

B. Utilize, in the review of all flood hazard development permit applications:



C

{1) The base flood data contained in the Flood Insurance Study - Tewn-ef\Wells-York
County, Maine, and any subsequent amendments thereto {including, without limitation. a
Letter of Map Revision No. ***, dated ***) as described in § 116-1;
(2) In special flood hazard areas where base flood elevation data are not provided, the Code
Enforcement Officer shall obtain, review and reasonably utilize any base flood elevation and
floodway data from federal, state, or other technical sources, including information obtained
pursuant to § 116-3H(1)(b), § 116-6K M, and § 116-9D, in order to administer § 116-6 of this
chapter; and,
(3) When the community establishes a base flood elevation in a Zone A by methods outlined
in § 118-3H(1)(b), the community shall submit that data to the Maine Floodplain
Management Program in-the-State Planning Office.
C. Make interpretations of the location of boundaries of special fiood hazard areas shown on the
maps and.any subsequent amendments thereto {including, without limitation. a t.etter of Map
Revision No. *** dated ***) described in § 116-1 of this chapter;
D. In the review of flood hazard development permit applications, determine that all necessary
permits have been obtained from those federal, state, and local govemment agencies from which
prior approval is required by federal or state law, including but not limited to Section 404 of the
Federal Water Pollution Control Act Amendments of 1972, 33 U.S.C. § 1344
E. Notify adjacent municipalities, the Department of Environmental Protection, and the Maine
Floodplain Management Program in-the-State-Plaaring Office prior to any alteration or relocation of
a watercourse and submit copies of such notifications to the Federal Emergency Management
Agency;
F. If the application satisfies the requirements of this chapter, approve the issuance of one of the
following flood hazard development permits, based on the type of development:
(1) A two-part flood hazard development permit for elevated structures. Part | shall authorize
the applicant to build a structure to and including the first horizontal floor only above the base
flood level. At that time the applicant shall provide the Code Enforcement Officer with an
“under construction” a-second elevation certificate completed by a professional land
surveyor; or registered professional engineer erarchitest based on the Part | permit
construction, as built, for verifying compliance with the elevation requirements of § 116-6F
H, G 1, H-J, or P-R. Following review of the Elevation Certificate data, which shall take place
within 72 hours of receipt of the application, the Code Enforcement Officer shall issue Part 1l
of the flood hazard development permit. Part Il shall authorize the applicant to complete the
canstruction project; or
(2) A flood hazard development permit for floodproofing of nonresidential structures that are
new construction or substantially improved nonresidential structures that are not being
elevated but that meet the floodproofing standards of § 116-66 | {H{a}{b}and-{c). The
application for this permit shall include a floodproofing certificate signed by a registered
professional engineer or architect; or
(3) A flood hazard development permit for minor development for all development that is not
new construction or a substantial improvement, such as repairs, maintenance, renovations,
or additions, whose value is less than 50% of the market value of the structure. Minor
development also includes, but is not limited to accessory structures as provided for in
§ 116-8J L, mining, dredging, filling, grading, paving, excavation, drilling operations, storage
of equipment or materials, deposition or extraction of materials, public or private sewage
disposal systems or water supply facilities that do not involve structures; and nonstructural
projects such as bridges, dams, towers, fencing, pipelines, wharves, and piers.
G. Maintain, as a permanent record, copies of all flood hazard development permit Applications,
corresponding Permits issued, and data relevant thereto, including reports of the Zoning Board of
Appeals on variances granted under the provisions of § 116-10 of this chapter, and copies of



elevation certificates, floodproofing certificates, certificates of compliance and certifications of design
standards required under the provisions of §§ 116-3, 116-6, and 116-8 of this chapter.

§ 116-6. Development standards.

All developments in areas of special flood hazard shall meet the following applicable standards:
A. All development. All development shall;
(1) Be designed or modified and adequately anchored to prevent flotation (excluding piers
and docks), collapse or iateral movement of the development resulting from hydrodynamic
and hydrostatic loads, including the effects of buoyancy;
(2) Use construction materials that are resistant to flood damage;
(3) Use constructicn metheds and practices that will minimize flood damage; and,
(4) Use electrical, heating, ventilation, plumbing, and air-conditioning equipment, and other
service facilities that are designed and/or located so as to prevent water from entering or
accumulating within the components during flooding conditions.
B. Water supply. All new and replacement water supply systems shall be designed to minimize or
eliminate infiltration of floodwaters into the systems.
C. Sanitary sewage systems. All new and replacement sanitary sewage systems shall be designed
and located to minimize or eliminate infiltration of loodwaters into the system and discharges from
the system into floodwaters.
D. On-site waste disposal systems. On-site waste disposal systems shall be located and constructed
to avoid impairment to them or contamination from them during floods.
E. Watercourse carrying capacity. All development associated with altered or relocated portions of a
watercourse shall be constructed and maintained in such a manner that no reduction occurs in the
flood carrying capacity of the watercourse.
F. Utilities - New construction or substantial improvement of any structure {including manufacfured
homes) located within:

1. _Zones A and AE shall have the bottom of all electrical, heating, plumbing, ventilation and air
conditioning equipment, permanent fixtures and components, HVAC ductwork and duct

systems, and any other utility service equipment, facilities, machinery, or connections

servicing a structure, elevated to at least one foot above the base flood elevation.
2. Zone VE and Coastal AE Zones shali meet the requirements of § 116-6 R.2.

G._ Physical Changes to the Natural Landscape - Cerfain_ development projects, including but not

limited to, retaining walls, sea walls, levees, berms, and rip rap, can cause physical changes
that affect flooding conditions.

1. All development projects in Zones AE and VE that cause physical changes to the natural

landscape shall be reviewed by a Professional Engineer o determine whether or not the project
changes the base flood elevation, zone, andfor the flood hazard boundary line.

a. __If the Professional Engineer determines, through the use of engineering judgement,
that the project would not necessitate a Letter of Map Revision (LOMR), a certified
statement shall be provided.

b. _If the Professional Engineer determines that the project may cause a change, a
hydrologic and hydraulic analysis that meeis current FEMA standards shall be
performed.

2. i the hydroleqic and hydraulic analysis performed indicates a change to the base flood
elevation, zone, and/or the flood hazard boundary line, the applicant may submit a
Conditional Letter of Map Revision (C-LOMR) request to the Federal Emergency

Management Agency for assurance that the as-built project will result in a change to the




Flood Insurance Rate Map. Once the development is completed, a reguest for a Lelter of
Map Revigsion (L. OMR) shall be initiated.

if the hydrologic and aulic analysis performed show a change to the base flood
elevation. zone, and/or the flood hazard boundary line, as soon as practicable, but no later

than 6 moenths after the completion of the project. the applicant shall submit the technical
data to FEMA in the form of a Letter of Map Revision request.

E-H. Residential. New construction or substantial improvement of any residential structure located

within:

(1) Zone AE shall have the lowest floor (including basement) elevated to at least one foot
above the base flood elevation.
(2) Zone AQ shall have adequate drainage paths around structures on slopes to guide
floodwater away from the proposed structures.
(3) Zone AQ shall have the lowest floor (including basement) elevated above the highest
adjacent grade:
(a) At least one foot higher than the depth specified in feet on the community's Flood
Insurance Rate Map; or
(b) At least three feet if no depth number is specified.
(4) Zone A shall have the lowest floor (including basement) elevated to:
(a) atleast one foot above the base flood elevation utilizing information obtained
pursuant to § 116-3H{1)(b), 116-5B, or 116-9D, or;
(b) in the absence of all data described in § 116-6P.H.(4)(a) to at least two feet
above the highest adjacent grade to the structure.
(5) Zone VE and Coastal AE Zone (as defined) shall meet the requirements of § 116-6R R.

G-]. Nonresidential. New construction or substantial improvement of any nonresidential structure
located within:

(1) Zone AE shall have the lowest floor (including basement) elevated to at least one foot
above the base flood elevation, or together with attendant utility and sanitary facilities shall:
(a) Be floodproofed to at least one foot above the base flood elevation so that below
that elevation the structure is watertight with walls substantially impermeable to the
passage of water,
(b) Have structural components capable of resisting hydrostatic and hydrodynamic
loads and the effects of buoyancy; and
{c) Be certified by a registered professional engineer or architect that the
floodproofing design and methods of construction are in accordance with accepted
standards of practice for meeting the provisions of this section. Such certification
shall be provided with the application for a flood hazard development permit, as
required by § 116-3K, and shall include a record of the elevation above mean sea
level to which the structure is floodproofed.
(2) Zone AQ shall have adequate drainage paths around structures on slopes to guide
floodwater away from the proposed structures.
(3) Zone AQ shall have the lowest floor (including basement) elevated above the highest
adjacent grade:
(a) At least one foot higher than the depth specified in feet on the community's Flood
Insurance Rate Map; or
(b) At least three feet if no depth number is specified; or
(c) Together with attendant utility and sanitary facilities be floodproofed to meet the
elevation requirements of this section and floodproofing standards of § 116-6G I(1).
(4) Zone A shall have the lowest floor (including basement) elevated to at least one foot
above the base flood elevation utilizing information obtained pursuant to §§ 116-



3H(1)(b), 116-5B, or 116-8D, or together with attendant utility and sanitary facilities meet the

floodproofing standards of § 116-6G I{1).

(5) Zone VE shali meet the requirements of § 116-6R R.

H-J. Manufactured homes. New or substantially improved manufactured homes located within:

(1) Zone AE shall:
(a) Be elevated such that the lowest floor (including basement) of the manufactured
home is at least one foot above the base flood elevation;
(b) Be on a permanent foundation, which may be poured masonry slab or foundation
walls, with hydraulic openings, or may be reinforced piers or block supports, any of
which support the manufactured home so that no weight is supported by its wheels
and axles; and,
(c) Be securely anchored to an adequately anchored foundation system to resist

flotation, collapse, or lateral movement. Methods of anchoring may include, but are
not limited to:

[1] Methads of anchoring- may-nchde, but are nol imitad to: Over-the-top ties
anchored to the ground at the four corners of the manufactured home, plus
two additional ties per side at intermediate points {manufactured homes less
than 50 feet long require one additional tie per side); or by
f2] Frame ties at each corner of the heme, plus five additional ties along each
side at intermediate points {(manufactured homes less than 50 feet long
require four additional ties per side).
[2-3] All components of the anchoring system described in § 116-6H
J(1)c)1)faland [b-2] shall be capable of carrying a force of 4,800 pounds.
{2} Zone AO shall have adequate drainage paths around structures on slopes to guide
floodwater away from the proposed structures.
(3) Zone AQ shall have the lowest floor {including basement) of the manufactured home
elevated above the highest adjacent grade:
{a) At least one foot higher than the depth specified in feet on the community's Flood
Insurance Rate Map; or
(b) At least three feet if no depth number is specified; and
(c) Meet the anchoring requirements of § 116-6H J (1)(c).
(4) Zone A shall;
(a) Be elevated on a permanent foundation, as described in § 116-6H-J (1)(b}, such
that the lowest floor (including basement) of the manufactured home is at least one
foot above the base flood elevation utilizing information obtained pursuant to §§ 116-
3H(1)(b), 116-5B, or 116-8D; and
(b) in the absence of all dafa described in § 116-6.H.(4)(a) to at least two feet above
the highest adjacent grade to the structure,
(b-¢c) Meet the anchoring requirements of § 116-6H-J (1){c).
(5) Zone VE shall meet the requirements of § 116-6F R.
FK. Recreational vehicles. Recreational vehicles located within:
(1) Zone A and AE shall either:
{a) Be on the site for fewer than 180 consecutive days;
{b) Be fully licensed and ready for highway use. A recreational vehicle is ready for
highway use if it is on its wheels or jacking system, is attached to the site only by
quick disconnect type utilities and security devices, and has ne permanently attached
additions; or
(c) Be permitted in accordance with the elevation and anchoring requirements for
manufactured homes in § 116-6H-J(1).




(2) Zone VE and Coastal AE Zone (as defined) shall meet the requirements of either § 116-
61-K{1)(a) or {b), or 116-6R R.
4 L. Accessory structures. New construction or substantial improvement of Accessory structures, as
defined in § 116-14, located-within-Zore AE.-AD.-ard A; shall be exempt from the elevation criteria
required in § 116-6F H and G ] above, if all other requirements of § 116-6 and all the following
requirements are met. Acsasserystrustures-shall
1. Accessory structures located in Zones A, AO and AE shall;
(4-a) Be-B0D-square feet erless-and have-a value-ofHess than-$3.000-Meet the
requirements of § 116-6A(1) throughb {4}, as applicable;
b) be limited in size to a one story two _car garage:
(2-¢) Have unfinished interiors and not be used for human habitation;
(3-d) Have hydraulic openings, as specified in § 116-6L-N(2), in at least two different
walls of the accessory structure;
(4-2) Be located outside the floodway;
(5.f) When possible, be constructed and placed on the building site so as to offer the
minimum resistance to the flow of floodwaters and be placed further from the source of
flooding than is the primary structure; and
(6 g) Have only ground fault interrupt electrical outlets. The electric service disconnect
shall be located above the base flood elevation and, when possible, outside the special
flood hazard area.
(h) Be located outside the Coastal AE Zone.
2. Accessory Structuras in Zone VE and Coastal A Zones shall meetthe requirements of §116-
6R.

( K-M. Floodways.
(1) In Zone AE riverine areas, encroachments, including fill, new construction, substantial
improvement, and other development shall not be permitted within a regulatory floodway
which is designated on the community's Flood Insurance Rate Map, unless a technical
evaluation certified by a registered professional engineer is provided demonstrating that such
encroachments will not result in any increase in flood levels within the community during the
occurrence of the base flood discharge.
(2} In Zone AE and A riverine areas, for which no regulatory floodway is designated,
encroachments, including fill, new construction, substantial improvement, and other
development shall not be permitted in the floodway as determined in § 116-8 M(3), unless
a technical evaluation certified by a registered professional engineer is provided
demonstrating that the cumulative effect of the proposed development, when combined with
all other existing development and anticipated development:
(a) Will not increase the water surface elevation of the base flood more than one foot
at any point within the community; and
(b) Is consistent with the technical criteria contained in Ghapter&-entitled—Hydraulic
Analyses Flood Insurance-Study —Guidelines-and-Specificationsfor-Study
GContraslers—{FEMA-37/January-1006,-asamended} FEMA's quidelines and
standards for flood risk analysis and mapping.
(3) In Zones AE and A riverine areas for which no regulatory floodway is designated, the
regulatory floodway is determined to be the channel of the river or other watercourse and the
adjacent land areas to a distance of one-half the width of the floodplain as measured from
the normal high-water mark to the upland limit of the floodplain.
L-N. Enclosed-areas below theJowestfloerHydraulic Openings/Flood vents. New construction or
substantial improvement of any structure in Zones AE, AO, and A that meets the development
k—( standards of § 116-8, including the elevation requirements of § 116-8, FH, G|, orH J and is




elevated on posts, columns, piers, piles-stilts, or crawl spaces may be enclosed below the base
flood elevation requirements, provided all the following criteria are met or exceeded:
(1) Enclosed areas are not basements as defined in § 116-14;
(2) Enclosed areas shall be designed to automatically equalize hydrostatic flood forces on
exterior walls by allowing for the entry and exit of floodwater. Designs for meeting this
requirement must either:
(a) Be engineered and certified by a registered professional engineer or architect; or
(b) Meet or exceed the following minimum criteria:
[1] A minimum of two openings having a total net area of not less than one
square inch for every square foot of the enclosed area;
[2] The bottom of all openings shall be below the base flood elevation and no
higher than one foot above the lowest grade; and
[3] Openings may be equipped with screens, louvers, valves, or other
coverings or devices provided that they permit the entry and exit of
floodwaters automatically without any external influence or control, such as
human intervention, including the use of electrical and other nonautomatic
mechanical means.
(3) The enclosed area shali not be used for human habitation; and
(4) The enclosed areas are usable solely for building access, parking of vehicles, or storage.
M-O. Bridges. New construction or substantial improvement of any bridge in Zones AE, AO, A, and
VE shall be designed such that:
(1) When possible, the lowest horizontal member (excluding the pilings, or columns) is
elevated to at least one foot above the base flood elevation; and
(2) A registered professional engineer shall certify that:
(a) The structural design and methods of construction shalt meet the elevation
requirements of this section and the floodway standards of § 116-6K M; and
(b} The foundation and superstructure attached thereto are designed to resist
flotation, collapse and lateral movement due to the effects of wind and water loads
acting simultaneously on all structural components. Water loading values used shall
be those associated with the base flood.
N-P. Containment walls. New construction or substantial improvement of any containment wall
located within:
{1) Zones AE, AQ, A, and VE shall:
(a) Have the containment wall elevated to at least one foot above the base flood
elevation;
(b) Have structural components capable of resisting hydrostatic and hydrodynamic
loads and the effects of buoyancy; and
(c) Be certified by a registered professional engineer or architect that the design and
methods of construction are in accordance with accepted standards of practice for
meeting the provisions of this section. Such certification shall be provided with the
application for a flood hazard development permit, as required by § 116-3K.
(2} Zone AQ shall have adequate drainage paths around containment walls on slopes to
guide floodwater away from the proposed walls.
(3) Zone AO shall have the top of the containment wall elevated above the highest adjacent
grade:
(a) At least one foot higher than the depth specified in feet on the community’s Ficod
Insurance Rate Map; or
(b) At least three feet if no depth number is specified; and
(c) Shall meet the requirements of § 116-6M P(1}{b) and (c).



2-Q. Wharves, piers and docks. New construction or substantial improvement of wharves, piers, and
docks are permitted in Zenes-AE-AO—-A—and-VE—n and over water and seaward of the mean high
tide if the following requirements are met;

(1) In Zones A, AO and AE, Wharves, piers, and docks shall comply with all applicable local,

state, and federal regulations; and

(2) Fercommersial In Zones VE and Coastal AE, wharves, piers, and docks, a registered

professional engineer shall develop or review the structural design, specifications, and plans

for the construction.
R R. Coastal floodplains.

{1} All new construction located within Zones AE, AQ, A, and VE shall be located landward of

the reach of mean high tide.

{2) New construction or substantial improvement of any structure located within Zone VE or
Coastal AE Zone shall have the bottom of all electrical, heating, plumbing, ventilation and
air conditioning equipment, permanent fixiures and components, HVAC ductwork and duct
systems, and any other utility service equipment, facilities, machinery, or connections
servicing a structure, elevated to at least one foot above the base flood elevation.
Systerns, fixtures, equipment, and components shall not be mounted on or penetrate
through walls intended to break away under flood loads,

(2 3) New construction or substantial improvement of any structure located within Zone VE
and Coastal AE Zones {as defined) shall:
(a) Be elevated on posts or columns such that:
[1] The bottom of the lowest horizontal structural member of the lowest floor
(excluding the pilings or columns) is elevated to one foot above the base
flood elevation;
[2] The pile or column foundation and the elevated portion of the structure
attached thereto is anchored to resist flotation, collapse, and lateral
movement due to the effects of wind and water loads acting simultaneously
on all building components; and
[3] Water loading values used shall be those associated with the base flood.
Wind loading values used shall be those required by applicable state and
local building standards.
(b) Have the space below the lowest floor:
[1] Free of obstructions; or
[2] Constructed with open wood lattice-work, or insect screening intended to
collapse under wind and water without causing collapse, displacement, or
other structural damage to the elevated portion of the building or supporting
piles or columns; or
[3) Constructed with nonsupporting breakaway walls which have a design
safe loading resistance of not less than 10 nor more than 20 pounds per
square foot.
{c) Require a registered professional engineer or architect to:
[1] Develop or review the structural design, specifications, and plans for the
construction, which must meet or exceed the technical criteria contained in
the Coastal Construction Manual, (FEMA-55-dune 2000); and
[2] Certify that the design and methods of construction to he used are in
accordance with accepted standards of practice for meeting the criteria of
§ 116-6R-R(2 3).
{3 4) The use of fill for structural support in Zone VE_and Coastal AE Zgnes (as defined) is
prohibited.




{4 5) Human alteration of sand dunes within Zone VE and Coastal AE Zones (as defined) is
prohibited unless it can be demonstrated that such alterations will not increase potential flood
damage.

(6 6) The enclesed-areas-may area below the lowest floor be used solely for parking
vehicles, building access, and storage.

§ 116-7. (Reserved).

§ 116-8. Certificate of compliance.

No land in a special flood hazard area shall be occupied or used and no structure which is constructed
or substantially improved shall be occupied until a certificate of compliance is issued by the Code
Enforcement Officer subject to the following provisions:
A. For new construction or substantial improvement of any elevated structure the applicant
shall submit to the Code Enforcement Officer:
(1) An elevation certificate completed by a professional land surveyor, registered
professional engineer, or architect, for compliance with § 116-6F H, G L H J,or B R;
and
(2) For structures in Zone VE and Coastal AE Zones (as defined), certification by a
registered professional engineer or architect that the design and methods of
construction used are in compliance with § 116-6R R(2).
B. The applicant shall submit written notification to the Code Enforcement Officer that the
development is complete and complies with the provisions of this chapter.
C. Within 10 working days, the Code Enforcement Officer shall:
(1) Review the reguired certificate(s) and the applicant's written notification; and
(2) Upon determination that the development conforms with the provisions of this
chapter, shall issue a certificate of compliance.

§ 116-9. Review of subdivision and development proposals.

The Planning Board shall, when reviewing subdivisions and other proposed developments that require
review under other federal law, state law or local ordinances or regulations and all projects on five or
more disturbed acres, or in the case of manufactured home parks divided into two or more sites or
lots, assure that:
A. All such proposals are consistent with the need to minimize flood damage.
B. All public utiities and facilities, such as sewer, gas, electrical and water systems are
located and constructed to minimize or eliminate flood damages.
C. Adequate drainage Is provided so as to reduce exposure to flood hazards.
D. All proposals include base flood elevations, flood boundaries, and, in a riverine floodplain,
floodway data. These determinations shall be based on engineering practices recognized by
the Federal Emergency Management Agency.
E. Any proposed development plan must include a condition of plan approval requiring that
structures on any site or lot in the development having any portion of its land within a special
flood hazard area, are to be constructed in accordance with § 116-6 of this chapter. Such
requirement will be included in any deed, lease, purchase and sale agreement, or document
transferring or expressing an intent to transfer any interest in real estate or structure,
including but not limited to a time-share interest. The condition shall clearly articulate that the
municipality may enforce any violation of the construction requirement and that fact shall also
be included in the deed or any other document previously described. The construction
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requirement shall also be clearly stated on any map, plat, or plan to be signed by the
Planning Board or local reviewing authority as part of the approval process.

§ 116-10. Appeals; variances.

A The Zoning Board of Appeals of the Town of Wells may, upon written application of an aggrieved
party, hear and decide appeats where if is alleged that there is an error in any order, requirement,
decision, or determination made by, or failure to act by, the Code Enforcement Officer erRianning
Boasd in the administration or enforcement of the provisions of this chapter.

8: The Zoning Board of Appeals may grant a variance from the requirements of this chapter
consistent with state law and the following criteria:
{1 A. Variances shall not be granted within any designated regulatory floodway if any increase in
flood levels during the base flood discharge would result.
(2) B. Variances shall be granted only upon:
(a-1) A showing of good and sufficient cause; and
(6-2) A determination that should a flood comparable to the base flood occur, the granting of
a variance will not result in increased flood heights, additional threats to public safety, public
expense, or create nuisances, cause fraud or victimization of the public or conflict with
existing local laws or ordinances; and
(e-3) A showing that the issuance of the variance will not conflict with other state, federal or
local laws or ordinances; and
(d4) A determination that failure to grant the variance would result in undue hardship, which
in this subsection means:
[4_g] That the land in question cannot yield a reasonable return unless a variance is
granted; and
[2.b] That the need for a variance is due to the unique circumstances of the property
and not to the generat conditions in the neighborhood; and
[3-¢] That the granting of a variance will not alter the essential character of the
locality; and
[4.d] That the hardship is not the result of action taken by the applicant or a prior
owner.
{3) C. Variances shall only be issued upon a determination that the variance is the minimum
necessary, considering the flood hazard, to afford relief, and the Zoning Board of Appeals may
impose such conditions to a variance as it deems necessary.
) D. Variances may be issued for new construction, substantial improvements, or other
development for the conduct of a functionally dependent use, provided that:
(a-1) Other criteria of §§ 116-10 and 116-6K M are met; and
(b-2) The structure or other development is protected by methods that minimize flood
damages during ihe base flood and create no additional threats to public safety.
(8) E. Variances may be issued for the repair, reconstruction, rehabilitation, or restoration of historic
structures upon the determination that:
(a-1) The development meets the criteria of § 116-108{1} A through {4) D above; and
(b-2) The proposed repair, reconstruction, rehabilitation, or restoration will not preclude the
structure's continued designation as an historic structure and the variance is the minimum
necessary to preserve the historic character and design of the structure.
F. Variances may be issued for new construction and substantial improvement of Agricuitural
Structures being used for the conduct of agricultural uses provided that:
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1. The development meets the criteria of § 116-10 A, through C.; and,
2. The development meets the criteria of § 116-6 M. and § 116-6 N.

{6) G, Any applicant who meets the criteria of § 116-10B{1) A through (6} E shall be notified by the

Zoning Board of Appeals in writing over the signature of the Chairman of the Zoning Board of

Appeals that:
(a-1) The issuance of a variance to construct a structure below the base flood leve! will result
in greatly increased premium rates for flood insurance up to amounts as high as $25 per
$100 of insurance coverage;
(b-2) Such construction below the base flood level increases risks to life and property; and
{e-3) The applicant agrees in writing that the applicant is fully aware of all the risks inherent in
the use of land subject to flooding, assumes those risks and agrees to indemnify and defend
the municipality against any claims filed against it that are related to the applicant's decision
to use land located in a floodplain and that the applicant individually releases the municipality
from any claims the applicant may have against the municipality that are related to the use of
land located in a floodplain.

4 H. Appeal procedure for administrative and variance appeals.
(@ 1) An administrative or variance appeal may be taken to the Zoning Board of Appeals by
an aggrieved party within thirty days after receipt of a written decision of the Code
Enforcement Officer er-Rlanning Board.
{b 2) Upon being notified of an appeal, the Code Enforcement Officer or-Planning-Board, as
appropriate, shall transmit to the Zoning Board of Appeals all of the papers constituting the
record of the decision appealed from.

( (e 3) The Zoning Board of Appeals shall hold a public hearing on the appeal within thirty-five

days of its receipt of an appeal request.
(d 4) The person filing the appeal shall have the burden of proof.
(e 5) The Zoning Board of Appeals shall decide all appeals within 35 days after the close of
the hearing, and shall issue a written decision on all appeals.
(f 8) The Zoning Board of Appeals shall submit to the Code Enforcement Officer a report of
all variance actions, including justification for the granting of the variance and an
authorization for the Code Enforcement Officer to issue a flood hazard development permit,
which includes any conditions to he attached to said permit.
(g 7) Any aggrieved party who participated as a party during the proceedings before the
Zoning Board of Appeals may take an appeal to Superior Court in accordance with state
laws within 45 days from the date of any decision of the Zoning Board of Appeals.

§ 116-11. Enforcement; violations and penalties.

A. It shall be the duty of the Code Enforcement Officer to enforce the provisions of this chapter
pursuant to Title 30-A M.R.S.A. § 4452.
B. The penalties contained in Title 30-A M.R.S.A. § 4452 shall apply to any violation of this chapter.
C. In addition to any other actions, the Code Enforcement Officer, upon determination that a violation
exists, shall submit a declaration to the Administrator of the Federal Insurance Administration
requesting a denial of flood insurance. The valid declaration shall consist of:
(1) The name of the property owner and address or legal description of the property sufficient
to confirm its identity or location,
(2) A clear and unequivocal declaration that the property is in violation of a cited state or
k local law, regulation, or ordinance;



(3) A clear statement that the public body making the declaration has authority to do so and
a citation to that authority;

(4) Evidence that the property owner has been provided notice of the violation and the
prospective denial of insurance; and

(5) A clear statement that the declaration is being submitted pursuant to Section 1316 of the
National Flood Insurance Act of 1968, as amended.

§ 116-12. Severability.

If any section or provision of this chapter is declared by the courts to be invalid, such decision shall
not invalidate any other section or proviston of this chapter.

§ 116-13. Conflict with other ordinances.

This chapter shall not in any way impair or remove the necessity of compliance with any other
applicable rule, ordinance, regulation, bylaw, permit, or provision of law. Where this chapter imposes
a greater restriction upon the use of land, buildings, or structures, the provisions of this chapter shall
control.

§ 116-14. Word usage; definitions.

A. Unless specifically defined below, words and phrases used in this chapter shall have the same
meanings as they have at common law and to give this chapter its most reasonable application.
Words used in the present tense include the future, the singular number includes the plural, and the
plural number includes the singular. The word "may" is permissive; "shall" is mandatory and not
discretionary.

B. As used in this chapter, the following terms shall have the meanings indicated:

ACCESSORY STRUCTURE

A smali-detached structure which is on the same parcel of property as a principal structure and the
use of which that is incidental and-subardinate to the use of the principal structure.

ADJACENT GRADE

The natural elevation of the ground surface prior to construction next to the proposed walls of a
structure,

AGRICULTURAL STRUCTURE

Structures that are used exclusively for agricultural purposes or uses in connection with the
production, harvesting, storage, raising, or drying of agricultural commodities and livestock.

Structures that house tools or equipment used in connection with these purposes or uses are also
considered to have agricultural purposes or uses,

AREA OF SHALLOW FLOODING

A designated AQ Zone on a community's Flood [nsurance Rate Map (FIRM) with a one-percent-or-
greater annual chance of flooding to an average depth of one to three feet where a clearly defined
channel does not exist, where the path of flooding is unpredictable, and where velocity flow may be
evident. Such flooding is characterized by ponding or sheet flow.

AREA OF SPECIAL FLOOD HAZARD

The land in the floodplain having a one-percent-or-greater chance of flooding in any given year, as
specifically identified in the Flood Insurance Study cited in § 116-1 of this chapter.

BASE FLOOD

The flood having a one-percent chance of being equaled or exceeded in any given year, commonly
called the "one-hundred-year flood."



BASEMENT

Any area of the building having its floor subgrade (below ground level) on all sides.

BREAKAWAY WALL

A wall that is not part of the structural support of the building and is intended through its design and
construction to collapse under specific lateral loading forces, without causing damage to the elevated
portion of the building or supporting foundation system.

BUILDING

See "structure.”

CERTIFICATE OF COMPLIANCE

A document signed by the Code Enforcement Officer stating that a structure is in compliance with all
of the provisions of this chapter.

COASTAL AE ZONE

The portion of the Coastal High Hazard Area with wave heights between 1.5 feet and 3.0 feet and
bounded by a line labeled the “Limit of Moderate Wave Action” (LIMWA) on a Flood Insurance Rate

Map (FIRM). VE Zone floodplain_construction standards are applied {o development, new
construction, and substantial improvements in the Coastal AE Zone,

COASTAL HIGH HAZARD AREA

An area of special flood hazard extending from offshore to the inland limit of a primary frontal dune
along an open coast and any other area subject to high veloci ave action from storms or seismic
sources. Coastal High Hazard Areas are designated as Zone VE and Zone AE bounded by a line
labeled “Limit of Moderate Wave Action” {LiMWA) on a Flood Insurance Rate Map (FIRM).

CODE ENFORCEMENT OFFICER
Any person er-board-appeinted cerlified under Title 30-A MRSA, Section 4451 (including exceptions
in Section 4451, paragraph 1) and employed by the Town of Wells to administer and enforce this
chapter and other local ordinances.
DEVELOPMENT
Any manmade change caused by individuals or entities to improved or unimproved real estate,
including but not limited to the construction of buildings or other structures; the construction of
additions or substantial improvements to buildings or other structures; mining, dredging, filling,
grading, paving, excavation, drilling operations or storage of equipment or materials; and the storage,
deposition, or extraction of materials, public or private sewage disposal systems or water supply
facilities.
ELEVATED BUILDING
(1) A nonbasement building:
(a) Built, in the case of a building in Zones AE, A, or AQ, to have the top of the elevated floor,
or in the case of a building in Zone VE, to have the bottom of the lowest horizontal structural
member of the elevated floor, elevated above the ground level by means of pilings, columns,
post, piers, or stilts; and
{b) Adequately anchored so as not to impair the structural integrity of the building during a
flood of up to one foot above the magnitude of the base flood.
(2) In the case of Zones AE, A, or AQ, “elevated building" aiso includes a building elevated by
means of fill or solid foundation perimeter walls with hydraulic openings sufficient to facilitate the
unimpeded movement of floodwaters, as required in § 116-6L. In the case of Zone VE, "elevated
building" also includes a building otherwise meeting the definition of elevated building, even though
the lower area is enclosed by means of breakaway walls, if the breakaway walls meet the standards
of § 116-6R R(2-3b)[3].
ELEVATION CERTIFICATE




An officia! form (FEMA Form 81-31-8-7/00-FF-206-FY-22-152, as amended) that:
(1) Is used to verify compliance with the floodplain management regulations of the National
Flood Insurance Program; and
{2) Is required for purchasing flood insurance.

EXISTING MANUFACTURED HOME PARK OR SUBDIVISION
A manufactured home park or subdivision that was recorded in the deed registry prior o the

adoption date of the community’s first floodplain management regulations.

FLOOD OR FLOODING
(1) A general and temporary condition of partial or complete inundation of normally dry land
areas from:
(2) The overflow of inland or tidal waters.
(3) The unusual and rapid accumulation or runoff of surface waters from any source.
(4) The collapse or subsidence of land along the shore of a lake or other body of water as a
result of erosion or undermining caused by waves or currents of water exceeding anticipated
cyclical levels or suddenly caused by an unusually high water leve! in a natural body of
water, accompanied by a severe storm, or by an unanticipated force of nature, such as flash
flood or an abnormal tidal surge, or by some similarly unusual and unforeseeable event
which results in flooding as defined in Subsection (1){a) of this definition.
FLOOD ELEVATION STUDY
An examination, evaluation and determination of flood hazards and, if appropriate, corresponding
water surface elevations.
FLOOD INSURANCE RATE MAP (FIRM)
An official map of a community, on which the Federal Insurance Administrator has delineated both the
special hazard areas and the risk premium zones applicable to the community.
FLOOD INSURANCE STUDY
See "flood elevation study.”
FLOODPLAIN or FLOOD-PRONE AREA
Any land area susceptible to being inundated by water from any source. (See "flood or flooding.")
FLOODPLAIN MANAGEMENT
The operation of an overall program of corrective and preventive measures for reducing flood damage,
including but not limited to emergency preparedness plans, flood control works, and floodplain
management regulations.
FLOODPLAIN MANAGEMENT REGULATIONS
Zoning ordinances, subdivision regulations, building codes, health regulations, special purpose
ordinances (such as a floodplain ordinance, grading ordinance, and erosion control ordinance} and
other applications of police power. The term describes such state or local regulations, in any
combination thereof, which provide standards for the purpose of flood damage prevention and
reduction.
FLOODPROOFING
Any combination of structural and nonstructural additions, changes, or adjustments to structures which
reduce or eliminate flood damage to real estate or improved real property, water and sanitary facilities,
structures and contents.
FLOODWAY
See "regulatory floodway."
FLOODWAY ENCROACHMENT LINES
The lines marking the limits of floodways on federal, state, and local floodplain maps and any
subsequent amendments thereto (including. without limitation, a Letter f Map Revision No. *** dat




FREEBOARD
A factor of safety usually expressed in feet above a flood level for purposes of floodplain management.
Freeboard tends to compensate for the many unknown factors, such as wave action, bridge openings,
and the hydrological effect of urbanization of the watershed, that could contribute to flood heights
greater than the height calculated for a selected size fiood and floodway conditions.
FUNCTIONALLY DEPENDENT USE
A use which cannot perform its intended purpose unless it is located or carried out in close proximity
to water. The term includes only docking facilities, port facilities that are necessary for the lpading and
unloading of cargo or passengers, and ship building and ship repair facilities, but does not include
long-term storage or related manufacturing facilities.
HISTORIC STRUCTURE
Any structure that is:
(1) Listed individually in the National Register of Historic Places (a listing maintained by the
Department of Interior) or preliminarily determined by the Secretary of the Interior as meeting
the requirements for individual listing on the National Register;
(2) Certified or preliminarily determined by the Secretary of the Interior as contributing to the
historical significance of a registered historic district or a district preliminarily determined by
the Secretary of the Interior to qualify as a registered historic district,
(3) Individually listed on a state inventory of historic places in states with historic preservation
programs which have been approved by the Secretary of the Interior; or
(4) Individually listed on a local inventory of historic places in communities with historic
preservation programs that have been certified either:
(a) By an approved state program as determined by the Secretary of the Interior; or
(b) Directly by the Secretary of the Interior in states without approved programs.
LIMIT OF MODERATE WAVE ACTION (LIMWA)
The landward limit of the 1.5 foot breaking wave within a Coastal AE Zone._These areas are
bounded by a iine labeled “Limit of Moderate Wave Action” (LIMWA) on a Flood insurance Rate Map
(FIRM). The LIMWA iine delineates that portion of the Special Flood Hazard Area (SFHA) landward
of a VE zone in which the principal sources of flooding are astronomical high tides, storm surges, ot
tsunamis, not riverine sources. These areas may be subject to wave effects, velocity flows, erosion,
scour, or combinations of these forces. The floodplain development and construction standards for
VE Zones will be applied in the Coastal AE Zone.

LOCALLY ESTABLISHED DATUM

For purposes of this chapter, an elevation established for a specific site to which ali other elevations
at the site are referenced. This elevation is generaily not referenced to the National Geodetic Vertical
Datum (NGVD) of 1928, North American Vertical Datum (NAVD), or any other established datum and
is used in areas where mean sea level data is too far from a specific site to be practically used.
LOWEST FLOOR

The lowest floor of the lowest enclosed area (including basement). An unfinished or flood resistant
enclosure, usable solely for parking of vehicles, building access or storage in an area other than a
basement area is not considered a building's lowest fioor, provided that such enclosure is not built so
as to render the structure in violation of the applicable nonelevation design requirements described in
§ 116-8L= N of this chapter.

MANUFACTURED HOME

A structure, transportable in one or more sections, which is built on a permanent chassis and is
designed for use with or without a permanent foundation when connected to the required utilities. For
floodplain management purposes, the term "manufactured home" also includes park trailers, travel
trailers, and other similar vehicles placed on a site for greater than 180 consecutive days.
MANUFACTURED HOME PARK OR SUBDIVISION



A parcel (or contiguous parcels) of land divided into two or more manufactured home sites or lots for
rent or sale.

MEAN SEA LEVEL

For purposes of the National Flood Insurance Program, the National Geodetic Vertical Datum (NGVD)
of 1929, North American Vertical Datum (NAVD), or other datum, to which base flood elevations shown
on a community's Flood Insurance Rate map are referenced.

MINOR DEVELOPMENT

All development that is not new construction or a substantial improvement, such as repairs,
maintenance, renovations, or additions, whose value is less than 50% of the market value of the
structure. [t also includes, but is not limited to: accessory structures as provided for in § 116-64 L,
mining, dredging, filling, grading, paving, excavation, drilling operations, storage of equipment or
materials, deposition or extraction of materials, public or private sewage disposal systems or water
supply facilities that do not involve structures; and nonstructural projects such as bridges, dams,
towers, fencing, pipelines, wharves, and piers.

NATIONAL GEODETIC VERTICAL DATUM (NGVD)

The national geodetic vertical datum, whose standard was established in 1929, which is used by the
National Flood Insurance Program (NFIP). NGVD was based upon mean sea level in 1929 and also
has been called "1929 Mean Sea Level (MSL)."

NEW CONSTRUCTION

Structures for which the start of construction commenced on or after the effective date of the initial
floodplain management regulations adopted by a community and includes any subsequent
improvements to such structures.

NO AMERICAN VERTICAL D, NAVD

The national datum whose standard was established in 1988, which is the new vertical datum used
by the National Flood Insurance Program (MFIP} for all new Flood Insurance Rate Maps. NAVD is
based upon the vertical data used by other North American countries such as Canada and Mexico

and was established to replace NGVD because of constant movement of the earth'’s crust, glacial
rebound and subsidence, and the increasing use of satellite technology.

ONE-HUNDRED-YEAR FLOOD

See "base flocd."

RECREATIONAL VEHICLE

A vehicle which is:
(1) Built on a single chassis;
(2) Four hundred square feet or less when measured at the largest horizontal projection, not
including slideouts;
(3) Designed to be self-propelled or permanently towable by a motor vehicle; and
(4) Designed primarily not for use as a permanent dwelling but as temporary living quarters
for recreational, camping, travel, or seasonal use.

REGULATORY FLOODWAY
(1) The channel of a river or other water course and the adjacent land areas that must be
reserved in order to discharge the base flood without cumulatively increasing the water
surface elevation more than one foot; and
(2) When not designated on the community's Flood Insurance Rate Map erFHood Boundary
and-Floodway-Map, it is considered to be the channel of a river or other watercourse and the
adjacent land areas to a distance of one-half the width of the floodplain, as measured from
the normal high water mark to the upland limit of the floodplain.

RIVERINE

Relating to, formed by, or resembling a river (including tributaries), stream, brook, etc.

SPECIAL FLOOD HAZARD AREA

See "area of special flood hazard.”



START OF CONSTRUCTION
The date the building permit was issued, provided the actual start of construction, repair,
reconstruction, rehabilitation, addition, placement, substantial improvement or other improvement was
within 180 days of the permit date. The actual start means either the first placement of permanent
construction of a structure on a site, such as the pouring of slab or footings, the installation of piles,
the construction of columns, or any work beyond the stage of excavation; or the placement of a
manufactured home on a foundation. Permanent construction does not include land preparation, such
as clearing, grading and filling; nor does it include the installation of streets and/or walkways; nor does
it include excavation for basement, footings, piers, or foundations or the erection of temporary forms;
nor does it include the installation on the property of accessory buildings, such as garages or sheds
not occupied as dwelling units or not part of the main structure. For a substantial improvement, the
actual "start of construction" means the first alteration of any wall, ceiling, floor, or other structural part
of a building, or modification of any construction element, whether or not that alteration affects the
external dimensions of the building.
STRUCTURE
For floodplain management purposes, a walled and roofed building. A gas or liquid storage tank that
is principally above ground is also a structure.
SUBSTANTIAL DAMAGE
Damage of any origin sustained by a structure whereby the cost of restoring the structure to its before
damage condition would equal or exceed 50% of the market value of the structure before the damage
occurred.
SUBSTANTIAL IMPROVEMENT
Effective July 17, 2024.-Aany singular or successive repairs, reconstructions, rehabilitations, additions,
or other improvements of a structure, the cumulative cost {value) of which equals or exceeds 50% of
the market value of the structure before the start of construction of the first improvement undertaken
over the life of the structure projectfellewing-the effective date-ef April 18, 1807 Indelerminingwhether
a development-project conshitutesa-substantial-improvement-the lolal cest {value} ef all-repairs:
reconstuclions—addilions-or-other improvements shall be-aserued overa-period-of-10-yeaisfrom-the
time-of the-first permit-application-following the-effective date-of April-18--18087. This term "substantial
improvement” includes structures which have incurred substantial damage, regardless of the actual
repair work performed. The term does not, however, include either:
(1) Any project for improvement of a structure to correct existing violations of state or local
health, sanitary, or safety code specifications which have been identified by the local code
enforcement official and which are the minimum necessary to assure safe living conditions;
or
(2) Any alteration of an historic structure, provided that the alteration will not preclude the
structure's continued designation as a historic structure, and a variance is obtained from the
Zoning Board of Appeals.
(3) Any record of cumulative cost (value) prior to July 17, 2024 shall no longer be applicable.
VARIANCE
A grant of relief by a community from the terms of a floodplain management regulation.
VICLATION
The failure of a structure or development to comply with a community's floodpiain management
regulations.

§ 116-15. Repealer Abrogation.

This chapter repeals and replaces any municipal ordinance previously enacted to comply with the
National Flood Insurance Act of 1868 (P.L. 90-488, as amended), and specifically repeals [fevises
Chapter 1165 Floodplain Management of the Code of the Town of Wells, Maine.




§ 116-16.- Disclaimer Of Liability

ae o otectj i by the ordinance is considered reasonable but does not

imply total flood protection.

Part 2: Effective Date.

This Ordinance shall take effect on July 17, 2024,

Given under our hands this day of , 2024.

THE SELECT BOARD OF THE TOWN OF WELLS:

John MacLeod (Il Scott DeFelice

Kathleen Chase Robert Foley

James N. Smith
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4 Making Substantial
Improvement and Substantial
Damage Determinations

4.1 Qverview

Administering the SI/SD requirements requires local of-
ficials to perform four major actions: (1) determine costs, T S e L
(?) determine mark_et values, (3) makfa SI/ SD.determ%na- pertinent to the c'lata B
tions, and (4) require owners to obtain permits to bring make SI/SD determinations. Appli-
substantially improved or substantially damaged build- cants must:

ings into compliance with the floodplain management
requirements. This chapter describes how to determine H State the valuation of proposed
whether work is a substantial improvement or a repair of work, and

substantial damage. The first step is to review estimates of
the improvement or repair costs; this step involves decid-
ing which costs to include and exclude. Next, the market |
value of the structure must be determined. There is more
than one way to determine costs and market value, and
the local official must examine both for reasonableness and accuracy.

Thel-Codes include, in the adminis-

8 Give other data and informa-
tion as required by the building
official.

Communities must be prepared to explain to permit applicants how they make SI/SD deter-
minations. Local officials should develop written procedures that can help them make and
document consistent determinations and improve efficiency, especially in the post-disaster pe-
riod when large numbers of buildings may be damaged.

Chapter 5 outlines community responsibilities that are specifically related to administering these
SI/SD requirements. Chapter 6 describes factors to consider when evaluating permit applica-
tions and all aspects of bringing substantially improved and substantially damaged buildings
into compliance; it also includes illustrations of improvements and repairs.

Chapter 7 addresses handling substantial damage in the post-disaster period, with recommen-
dations for planning ahead to be prepared for the added workload and demands on staff and
resources. It describes some methods that can help communities focus their efforts when many
damaged buildings may have to be evaluated. It also describes FEMA's Substantial Damage Estima-
tor (SDE) software that communities can use to collect information about damaged buildings in
order to make substantial damage determinations.
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4 MAKING SUBSTANTIAL IMPROVEMENT AND SUBSTANTIAL DAMAGE DETERMINATIONS

4.2 Accuracy and Verification

Costs of proposed repairs or improvements and mar
ket values are needed to determine whether proposed
work is SI/SD. Methods for obtaining this information
are described in Sections 4.4 and 4.5, respectively. Lo-
cal officials are responsible for verifying that the data are
complete and reasonable. The local official is responsi-
ble for reviewing the validity of all cost estimates provided
by applicants, whether prepared by licensed contractors,
engineers, architects, professional cost estimators, or by
property owners. When work is repair of damage, an in-
spection visit should be made to verify that the proposed
work is all of the work that is necessary to restore the
building to its pre-damage condition.

Applicants may disagree with a
community’s SI/SD determination.
In these cases, the burden is on
the applicant to provide improved
cost estimates or to obtain a pro-
fessional appraisal of market value.
The local official is responsible for
reviewing the new information. In
some cases, applicants may seek
a formal appeal of the local offi-
cial’s decision (Section 5.6.6).

To be consistent, local officials should document their decisions and the documentation
should be retained in the community’s permit records. A sample worksheet that can be used
to document SI/SD determinations is included in Appendix D. Maintaining good records and
documentation is especially critical if a community has elected to administer a cumulative SI/
SD requirement (Section 5.7.3).

4.3 Making SI/SD Determinations

Work on buildings ranges from routine maintenance and
minor repairs (which may not require permits) to work
that costs more than 50 percent of a structure’s market
value. Local officials who are responsible for administer-
ing their floodplain management regulations or codes are
responsible for determining whether work is SI/SD. Oth-
er entities, such as insurance claims adjusters, may make
estimates of damage for purposes of adjusting damage
claims. However, an adjuster's estimate must not be used
to make SI/SD determinations because the estimates of
damage that determine the amount of a claim payment
may not include all of the costs to repair the building to
its pre-damage condition.

Consistency is important. Com-
munities should decide in advance
how they will handle significant
flood events and develop written
procedures for making decisions.
It is easier to defend SI/SD de-
terminations if ail applicants are
treated the same, especially when
many buildings have been dam-
aged (see Chapter 7).

Figure 4-1 illustrates an overview of the steps in the SI/SD determination that are described in
detail in this Desk Reference. Once the cost of the work and the market value of the structure
have been determined, the local official must make a final determination. The work is S1/8D if
the ratio of the cost of work to the market value equals or exceeds 50 percent:

| Cost of Improvement or Cost to Repair to Pre-Damage Condition
’ Market Value of Building

BT T T TR A E T ST TS T YT T PRI T

50%

T e

4-2 St/SD DESK REFERENCE



C
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Communities may use a combination of sources for the data needed to make SI/SD determina-
tions. For example, a community may make SI/SD determinations based on applicant-supplied
costs of repairs or improvements and community-obtained market values.

Determine Market Value (Section 4.5)

v

]
[ Determine Cost of Work (Section 4.4) ]

Divide: Issue SI/SD . "
Cost of Work I;ggf/:' .;t determination letter Reql;gzacot:rpg)a DEE
Market Value > (Section 5.6.15) P

]

Is building
post-FIRM?
{Section 6.2,1)

Ensure work is compliant and does not cause
any aspect originally required for compliance to
become non-compliant

{Section 6.4.7)

{ Encourage flood
resistance for
pre-FIRM buildings
{Section 5.8)

Figure 4-1. Make the SI/SD determination {overview)

4.3.1 SI/SD Provisions in the 2006 and 2009 I-Codes

The IBC and IRC apply to new construction and also to alteration, movement, enlargement,
replacement, and repair of existing buildings. The IBC, the IRC, and the IEBC include SI/SD

provisions that are consistent with the NFIP’s requirements. The specific code provisions are
described below:

B IBC. The IBCrelies on the definitions of “substantial improvement” and “substantial damage”
in Section 1612. The code official must determine whether any alteration, repair, or addition
to existing buildings, orwork associated witha change of occupancyor moved buildings, meets
those definitions. Section 1612.1 states that “all new construction of buildings, structures, and
portions of buildings and structures, including substantial improvement and restoration of
substantial damage to buildings and structures, shall be designed and constructed to resist
the effects of flood hazards and flood loads.” In addition, the requirements for existing
buildings, including historic buildings, are found in IBG Chapter 34.

B IRC. The IRC contains detailed administrative provisions in Chapter 1:

R105.3.1.1 Substantially improved or substantially damaged buildings and structures in
areas prone to flooding. This section specifies that the building official shall examine
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applications and prepare a finding with regard to the value of the proposed work. If
the value equals or exceeds 50 percent of the market value of the building before the
damage occurred or the improvement is started, the finding is provided to the board of
appeals.

R112.2.1 Determination of substantial improvement in areas prone to flooding. This

section requires the board of appeals to determine if a proposal, referred to the board

by the building official pursuant to Section R105.3.1.1, constitutes a substantial improve-
ment (or repair of substantial damage). If the proposed work is found to be a substantial

improvement or repair of substantial damage, the work must meet the requirements of
Section R324 (Flood-Resistant Construction).

B IEBC. The IEBC is organized based on the nature of the work: repairs; repair of damaged
buildings; alterations (Levels 1, 2, and 3); work associated with change of occupancy
classification; additions (horizontal, vertical, new/raised foundations); and relocated or
moved buildings. These characterizations of work are similar to those used in Chapter 6
(also see Table 3-1, which lists the definitions and terms used in the IEBC). The provisions
of the IEBC that pertain to flood resistance are all triggered by a determination of whether
the work constitutes a substantial improvement or a repair of substantial damage. When
that occurs, the IEBC requires the building to be brought into compliance with the flood
damage-resistant provisions of the IBC (located in IBC Section 1612). The IEBC also includes
provisions for historic structures that are located in SFHAs.

4.4 Determining Costs of Improvements and Costs to Repair

The term “costs of improvements” includes the complete costs associated with all of the types of
work that are described in Chapter 6. The term “costs to repair” includes the costs of all work
necessary to restore a damaged building to its pre-damage condition. Both terms include the
costs of all materials, labor, and other items necessary to perform the proposed work. Costs that
must be included are described in Section 4.4.1 and certain costs that may be excluded are de-
scribed in Section 4.4.2. Figure 4-2 illustrates the steps that local officials need to take in order
to determine costs for making SI/SD determinations.

The term “substantial damage” refers to the repairs of all damage sustained and cannot reflect
a level of repairs that is less than the amount of the damage sustained. If an owner does not
intend to repair the damaged building right away or if the owner cannot afford to make all re-
pairs immediately, the local official should inspect the property to determine whether, based on
estimates, the work required to restore it to its pre-damage condition will constitute substantial
damage. If this is the case, then the cost to repair is compared to the building’s market value
and the local official should provide written notice to the owner of the substantial damage de-
termination. The local official should include in the written notice information about obtaining
permits and about the floodplain management requirements that must be met. Further, some-
times these buildings also are improved beyond their pre-damage condition. If proposed, then
the cost of improvements must be included along with the cost to repair to make the SI/SD de-
termination. Note that the substantial damage requirement applies regardless of the cause of
damage, such as wind or fire.

44 S1/5D0 DESK REFERENCE
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Review application for improvements and/
or repairs to determine nature and extent of
work, location of buflding, whether it is pre-

[_ or post-FIRM (Chapters 4 and 5)

kN

Review cost estimates and ensure
that all appropriate costs are
included/excluded

work (Section 4.4)

Determine cost of proposed

-

Use the cost of work in the
SI/SD determination
{Section 4.3)

l

r

If post-disaster scresning {Section 7.4)
indicates buildings may be
substantially damaged, use FEMA's SDE
(Section 7.5) or other method to
[ estimate costs

e

Figure 4-2. Determine the cost of work (overview)

The following topics related to determining costs will be |
covered in this section:

Costs that must be included
Costs that may be excluded

Acceptable sources of cost information

Local officials will need to deter-
mine the necessary level of detail
for the costs of improvements and
costs of repairs from permit ap-
plicants or contractors in order to
make a SI/SD determination.

Estimates of donated or discounted materials
Estimates of owner and volunteer labor
Demolition, debris, and disposal

Clean-up and trash removal

Cost exclusions to correct existing health, safety, and sanitary code violations

4.4.1 Costs That Must be Included in SI/SD Determinations

Items that must be included in the costs of improvement and the costs to repair are those that
are directly associated with the building. The following list of costs that must be included is not

intended to be exhaustive, but characterizes the types of costs that must be included:

M Materials and labor, including the estimated value of donated or discounted materials

(Section 4.4.4) and owner or volunteer labor (Section 4.4.5)

W Site preparation related to the improvement or repair (e.g., foundation excavation or filling

in basements)

B Demolition and construction debris disposal (Section 4.4.6)
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Laborand other costs associated with demolishing, moving, or altering building components
to accommodate improvements, additions, and making repairs

triggered by the work, including costs to comply with the requirements of the Americans
with Disabilities Act (ADA)

Costs associated with clevating a structure when the proposed elevation is lower than the
BFE

Construction management and supervision
Contractor’s overhead and profit

Sales taxes on materials

Structural elements and exterior finishes, including:

Foundations (e.g., spread or continuous foundation footings, perimeter walls, chain-
walls, pilings, columns, posts, etc.)

Monolithic or other types of concrete slabs
Bearing walls, tie beams, trusses
& Joists, beams, subflooring, framing, ceilings
Interior non-bearing walls
Exterior finishes (e.g., brick, stucco, siding, painting, and trim)
Windows and exterior doors
“ Roofing, gutters, and downspouts
Hardware
Attached decks and porches
Interior finish elements, including:

Floor finishes (e.g., hardwood, ceramic, vinyl, linoleum, stone, and wall-to-wall carpet
over subflooring)

Bathroom tiling and fixtures
Wall finishes (e.g., drywall, paint, stucco, plaster, paneling, and marble)
Built-in cabinets (e.g., kitchen, utility, entertainment, storage, and bathroorn)
Interior doors
Interior finish carpentry
Builtin bookcases and furniture

£ Hardware

Insulation

4-6
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B Uiility and service equipment, including:
Heating, ventilation, and air conditioning (HVAC) equipment
Plumbing fixtures and piping
Electrical wiring, outlets, and switches
Light fixtures and ceiling fans
Security systems
Built-in appliances
Central vacuum systems

Water filtration, conditioning, and recirculation systems

4.4.2 Costs That May be Excluded from SI/SD Determinations

Items that can be excluded are those that are not directly associated with the building. The fol-
lowing list characterizes the types of costs that may be excluded:

B Clean-up and trash removal (Section 4.4.7)

M Costs to temporarily stabilize a building so that it is safe to enter to evaluate and identify
required repairs

Costs to obtain or prepare plans and specifications
Land survey costs
Permit fees and inspection fees

Carpeting and recarpeting installed over finished flooring such as wood or tiling

Outside improvements, including landscaping, irrigation, sidewalks, driveways, fences, yard
lights, swimming pools, pool enclosures, and detached accessory structures (e.g., garages,
sheds, and gazebos)

B Costs required for the minimum necessary work to correct existing violations of health,
safety, and sanitary codes (Section 4.4.8)

B Plug-in appliances such as washing machines, dryers, and stoves

4.4.3 Acceptable Sources of Cost Information

The costs of improvements and the costs to repair are necessary to make the SI/SD determina-
tion. The following are acceptable methods to determine the costs:

B Itemized costs of materials and labor, or estimates of materials and labor that are prepared
by licensed contractors or professional construction cost estimators.

B Building valuation tables published by building code organizations and cost-estimating
manuals and tools available from professional building cost-estimating services. These
sources can be used as long as some limitations are recognized, notably that there are local
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variations in costs and the sources do not list all types and qualities of structures. These
sources should not be used for structures that are architecturally unique, exceptionally large,
or significantly different from the classes of structures that are listed.

B “Qualified Estimate” of costs that are prepared by the local official using professional
Judgment and knowledge of local and regional construction costs. This approach is most
often used post-disaster when there are large numbers of damaged buildings and when
permits must be quickly processed.

B Building owners may submit cost estimates that they prepare themselves. If the community is
willing to consider such estimates, owners should be required to provide as much supporting
documentation as possible (such as pricing information from lumber companies and
hardware stores). In addition, the estimate must include the value of labor, including the
value of the owner’s labor (Section 4.4.5).

FEMA developed the Substantial Damage Estimator, summarized in Section 7.5, to provide esti-
mates of building values and costs to repair. In general, this method is most often used in the
post-disaster period when local officials need to inspect large numbers of damaged structures
and make many substantial damage determinations.

4.4.4 Estimates of Donated or Discounted Materials

To help make improvements or repairs to damaged homes, some organizations and individu-
als donate materials, and some companies donate or provide materials at a discount. The value
placed on all donated or discounted materials should be equal to the actual or estimated cost
of such materials and must be included in the total cosi. Where materials or servicing equip-
ment are donated or discounted below normal market values, the value should be adjusted to
an amount that would be equivalent to that estimated through normal market transactions.

As part of the documentation required for a permit, the applicant should provide cost estimates
of the value of donated or discounted materials based on actual or estimated costs. This esti-
mate should be verified by the local official based on professional judgment and knowledge of
local or regional material costs. Some communities help non-profit organizations and appli-
cants make these estimates.

4.4.5 Estimates of Owner and Volunteer Labor

The situations described in Section 4.4.4 that involve donated or discounted materials may also
involve volunteer labor. Also, property owners may undertake fairly significant improvement
and repair projects on their own. In both cases, the normal “market” value or “going rate” for
labor must be included in the estimates of the cost of improvements and the costs to repair. Af-
ter significant events, labor rates may change and should be taken into account.

Labor rates vary geographically and by the nature of the work and trade required. As part of
the documentation required for a permit, the applicant should provide an estimate of the value
of owner or volunteer labor. The value placed on labor should be estimated based on appli-
cable minimum-hour wage scales for the skill and type of construction work that is done. This
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estimate should be verified by the local official based on professional judgment and knowledge
of the local or regional construction industry wage scales. Some communities help non-profit
organizations and permit applicants make these estimates.

4.4.6 Demolition and Construction Debris Disposal

Demolition and construction debris disposal is not the same as clean-up and trash removal (Sec-
tion 4.4.7). Virtually any type of work on a building requires some demolition. It may be as little
as removing the flooring or an interior wall, or as much as complete removal of a portion of the
building and its foundation. Demolition may be part of an improvement project and usually is
anecessary part of repairing damage. The costs of demolition, including the costs of disposal of
the resulting debris, must be included in the cost of work for the purpose of making the SI/SD
determination.

4.4.7 Clean-up and Trash Removal

Clean-up and trash removal are distinguished from demolition and construction debris dispos-
al (Section 4.4.6). Clean-up and trash removal costs are not included in the costs used in the
SI/SD determination because they are not related to the actual cost of improving or repairing
a building.

Clean-up costs include such work as draining a basement; removing dirt and mud; and cleaning,
disinfecting, and drying out buildings. Trash removal includes disposing of trash piled in the in-
terior of the building or accumulated on the lot and related costs (e.g., dumpster, hauling, and
tipping fees), as well as removal of abandoned contents and debris related to general clean-up
of the structure before the improvement or repairs can be performed.

If clean-up and trash removal are done at the same time as demolition and construction debris
disposal, a cost estimate should clearly distinguish between costs that must be included and
costs that may be excluded. Local officials can:

B Require property owners to submit itemized costs from all contractors, clearly identifying
the costs related to trash disposal and clean-up from those related to demolition necessary
to perform the work on the building, or

B Based on judgmentand knowledge of local costs, estimate the amounts to be excluded. The
permit record should contain documentation of the basis for making this estimate.

4.4.8 Costs to Correct Existing Health, Safety, and Sanitary Code Viotations

The definition of substantial improvement provides an exclusion for “ [a]ny project for improve-
ment of a structure to correct existing violations of State or local health, sanitary, or safety code
specifications which have been identified by the local code enforcement official and which are
the minimum necessary to assure safe living conditions” (emphasis added).

When deciding whether to exclude the costs to correct existing cited health, safety, and sanitary
code violations, local officials must consider the following:
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B Correct existing cited violations. The work must be:

e

Limited to that necessary to correct an existing violation. This means that only work that
is directly required for correction can be excluded from the costs of the proposed im-
provement or repair. All other work must be counted in the estimation of costs.

Required to correct an existing violation. This means the condition considered in vi-
olation pre-dates the application for a permit (or the date of a damage event) and,
importantly, an official who has the authority to enforce the community’s health, safety,
and sanitary codes must have prior knowledge of the condition and must have verified
that it constitutes a violation.

¢ Required to correct an existing violation. Violations of a community's health, safety, and
sanitary represent threats to public health and safety. Such conditions are considered vi-
olations only if they have been identified as violations. The mere presence of a condition
that does not conform to current codes does not qualify as a violation,

B Identified by the local code enforcement official. To exclude certain costs from the SI/SD
determination, an official who has the authority to enforce the community’s health and
sanitary codes must have knowledge of and have identified the condition, and must have
verified or determined that the condition constitutes a violation (normally, this involves
issuing a citation or other official notice). Communities might not make a routine practice
of inspecting structures in order to document and issue citations for violations. If likely
violations of health and sanitary codes are identified by the property owner or contractor
during the course of deciding what work to perform and before any improvements or repairs
are made, the costs to address those code violations may be excluded, but only if the local
official has made the determination that they can be excluded.

B Minimum necessary to ensure safe living conditions. To qualify as excludable, the cost of
correcting existing violations must be only those costs for the work that is the minimum
necessary to address and resolve the violation. Costs of work in excess of the minimum
necessary must be included in the SI/SD determination.

For proper treatment of this substantial improvement exclusionary provision, a clear distinc-
tion must be made between violations and elements that simply do not meet the presentday

design or building code standards. The following examples describe situations where the work

performed to meet code requirements must be included in SI/SD determinations and some
situations where costs may be excluded:

B Work on a building, or work associated with a change in use or occupancy, may trigger
requirements for compliance with the current code. When this occurs, the costs associated
with compliance do not qualify for exclusion because the work is not a code violation, but is
necessary to meet current code. For example, consider an applicant who applies for a permit
to perform work necessary for a change of occupancy from retail space to a restaurant,
This will trigger certain code requirements and those costs must be included in the SI/SD
determination. Costs that are related to compliance with current code requirements, but
are not related to correcting existing violations must be included.
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B The owner of a poorly insulated building proposes to rehabilitate it for a new occupant.
Although the building does not conform to the current code for energy efficiency, the costs
of adding insulation and other energy efficiency work must be included because the lack of
adequate insulation is not a health and safety violation.

B An owner proposes to improve a building and has applied for a permit. The owner presents
the building official with evidence of termite damage. Termite damage is discovered in the
floor joints and the joists are unable to safely support loads required by current code. The
building official verifies that it constitutes a violation and cites it as a safety code violation.
The minimum cost to correct this violation may be excluded if the violation was cited. If
other building components have sustained termite damage thatis nota safety code violation,
such as damage to non-bearing wall studs and wall trim, the cost to address the damage must

be included.

B A restaurant’s plumbing system is failing and bathroom fixtures are inoperable. The
condition is cited as a violation of the sanitary code. The owner proposes not only to correct
the violation but make other improvements, including adding a second bathroom. The
costs to correct the failing plumbing system and replace its fixtures may be excluded. The
costs of the other improvements, including the second bathroom, must be included.

B In the course of inspecting an abandoned building, the code official cites several conditions
as violations that must be corrected before the building can be reoccupied. The building
is subsequently purchased and the new owner applies for a permit to not only address
the violations, but also to rehabilitate the building. Only the costs to correct the cited
violations that are explicitly related to health, sanitary, and safety code requirements may be
excluded. All other costs associated with the rehabilitation must be included in the cost of
improvements.

B The owner of a home has been notified that the home js not safe to occupy because of
violations of the electrical code provisions. Rather than perform only the required repairs,
the owner decides to completely renovate the home and submits an application that
shows all renovation costs, while excluding the costs associated with all of the electrical
work (including replacing all wiring and fixtures, installing more outlets, upgrading the
panel board, etc.). The plan reviewer should catch this discrepancy. The only costs that may
be excluded are those that are necessary to correct the violation — which means the costs
associated with the code violation must be determined before they can be excluded from
the SI/SD determination. All other costs associated with the upgrade of the electrical work

must be included.

4.5 Determining Market Value

For purposes of making SI/SD determinations, local officials need to determine the “mar-
ket value” of structures in question. When work is an improvement, the market value is the
building’s market value “before the ‘start of construction’ of the improvement.” When work is
repair of substantial damage, the market value is the building’s market value “before the dam-
age occurred.” If buildings have not been maintained and have deteriorated over time, then the
market value is determined as of the date of the application for the permit to improve or repair
the building.
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The NFIP regulations do not define “market value.” Generally, market value can be explained
as the amount an owner would be willing but not obliged to accept, and that a buyer would be
willing but not compelled to pay. The term may be defined by State statutes that pertain to zon-
ing, property taxation, or real estate transactions.

Before reviewing options to determine the market value of a structure, it is important to note
. . 3
two basic NFIP requirements:

M Market value must always be based on the condition of the structure before the improvement
is undertaken or before the damage occurred.

B Only the market value of the structure is pertinent. The value of the land and site
improvements (landscaping, driveway, detached accessory structures, etc.) and the value of
the use and occupancy (business income) are not included. Any value associated with the
location of the property should be attributed to the land, not the building.

Many communities require the permit applicant to obtain an appraisal of market value from a
qualified professional who is licensed to perform appraisals in the State or community where
the property is located (Section 4.5.1). In addition, three other methods to estimate market
value are covered in this section:

W Assessed value developed for Property tax assessment purposes, adjusted to approximate
market value (Section 4.5.2)

B Estimates of a structure’s actual cash value, including depreciation (Section 4.5.3)
B “Qualified estimates” based on the professional judgment of a local official (Section 4.5.4)

Figure 4-3 illustrates the steps local officials need to take in order to determine market values.
Additional guidance on estimating market value following disasters is provided in Chapter 7.

1 ¢ Professional appraisal (Section 4.5.1)
¢ Adjusted assessed value (Seclion 4.5.2)
Select method to e‘stimate ® Actual cash vatue (Section 4.5.3) g;;g 32?::;?;:3;';
market value (Section 4.5) * “Qualified estimates” (Section 4.5.4) (Section 4.3)
r ¢ FEMA’s Substantial Damage Estimator
s 1 (Section 7.5) ]

Use post-disaster screening
to identify buildings that have
sustained substantial
damage (Section 7.4)

Figure 4-3. Determine the market value (overview)
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4.5.1 Professional Property Appraisals

Property appraisals that are prepared by a professional appraiser according to standard prac-
tices of the profession are the most accurate and reliable method for determining market value.
Professional appraisers should be qualified to appraise the type of property {e.g., residential,
commercial, industrial) and should be licensed in the State or community in which the proper-
ty is located. Most States require professional property appraisers to be licensed and to perform
valuation work in accordance with the quality control standards found in the Uniform Standards
of Professional Appraisal Practice, which are maintained and administered by The Appraisal Foun-
dation (http:// www.appraisalfoundation.org). In those States that require use of the standards,
local officials should check that market value appraisals prepared to support SI/SD determina-
tions have a statement regarding conformance with this standard.

Appraisal reports should identify intended users, including the property owner, who can then
submit it as part of a permit application. In addition, the appraisal should be recent enough to
reasonably reflect current market value as of the date of the permit application. When used to
determine market value for damaged buildings, the appraisal must reflect the pre-damage con-
dition. The “market approach” for determining market value works best if there are adequate
market data and recent sales of comparable properties in the vicinity. Note that using the “in-
come capitalization approach” is not acceptable because it is based on how the property is used,
and not the value of structure alone. To separate the market value of a structure from the value
of the land on which it is located, appraisers may need to do more research than is normally un-
dertaken in order to reasonably allocate the total value between the structure and the land.

The following are situations where the local official may require the applicant to provide a pro-
fessional appraisal to determine the market value of a structure:

B When it is written explicitly into the community’s floodplain management regulations or
required by other local or State codes that independent appraisals shall be used for decisions
related to non-conforming use permits.

B When the estimating methods that are used post-disaster (Section 7.4) yield a market value
that indicates that the cost of proposed work closely approaches 50 percent of the structure’s
estimated market value.

E When an applicant disagrees with the community’s SI/SD determination.

When a professional appraisal of market value is submitted, the local official is responsible for
examining it to determine that it is reasonable for the specific characteristics of the building
and to check that it does not include the value of land, land improvements (e.g., landscaping,
Paving), and accessory buildings. The market value of a non-residential building does not in-
clude the value of the use or occupancy. If there is cause to question the appraisal (for example,
if it appears to overvalue the structure), the local official may request that another appraisal be
provided.
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4.5.2 Adjusted Assessed Value

Generally, assessed values or Property assessments are determined by the State or local taxing
or assessment authority. The assessor’s job is to independently estimate the market value of real
property. Assessments usually provide both land value and value of improvements, and are used
as the basis for determining property taxes. Assessments are revised or adjusted periodically to
account for changes in property values. The use of assessed value has some limitations that, if
not considered and accounted for, can produce erroneous estimates of market value. These
limitations are:

B Appraisal cycle. How often are the appraisals done and when was the date of the last appraisal?
Market value estimates can be grossly outdated if the cycle is long and the property happens
to be in the latter stage of its cycle and has not been appraised for many years.

B Land values. In most cases, land values and the value of improvements (structures) thereon
will be assessed separately and listed as such in the tax records. In cases where they are not
distinguished, a determination of the value of the land will have to be made and subtracted
{rom the total assessed value.

B Assessment level. States and local taxing authorities vary in assessment levels (an established
statutory ratio between the assessor's estimate of value and the true fair market value).
For example, many States use an assessment level of 90 percent. In this case, the assessed
values will underestimate market values by 10 percent. In cases where the assessment level is
unacceptably low or where the projected ratio of cost of repair to market Vvalue is close to 50
percent, adjustments for assessment level must be made.

Local officials who elect to use assessed values for making SI/SD determinations should consult
the authority that prepares the assessment values to understand the limitations on use of the
data. Usually an adjustment factor is necessary because the assessed values cannot be used as a
direct equivalent for current market value. The assessor’s office should provide the adjustment
factor that, when applied to assessed value, yields the “adjusted assessed value” that can then be
used as an estimate of market value. A copy of the adjustment factor justification should be re-
tained with the community’s permanent records.

Adjusted assessed value may be used as a screening tech-
nique to separate out structures for which the ratio of | ‘Unadjusted assessed values” can
repair or improvement costs to market value (adjusted as- 5? used to help local officials focus
; eir efforts when large numbers of
sessed value) are obviously less than or greater than 50 SD determinations must be made,
percent. In post-disaster situations where no other mar- such as after a disaster (Section
ket value estimates are available or where the number of 7.3.2),
permit applications is overwhelming, unadjusted assessed . : _I
values may have to suffice as the definitive estimate of

market value,

An owner may appeal the use of assessed value, but the burden of proof can be placed on the
applicant who can be required to submit an independent professional property appraisal that
is prepared by a qualified appraiser.
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4.5.3 Actual Cash Value

Actual cash value (ACV) is the cost to replace a building on the same parcel with a new building
of like-kind and quality, minus depreciation due to age, use, and neglect. ACV does not consider
loss in value simply due to outmoded design or location factors. The concept of ACV is used in
both the insurance industry and the construction industry. In most situations, ACV is a reason-
able approximation of market value.

A number of commercial sources of construction cost information are available to SuUpport es-
timating the replacement cost of a building, including industry-accepted guides available from
companies such as RSMeans (http://www.rsmeans.com) and the Craftsman Book Company
(http://www.craftsman-book.com), among others. These sources allow computation of con-
struction costs based on occupancy, square footage, quality, and regional cost variations.

Depreciation accounts for the physical condition of a structure. Depreciation does not take
into account functional obsolescence (e.g., outmoded design or construction that pre-dates
current codes) or factors that are external to the structure (e.g., reputation of schools or dis-
tance to shopping and parks). Commercially available references provide tables and formulas
to calculate physical depreciation. These tables and formulas are objective and are used by most
professionals in the fields of property appraisal and building inspection. Local officials may
consult with a qualified appraiser regarding depreciation, or additional guidance for applying
depreciation rates over time is found in FEMA P-784 CD, Substantial Damage Estimator (Section
7.5).

4.5.4 Qualified Estimates

A “qualified estimate” of a structure’s market value is an estimate developed by a qualified local
official who has sufficient experience and professional Judgment on which to base such esti-
mates. The local official may be in the building department or in the tax assessor’s office. The
estimates should be made using the best available information, which may include recent permit
records, recent home sales, regional cost data, estimates of depreciation based on knowledge
of the pre-damage condition of buildings, and adjustments for unique or distinctive features of
individual buildings. Another way that a local official may develop qualified estimates is if pro-
fessional appraisals have been prepared for a few buildings; in that case, those results may be
used to approximate the market values of similar buildings. This approach should be used only
if the approaches described above cannot be used. Qualified estimates are most likely to be used
in the post-disaster situation after large numbers of buildings have been damaged.
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9 Administering Substantial
Improvement and Substantial
Damage Requirements

5.1 Overview

This chapter covers administrative topics, including community responsibilities and the re-
sponsibilities of property owners and permit applicants. It highlights options for informing the
public about the SI/SD requirements and the need to get permits. Several matters that arise
when reviewing permits are addressed in detail.

Chapter 4 focused on making SI/SD determinations and the data that are necessary to make
those determinations, including the cost of improvements, the cost of repairs, and the market
value of buildings. Chapter 6 includes illustrations of SI/SD, and explains certain NFIP flood
insurance implications related to SI/SD. Chapter 7 recommends ways to handle substantial
damage in the post-disaster period, especially when many buildings are damaged. Chapter 8
provides brief descriptions of common types of flood mitigation projects that may be eligible
for funding by FEMA’s five Hazard Mitigation Assistance grant programs.

5.2 Community Responsibilities

When a community decides to participate in the NFIP, it accepts the responsibility to adopt,
administer, and enforce floodplain management provisions that either meet or exceed the min-
imum NFIP requirements. The following describes the responsibilities that specifically apply to
administering the SI/SD requirements:

B Review permit applications to determine whether
improvements or repairs of buildings in SFHAs : 3

P i bstanti lp . ment & epair of termined to not constitute SI/SD,

constitute substantial improvement or repair o v e Sy Sy S

substantial damage. future flood damage. Some rec-

ommendations that local officials

may wish {o encourage are listed
in Section 5.8.

Even it work on a building is de-

B Review descriptions of proposed work submitted
by applicants to ensure that all requirements are
addressed.

B Review costestimates of the proposed work submitted
by applicants and determine if the costs are reasonable for the proposed work, or use other
acceptable methods to estimate the costs.

B Decide the method to determine market value (including which method to use after an
event that damages many buildings) and identify the buildings most likely to have sustained
substantial damage.
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B Review market value appraisals, if submitted by applicants, to determine if the appraisals
reasonably represent the characteristics of the building and the market value of the structures
(excluding land value).  — .

o § . . Local building cfficials have the au-
B Determine if proposed improvements are substantial thority 1o condemn buildings that

improvements based on the costs of the proposed are judged to be unfit for occupan-
work compared to the market value of the building. cy. Judging whether to condemn a

building and making a determination
of substantial damage are separate

B Determine if damaged buildings are substantially

damaged based on cost estimates for repairs compared decisions. A condemned building
to the market value of the building before the damage might not be substantially damaged
occurred. and a substantially damaged build-
ing might not have conditions that
B Issue a letter to the property owner to convey the warrant condemnation.

SI1/SD determination. If NFIP-insured buildings
are substantially damaged by flooding, this letter is
necessary for owners to file an Increased Cost of Compliance (ICC) claim to help pay to
bring buildings into compliance (Section 7.6).

B Retain all versions of the Flood Insurance Rate Maps (FIRMs) and allow citizens to access the
maps. The most recent map, called the “effective” map, is to be used to regulate development,
including substantial improvements. Earlier versions of the maps are necessary to verify BFE
data for post-FIRM buildings that pre-date the current effective maps.

B Maintain in the permit file specific information on all development that occurs within the
SFHA and make this information available for public inspection. The documentation should
include the lowest floor elevations, other pertinent elevations such as for machinery and
equipment, and flood protection designs.

B Conduct periodic field inspections during construction to ensure that development complies
with issued permits, work with builders and property owners to correct deficiencies and
violations, and check for unpermitted development.

M Perform assessments after events that cause damage, inform property owners of the
requirement to obtain permits for repairs, and determine whether the damage qualifies as
substantial damage.

B Coordinate with property owners and insurance adjusters regarding NFIP flood insurance
claims and ICC coverage.

5.3 Property Owner/Applicant Responsibilities

Property owners and applicants for permits have certain responsibilities that are implicit when
a community adopts regulations and building codes that apply to their properties. First and
foremost, they have a responsibility to comply with the requirements that are enforced by
communities, including floodplain management requirements. The following is a summary of
those responsibilities pertinent to the 81/SD requirements:

B Find out if a permit is required. Most property owners — and all contractors — understand
that permits are required for some types of work. It is common for owners to specify
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that contractors obtain permits. However, sometimes owners assume that contractors
automatically do so and, as a result, the work may be undertaken without permits. Legally,
the responsibility lies with the owner.

B Submit complete information about all proposed improvements and all repairs to be
undertaken, including the costs of all work (and valuations of work that the owner or
volunteers will perform, including estimated costs of donated materials).

B Share information from insurance claims adjusters, if requested by the local official.

B Provide a professional appraisal of the market value of the building if requested by the local
official (or accept the market value estimation made by the local official).

B Comply with the approved plans and limitations specified in the issued permit and the
approved construction documents.

B Inform the local official if new work is to be added to the work already authorized by an
issued permit. New work must be reviewed to determine whether the community’s floodplain
management regulations apply.

W Contact the community to schedule inspections at the appropriate times and submit surveyed
elevation data when required by the local official.

B Provide “as-built” surveyed elevation data (e.g., FEMA's Elevation Certificate) to the local
official to determine compliance (the Elevation Certificate also is necessary for insurance
agents to determine the appropriate rate for NFIP flood insurance policies).

@ Maintain enclosed areas below elevated buildings as compliant enclosures by notaltering any
aspect required by the permit, including limitations on use for parking of vehicles, building
access, and storage.

9.4 Important Community Actions

Communities routinely process permit applications for work on existing buildings. For build-
ings located in SFHAs, work that constitutes substantial improvement triggers the requirement
to bring buildings into compliance. Some property owners may view this as an undue burden
that may cost them considerably more than the work originally proposed. Therefore, it is im-
portant that communities have a well-established process that treats all owners in a consistent
manner. This is especially important in communities that have large numbers of buildings in
their floodplains that could be damaged by a single event.

The remaining sections of this chapter will describe the following important community actions
with respect to SI/SD:

B Informing the public (application forms, websites, handouts)

B Administering the SI/SD requirements

B Exceeding the NFIP minimum floodplain management requirements

u

Recommendations to improve flood resistance
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5.5 Informing the Public

Most property owners understand that building permits are required when they want to have
work done on their buildings. However, they are rarely aware of the requirements that ap-
ply when buildings are located in SFHAs. Informing the public about the requirements may
alleviate some of the difficulties that can occur when uninformed owners apply for permits. Suc-
cessful outreach methods employed by communities include:

B Permit counter staff and inspectors are trained and familiar with the SI/SD requirements
and other requirements for development in SFHAs and they all convey the same message
when talking with property owners and contractors.

B Permitapplication forms or supplements to applications are designed specifically to capture
information about work proposed for buildings in SFHAs.

B Handouts at the permit counter explain floodplain requirements, including the SI/SD
requirements.

B Information is posted online about permit requirements, including SI/8D requirements in
the SFHA.

B Newsletters and brochures are used for periodic mailings, such as those described in guidance
materials developed for the NFIP’s Community Rating System (Section 5.7.1).

5.5.1 Permit Application Forms

A permit is required for almost every type of de-
\I:eloplment Fhat ISI. prf)pos;d n ril:e lglagpeg SFH}; tljal all applicants are treatgd con-
ocal permit application forms shou e designe sistently. They also make it easy
to collect the information needed to make SI/SD de- for the local official to document
terminations. Permit forms should require applicants SI/SD determinations and to retain
(or their contractors) to provide detailed descriptions | that documentation in permanent
of the proposed work and detailed breakdowns of the | records.
costs of work, as this information is essential for mak-
ing SI/SD determinations. Some communities that have many buildings in their SFHAs
have developed detailed permit application forms to help them review proposals for work in
SFHAs, including work on existing buildings.

Forms and checklists help ensure

Appendix D includes a sample notice called “Sample Notice for Property Owners, Contrac-
tors, and Design Professionals” that includes a summary of the “50% rule,” information about
property valuation, a list of items to be included and excluded in the cost of work, and a cost-
breakdown sheet. The sample notice includes two affidavits to be signed by the owner and the
contractor. The affidavits are used to confirm that the work described in an application is all of
the work that will be done.

5.5.2 Websites and Handouts

Most communities have websites designed to provide information for their citizens. Websites
often include sections to explain requirements for various permits and approvals. Some even
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have online permit application capabilities. Increasingly, citizens, designers, and contractors
are turning to websites to learn about regulations and requirements. Posting information on-
line about development requirements in SFHAs is helpful for communities and their citizens.

Despite the increased use of the Internet, most communities still provide printed materials.
Many communities distribute newsletters and brochures to their citizens, including materials
related to flood hazards, flood insurance, and SFHA construction requirements.

5.6 Administering the SI/SD Requirements

The NFIP requires communities to review all applications for development in SFHAs and to ap-
ply their floodplain management regulations and building codes to work that is proposed on
existing buildings. Chapter 4 described making SI/SD determinations, estimating costs, and es-
timating market values. This section addresses several topics that local officials encounter when
administering floodplain management regulations and building codes pertaining to SI/SD:

Combinations of types of work

Phased improvements

Incremental repair of damaged buildings
Damaged buildings

Special circumstances (involving damaged buildings)
Appeals of decisions

Variances to the requirements

Floodways

V zones

Coastal Barrier Resource Areas

Revisions of the FIRM

Inspections

Enforcement and violations
Recordkeeping

Issuing SI/SD determination letters

Rescinding SI/SD determinations

5.6.1 Combinations of Types of Work

Itis common for local officials to see applications for combinations of improvements and repairs.
In these cases, the combined cost of all work must be used to make the SI/SD determination.
For example, it is common for property owners who are making necessary repairs to dam-
aged buildings to also include elective improvements. Communities must require applicants to
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provide the estimated costs of all proposed improvements and repairs. The total cost is then
used to make the SI/SD determination, comparing it to the pre-damage or pre-improvement
market value of the building. Section 6.4 illustrates examples of types of work that local officials
may see combined in permit applications.

5.6.2 Phased improvements

The term “phased improvement” refers to a single im-
provement that is broken into parts. For a number of .

may wish to schedule anticipated im- L) G (I T i CETl
reasons, OWNers y . . P communities adopt requirements
provements over a period of time, and they may request that accumulate the value of im-
separate permits for each phase. Local officials should provements over time (Section
take care to ensure that phased improvements do not cir- | 5.7.3).
cumvent the substantial improvement requirements. .

Concern about phased improve-

Experienced plan reviewers can usually tell if the work described in a permit application ad-
equately identifies all of the work needed to complete the improvement. One approach is to
remind the applicant that the application is a legal document and that it is the applicant’s
responsibility (or the responsibility of the applicant’s design professional or contractor) to ac-
curately complete the application. It is also reasonable for the local official to request that the
applicant state, in writing, that the work proposed is all of the anticipated work and that the
work can be done for the stated cost estimate.

Some communities address deliberate phasing of improvements in the permit application or
other document. Appendix D includes sample affidavits that the community may require be
signed by owners and contractors to confirm that the work described in an application is all of
the work that will be done.

Other scenarios of phased improvements include:

B Incomplete work. Permits should not be issued for work that clearly will not result in a
building that can be occupied without additional work. For example, while a community
may decide to issue one permit for the foundation, framing, and roof of an addition, and
a second permit at a later time to complete the remaining work necessary for occupancy
(electrical, plumbing, flooring, etc.), the SI/SD determination must be made prior to
issuance of the first permit, and must consider the cost of all work regardless of the number
of permits issued.

B Multiple permits. Some jurisdictions, especially larger cities and counties, issue separate
mechanical, electrical, plumbing, and building permits. If handled by different offices,
coordination is especially important so that the value of all work is combined for the S1/SD
determination, regardless of the number of permits issued.

B Consecutive permits. If an application for a second permit is submitted within a short
period of time after the first permit is issued, the local official should examine whether the
work covered by the second request is related to improvements to the building. If so, then
the work must be evaluated in conjunction with the first permit to determine whether the
combination constitutes substantial improvement. The substantial improvement regulations
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apply to all of the work that is proposed as the improvement, even if multiple permits are
issued. Therefore, the determination of the cost of the improvement should consider all
costs of all phases of the work before issuance of the first permit.

B Modification of issued permits. A request to modify an existing permit to add work could
retroactively trigger substantial improvement. It is common that a permit is issued to
repair a damaged structure, and the owner subsequently decides to have some additional
improvements done. Whether the community handles this as a modification of the
initial permit or issuance of a second permit, care must be taken to reevaluate the SI/SD
determination. Local officials must verify that the proposed repair work includes all of the
anticipated work, including improvements to the building.

B Unauthorized work. If unauthorized work on a building in the SFHA is discovered, the
enforcement action taken by the community must include making an SI/8D determination.
The costs must include all of the work that has been performed, plus all of the remaining
work necessary to complete the project.

5.6.3 Incremental Repair of Damaged Buildings

“Incremental repairs” are similar to phased improvements and refer to a single repair project
that is broken into parts. When buildings have sustained damage, regardless of the cause, it
is fairly common for some owners to undertake restoration and repairs over a period of time.
Sometimes the initial work is only the minimum necessary to make the building safe enough to
reoccupy {provided reoccupancy is allowed by the community). Sometimes the owner’s finan-
cial situation does not allow all of the repairs to be done at the same time.

The definition of “substantial damage” makes it very clear that the substantial damage determi-
nation must consider all costs necessary to restore damaged structures to their before-damage
condition. Even if an owner elects to perform less work or make repairs over time, the commu-
nity must require the applicant to provide an estimate of the costs to fully restore the structure.
Section 4.4 includes guidance on estimating the costs of work performed by the owner or vol-
unteers and the costs of donated or discounted materials.

5.6.4 Damaged Buildings

Most damage occurs during a single and sudden event, [ |
such as a fire, high wind, lightning strike, falling tree, | Property owners should check their
tornado, earthquake, flood, natural gas explosion, etc Ipsyrancefipoicies ghgiciessinal

! —_— ! ’ ? ’ include “law and regulations” cov-
However, buildings also may be damaged by causes that | grage may cover costs associated
are not related to a specific event. These causes include with complying with requirements
soil settlement, exposure to the elements, termite infesta- to bring buildings into compliance
tion, vandalism, deterioration over time, and other causes. | With flood provisions in local flood-
Regardless of the cause of damage, when owners apply for | Plain ordinances or building codes.
permits to repair, communities must determine whether

the building is substantially damaged.

i
=1,
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With respect to making substantial damage determinations, costs to repair must include all costs
that are necessary to repair a building to its pre-damage condition, even if the owners elect to
perform only some repairs or incremental repairs {Section 5.6.3).

If a community suffers damage to only a few buildings,

then the permits for repairs generally can be handled Ao

under a community’s standard permit processing proce- dossinotinccessariypndicaIeiia
. o a building is unsafe, unfit for occu-

dures. Communities that have a large number of buildings | pancy or condemned.

in their floodplains should decide in advance how best to

handle inspecting damaged buildings and making sub-

stantial damage determinations (Chapter 7). In those circumstances, FEMA’s Substantial Damage

Estimator (SDE) software provides an effective and efficient approach for developing reasonable

estimates of the values of buildings and costs to repair or reconstruct buildings (Section 7.5).

Issuance of an SD determination

Local officials should become familiar with the ICC coverage that is part of NFIP flood insurance
policies. ICC claims are only paid on buildings in the SFHA that the local official determines
to be substantially damaged or that have sustained repetitive flood damage that qualifies under
the policy. ICC can provide policyholders with up to $30,000 towards costs necessary to bring a
building into compliance with the community’s floodplain management requirements. ICC is
described in Section 7.6.

5.6.5 Special Circumstances (Damaged Buildings)

Communities should be aware of a number of special circumstances that may arise when deal-
ing with damaged buildings:

B Change of ownership. Sometimes owners sell damaged buildings in SFHAs before repairs
are undertaken. Change of ownership does not have any bearing on the substantial damage
determination. Regardless of whether the determination is made before or after the sale, it
is to be based on the value prior to the date of damage.

B Multiple flood events. Communities may have to address damage resulting from multiple
flood events. All affected structures should be handled consistently:

If no repairs are made to a structure after a flood, and a second flood causes additional
damage, local officials must include all costs to repair damage from both events. The
market value of the building used in making an SI/SD determination is the value prior
to the first flood. If that value cannot be determined, the market value prior to the sec-
ond flood should be used.

If some or all repairs are made after a flood (and the cost to repair to the structure was
determined to not be substantial damage), and a second flood causes damage that must
be evaluated to determine whether the building was substantially damaged, then the
market value is the value prior to the second flood.

B Conditions discovered in the course of doing work. Occasionally, additional damage is
discovered during the course of work that has been authorized by a permit. For example,
termite damage or other conditions may not have been identified before the permitted
work is started, but it is discovered once work is underway. Such conditions may reduce the
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capacity of the load-bearing members or otherwise result in damage to the building. After
the condition is revealed, if the work that is required to address the discovered condition
triggers a change in the permit, the community must reevaluate the SI/SD determination.
The costs of the new work must be added to the cost of the improvement. The market
value of the building that was used in the original determination is used in the revised
determination.

5.6.6 Appeals of Decisions

An applicant for a permit may appeal a decision, order, or determination that was made by the
local official. This occurs most often if there is ambiguous language in a code or regulations
that leads to differing interpretations. Typically, appeals are heard by a board designated to hear
such cases, which may go by a variety of names (board of appeals, board of adjustments, etc.}.
In some small communities, the function may be handled by the jurisdiction’s governing body
(town council, board of selectmen, etc.).

An owner may appeal the local official’s finding or determination that the proposed work con-
stitutes SI/SD. The owner may appeal an SI/SD determination on the basis of insufficient
information, errors, repair/improvement costs that should be included/excluded, inappropri-
ate valuations of costs for the proppsed work, or an inappropriate method to determine the
market value of the building.

It is not appropriate for an owner who wishes to build in a manner that is contrary to the regula-
tions and codes to seek an appeal. In those cases, the owner would seek a variance.

5.6.7 Variances to the Requirements

A variance is a grant of relief from the terms of a land use, zoning, or building code regulation.
If granted, it allows construction in :1 manner that is otherwise prohibited. The burden of deter-
mining whether to grant a variance rests on the community.

The primary goals of the NFIP and local floodplain man-
agement regulations and codes are the reduction of =

. . post-FIRM buildings and substan-
damage an.d protection of put?l_lc health and safety. .Be~ fially improved buildings that do
cause a variance from the requirements for construction not comply with the NFIP require-

NFIP flood insurance policies on

in SFHAs can create an increased risk to life and prop- ments, even if authorized by a
erty, local officials should carefully Fonsider requests for properly issued variance, are rated
variances from flood elevation or other floodplain man- | according to risk. The cost will be

high if a variance allows the low-
est floor to be below the BFE (see
Figure 6-14 in Section 6.6).

agement requirements.

The NFIP regulations do not set forth absolute criteria
for granting variances [44 CFR § 60.6]. The regulations
outline procedures that communities must follow (see FEMA 480, Floodplain Management Re-
quirements: A Study Guide and Desk Reference for Local Officials for additional guidance on handling
variances). Variances shall only be issued based on the following:

B A showing of good and sufficient cause;
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B A determination that failure to grant the variance |
would result in exceptional hardship (consistent with
usage related to land use and zoning, in this contexta

Insufficient justifications for vari-
ances to the SI/SD requirements

: include:
“hardship” must be related to the land, nota financial
or personal circumstance of the owner); B Inconvenient access to an ad-
dition

B A determination that granting the variance will not

result in increased flood heights, additional threats ® Difficult access for those with

to public safety, extraordinary public expense, create physical limitations
nuisances, cause fraud on orvictimization of the public, !
or conflict with existing local laws or regulations; and B Too costly to comply

B Evidence that the variance is the minimum necessary

. e | Th t plan t
to afford relief, considering the flood hazard. GG D0

get flood insurance

As a guiding principle, a variance should pertain to the ® Building will look different
unique characteristics of the land itself. A properly issued
variance may be granted for a parcel of land with physical m Building will need a waiver of
characteristics so unusual that complying with the regu- height limitations

lation or code would create an exceptional hardship for =
the applicant. However, a variance should not be granted
based on the personal circumstances of an individual.

Sometimes variances are sought because the owner or the designer believes they will not be
able to meet the community’s floodplain management regulations. Usually there are alternative
ways to comply that would negate any purported justification for a variance, and local officials
should require consideration of those alternatives before acting on variance requests. Typical
characteristics of a parcel of land that might justify a variance include an irregularly shaped lot,
a parcel with unsuitable soils, or a parcel with an unusual geologic condition below ground lev-
el. However, it is unusual that any physical characteristic would give rise to a hardship that would
be sufficient to justify issuing a variance to the elevation requiremnent.

A community that grants a variance based on the above evidence and according to FEMA guid-
ance does not jeopardize its standing in the NFIP. However, FEMA and the States periodically
evaluate how effectively communities administer their floodplain management requirements.
FEMA becomes concerned when there is a pattern of variances that suggest the practice is used
to circumvent requirements.

Communities that administer the I-Codes may handle variances to the flood provisions through
their boards of appeals. Unless the State or community has modified or replaced the adminis-
trative provisions, the IRC specifies that the building official will review information provided
with permit applications for work on buildings in SFHAs. The official will make a finding based
on the cost of the proposed work and the market value of the building and, if the results indi-
cate the work is a substantial improvement, the finding is forwarded to the board of appeals
for a final determination. Communities have a board of appeals (which might go by another
name) to hear and decide appeals of orders, decisions, or determinations made by the building
official. The IRC outlines specific responsibilities of the board when hearing matters related to
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structures in SFHAs, including:

W Determination of substantial improvement in areas prone to flooding. Requires the board

of appeals to evaluate the building official’s finding regarding the value of proposed
improvements to determine if the work constitutes SI/SD.

B Criteria for issuance of a variance for areas prone to flooding. Sets forth specific criteria,

consistent with the minimum NFIP requirements, to be applied in the review and

consideration of variances to the minimum flood hazard area requirements.

5.6.8 Floodways

Local officials must examine proposals for work on build-

ings that are located in floodways to determine whether [

the work constitutes SI/SD. If a building is located in a
floodway, bringing it into compliance may involve a flood-
way encroachment analysis. The NFIP regulations require
that this analysis be performed for any work that encroach-
es into a floodway {44 CFR § 60.3(d) (3)]. If the analysis
indicates any increase in the BFE, the local official must
not allow the proposed work.

The analysis that is performed to delineate floodways
takes into consideration existing encroachments and ob-
structions (including buildings) that were present at the

time the data were collected for the analysis. This means that proposals for work on existing
buildings that are located in a floodway are evaluated based on whether the exterior dimensions

The NFIP defines the floodway as

the channe! or other watercourse
and the adjacent land areas that
must be reserved in order to dis-
charge the base flood without
cumulatively increasing the wa-
ter surface elevation more than a
designated height. Floodways are
delineated along most waterways
that are studied using detailed
methods.

(footprint) of the original buildings will be increased, as follows:

B No change to footprint. Substantial improvement that does not expand the footprint might

be an interior-only renovation or an added story. If the actions necessary to bring the building
into compliance do not increase the exterior dimensions, a floodway encroachment analysis
is not required. Note that enclosing a deck that is below the BFE to change it to livable space
should be treated as an addition even though the work does not increase the footprint; the
addition becomes an encroachment in the floodway and an analysis must be prepared.

Increase in footprint, substantial improvement. If work that increases the footprint (including
an increase in fill, if used for elevation) involves an addition (or a combination of interior
work and an addition) is determined to be a substantial improvement, the building must be
brought into compliance. In this case, a floodway encroachment analysis is required because
the exterior dimensions will be increased. A permit for the increase in footprint cannot be
issued if the analysis indicates any increase in the BFE. An option that may decrease the
effects of encroachment is to elevate additions on open foundations (piers or columns).

Increase in footprint, non-substantialimprovement. Local officials must reviewall proposed
development in SFHAs and authorize the development by issuing permits. Development
includes additions that do not constitute substantial improvements. If located in a floodway,
a proposal to expand the exterior dimensions of a building with an addition that is not
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(

a substantial improvement must be supported with a floodway encroachment analysis.
Although the NFIP regulations do not require that the addition be elevated and meet all
other requirements of the NFIP, the addition may be a potential encroachment into the
floodway that must be evaluated. If the floodway analysis indicates any increase in the BFE,
a permit cannot be issued for the addition.

5.6.9 VZones

Local officials must review proposals to improve struc-
tures that are located in V zones to determine compliance | ; I
with the NFIP's V zone provisions, as well as the require- In V zones, a registered profes-
ments for substantial improvements found in 44 CFR sionalfienginoars orearaiitoct shall

. . develop or review the structural de-
§ 60.3(e). In V zones, new and substantially improved sign, specifications, and plans and

buildings must: shall certify that the design and

: .- methods of construction are in ac-
B Be clevated on open foundations (pilings or columns) cordance with accepted standards

that allow floodwaters and waves to pass beneath the of practice to meet the V-zone
elevated buildings requirements.

B Be clevated so that the bottom of the lowest horizontal
structural member of the lowest floor is at or above
the BFE

( B Have the foundation anchored to resist flotation, collapse, and lateral movement due to the
' effects of wind and water loads acting simultaneously on all building components

B Have the area beneath the elevated building free of obstructions that would prevent the free
flow of floodwaters and waves during a base flood event

B Have utilities and building service equipment elevated above the BFE

B Have the walls of enclosures below the elevated building designed to break away under base
flood conditions without transferring loads to the foundation

Section 6.4 describes some of the more common exam-
ples of improvements and repairs and descriptions of hf)W ings in V zones must be elevated.
property owners and contractors can meet NFIP require- | Fjoodproofing is not allowed in V
ments (also see Tables 6-1a and 6-1b). It is important to zones, even for non-residential
note again that work on a postFIRM building cannot be buildings.

allowed if it would make the building non-compliant with
the floodplain management requirements that had to be
met when the building was constructed.

All substantially improved build-

56.10 Coastal Barrier Resource Areas

The Coastal Barrier Resources Act of 1982, and later amendments, prohibits the NFIP from
providing flood insurance for structures built or substantially improved after October 1,
L 1983, in any areas designated as undeveloped coastal barriers. These areas are mapped and

designated by Congress as units of the Coastal Barrier Resource System (CBRS) and are shown
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on FIRMs. The FIRMs also show areas designated as Oth- [
erwise Protected Areas (OPAs), which include portions - .

. . . struction and for improvements of
of coastal barnt.zrs that are used primarily for natural re- | gyisting buildings in CBRSs and
sources protection and are owned by Federal, State, and OPAs. Communities are required o
local governments or by certain non-profit organizations. administer their floodplain manage-
ment regulations even if Federal
Local officials must process permit applications for re- flood insurance is not available for
pairs and improvements to buildings in CBRSs and OPAs. new buildings and substantially,m

. . . i proved buildings in these areas.

If the work is SI/SD, then 1t must comply with the mini-

mum requirements of the NFIP. It is important to realize
that pre-FIRM buildings in CBRSs and OPAs that qualified
for NFIP flood insurance may lose that eligibility if they are substantially improved or sustain
substantial damage. Federal flood insurance may be obtained for a structure in the OPA if writ-
ten documentation certifies that the structure is used in a manner consistent with the purpose
for which the area is protected.

Permits are required for new con-

5.6.11 Revisions of the FIRM

In many communities, flood hazard maps have been re-
vised to reflect new floodplain studies, better flood data,

P e

The NFIP expects communities to
maintain copies of all flood hazard

improved topographic data, new encroachments and maps, even those that have been
bridges, and for other reasons. When flood hazard maps replaced with revised maps. This is
are revised, either the SFHAs expand in area and the especially important when work is

BFEs increase, or the SFHAs reduce in area and the BFEs proposed on post-FIRM buildings.
decrease. Map revisions may reflect changes in communi- ~
ty boundaries, zone designation, new floodway delineations, or changes in floodway boundaries.
Also, A zones without BFEs may be studied and shown with BFEs, or waterways that were previ-
ously unmapped may be shown with SFHAs.

Communities must maintain all versions of their Flood Insurance Studies (FISs) and flood
hazard maps. This is an important responsibility because it affects consideration of work on
buildings constructed in compliance with a map that pre-dates a current effective map. Section
6.4.8 describes repairs and improvements on post-FIRM buildings where there have been revi-
sions to the FIRM.

5.6.12 Inspections

Even when building permits and construction plans are complete, proper inspections during
construction are important to determine whether any work has deviated from the approved
permits and plans. Building inspectors need to understand the flood damage-resistant design
and construction requirements that they are to check during inspections. If deviations from the
conditions of a permit or plans are discovered early during construction, it will be easier to work
with the owner and builder to achieve compliance through corrective actions.

Using a plan review and inspection checklist can make inspections easier because the inspec-
tor has a standardized summary of floodplain management requirements. A checklist also
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documents the inspection, which can be important if

questions arise regarding compliance. Witz (1AL IR @Il

to obtain and retain documenta-

. . . . tion of the lowest floor elevations of
The following inspections are recommended for build- | new buildings and substantialty im-

ings that are required to be brought into compliance with proved buildings. FEMA's Ejevation
the floodplain management requirements for new con- | Certificate is designed specifically

struction and substantial improvements: for this purpose.

B Footing or Foundation Inspection. Buildings and FEMA’s Floodproofing Certificate
additions that are elevated on solid perimeter is designed to satisfy the documen-
foundation walls create enclosures below the elevated tation requirements when non-res-

idential buildings are proposed to
be dry floodproofed.

buildings (e.g., crawlspace or underfloor space).
Inspectors should check for the specified number, size,
and location of flood openings. The bottom of each
flood opening must be no higher than 1 foot above finished exterior grade or interior floor;
flood openings should not be confused with underfloor air ventilation openings, which are
located just under the floor level. For slab-on-grade (and stemwall) foundations, the lowest
floor inspection is also conducted at this time.

B Lowest Floor Inspection. The best time to verify compliance with the elevation requirement
is after the lowest floor elevation is set, but before further vertical construction takes place.
An error in elevation of a foot or two may seem minor, but corrective action can be expensive
and complicated if that error is discovered after the walls and roof are in place.

B HVAC Inspection. Verify that utilities and mechanical equipment are elevated or designed
to prevent water from entering or accumulating within the components during conditions
of flooding [44 CFR § 60.3(a)(3)]. Frequently overlooked items include heating, ventilation,
and cooling equipment; electrical outlets; plumbing fixtures; and ductwork that is installed
under the floor, usually in a crawlspace.

B Enclosure Inspection. Inspect enclosures below elevated buildings to ensure that they comply
with the limitations on use (parking, building access, or storage), protection of HVAC
described above, the use of flood damage-resistant materials, and the specific requirements
based on the flood zone (openings in A zones or breakaway walls in V zones).

B Final Inspection. A final inspection to document compliance can be performed at the same
time as the final inspection to issue the occupancy certificate. During final inspections:

Collect the “as-built” documentation of elevations prior to the final sign-off and issuance
of occupancy certificates.

If used, complete and sign the plan review and inspection checklist and place all inspec-
tion reports in the permit file.

5.6.13 Enforcement and Violations

Proper enforcement of the floodplain management provisions is a critical part of fulfilling a
community’s responsibility under the NFIP. During construction, violations of the provisions
must be resolved as soon as they are discovered and before further construction takes place.
What may first appear to be a minor violation could turn out to be a significant issue that not
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only exposes property owners and occupants to future
flood damage, but results in higher NFIP flood insurance
policies.

The NFIP expects communities to
attempt all reasonable actions to
bring violations into compliance.
When such: attempts are unsuc-
If the community has exhausted legal means to remedy a cessful, the community should

violation and the owner refuses to resolve the matter and | contactthe NFIP State Coordinator
bring the building into compliance, the community may | ©f the FEMA Regional Office for
cite the structure as a violation in accordance with Sec. L

1316 of the National Flood Insurance Act of 1968. This

provision allows the NFIP to deny flood insurance on the building that remains in violation, and
on all other insurable buildings on the property. Owners who refuse to resolve violations should
be informed that denial of flood insurance can have significant consequences: the property may
be difficult to sell; the owner may have problems with the mortgage lenders if flood insurance
cannot be maintained; and future Federal disaster assistance may be denied.

A community’s standing in the NFIP depends on making a goed faith effort to successfully re-
solve violations. By allowing a violation to go unresolved, the community may set a precedent,
making it more difficult to take future enforcement actions and potentially jeopardize partici-
pation in the NFIP.

5.6.14 Recordkeeping

Obtaining certain documentation and maintaining complete permit records are key respon-
sibilities for communities that participate in the NFIP. Certifications or documentation of the
following must be maintained for all new buildings constructed in SFHAs and, if applicable, for
buildings that are substantially improved:

M The permit application form and all attachments, including the site plan
Documentation of the SI/SD determination
Community letter documenting the SI/SD determination (Section 5.6.15)

|
|
B Floodway encroachment analyses (Section 5.6.8)

W Records of inspections of the project while under construction such as obtaining the lowest
floor elevations, which is initially obtained after the foundation is in place but prior to

further vertical construction, and other pertinent elevations

B Design of engineered openings that are used as alternatives to the prescriptive openings in
the walls of enclosures below elevated buildings in A zones (see FEMA Technical Bulletin
1, Openings in Foundation Walls and Walls of Enclosures Below Elevated Buildings in Special Flood
Hazard Areas)

B In coastal high hazard areas, engineering certifications of designs and construction methods
of new and substantially improved buildings (5.6.9)

M Designs for breakaway walls around enclosures below elevated buildings in V zones if
prescriptive solutions are not used (see FEMA Technical Bulletin 9, Design and Construction
Guidance for Breakaway Walls Below Elevated Buildings Located in Coastal High Hazard Areas)
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B Evidence that work proposed for listed historic structures will not preclude continued listing
(Section 6.5.1)

8 Variance proceedings, including justifications and notifications to recipients (Section
5.6.7)

B Record of final inspections of the construction project before the certificate of occupancy is
issued, such as location and size of openings, location of utilities, and “as-built” lowest floor
elevation

B Certification of the elevation to which any nonresidential building has been floodproofed
before the certificate of occupancy is issued

Although the use of checklists is not required by the NFIP, it is a good way to document plan
reviews, inspections, and compliance. Some communities use checklists during plan reviews
to verify that appropriate flood damage-resistant provisions have been checked and found to
satisfy the applicable requirements. Similarly, the use of inspection checklists improves the con-
sistency of inspections and helps verify the flood damage-resistant requirements.

5.6.15 lssuing SI/SD Determination Letters

Local officials should convey SI/SD determinations to : :
property owners in an official letter. Because this letter :;ySftljct)):él?:;laallngatmh:gguil;ir?ga:ierg
notifies the owners of a significant requirement, it is rec- insured by the NFIP, then the SD
ommended that it be sent in a manner that documents determination letter is necessary
receipt by the addressee. Appendix E includes three for owners to file ICC claims under
sample letters to send SI/SD determinations to property NFIP flood insurance policies to
owners. One sample is used to notify owners when a lo- | help pay to bring the buildings jnt'o
cal official determines that proposed improvements are ggmphapce withEnelcommuinya
. g . odplain management require-
substantial improvements. Another sample is used to NO- | ments (Sections 5.6.4 and 7.6).
tify owners when a local official determines that buildings L_ :
have sustained substantial damage. The third sample is
used to notify owners that it has been determined that damage does not constitute substantial
damage. The local official should offer to meet with owners or representatives to explain the
various aspects required for buildings to meet the community’s floodplain management regula-
tions for new buildings, explained in Chapter 6.

5.6.16 Rescinding SI/SD Determinations

Local officials use data to make findings and determinations regarding whether work consti-
tutes substantial improvement or repair of substantial damage. The data, described in detail in
Chapter 4, consist of the cost estimates of the proposed improvements or the cost estimates of
work that is required to repair damaged buildings to their pre-damage condition, regardless of
the amount of work that will be done. The data also include the market values of buildings prior
to the improvement or before the damage occurred.
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Determinations usually are based on data provided by the owner, the owner’s representative,
or a contractor. Other sources of repair costs and improvement costs and market value are de-
scribed in Chapter 4.

Following receipt of an SI/SD determination, property owners may appeal the determination
(Section 5.6.6) or may submit new data and request that the initial determination be rescinded.
When new data are provided, local officials should evaluate it carefully. Rescinding 2 determi-
nation means the owner's investment in a flood-prone area would take place in a manner that
continues the exposure of the existing structure and the investment to flood damage. Commu-
nities should thoroughly document and retain evidence of any appeals and changes to S1/SD
determinations in their permanent records.

5.7 Exceeding NFIP Minimum Requirements

Some States and communities have adopted requirements T

for SI/SD that exceed the NFIP minimum requirements In}2003jthe Assodlation of State

to better protect their citizens and property. The NFIP Floodplain Managers, inc. (ASFPM)
= ; . ) reported that several States have

encourages communities to evaluate their own situations, | requirements that exceed the NFIP

degree of flood risk, and vulnerability of their residential minimum requirements for sub-

and commercial properties, and to consider adopting re- stantial improvement. In these

quirements that are more restrictive in order to achieve | cases, State requirements lake

the long-term goal of being more resistant to flood di- [MIPrESRdeNCe:

sasters. The more restrictive provisions take precedence.

Man? COII‘{mUIIII-LLCS adopt higher s,tandal ds in order_ to I_The GRS has thies goals: ]

qualify for credit under the NFIP’s Community Rating

System (CRS). Section 5.7.1 is an overview of the CRS, | 1, Reduce flood losses

a voluntary program that provides discounts on Federal o Facilitate accurate insurance

flood insurance rates. rating

In terms of higher standards that relate to S1/SD, the two g 51:31.?:::1?: LECICI XA 2

approaches that exceed the NFIP minimuims are:

B Lower threshold for SI/SD (Section 5.7.2)
B Cumulative SI/SD (Section 5.7.3)

5.7.1 Community Rating System

The NFIP established the Community Rating System to encourage activities that exceed the
NFIP minimum requirements and are effective at reducing flood damage and claims under the
NFIP. In communities that apply to the CRS and are verified as implementing certain activities,
citizens who purchase Federal flood insurance benefit from discounts on premiums ranging
from 5 percent to as much as 45 percent.

For more than 40 years, communities that participate in the NFIP have recognized flood haz-
ards in their construction and development decisions. Until 1990, the NFIP had few incentives
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for communities to do more than administer the minimum NFIP regulatory provisions. During
those early years, flood insurance rates were the same in every community, even though some
elected to exceed the minimum provisions.

The CRS is a voluntary program. Any community that | _ oo o B )
is in full compliance with the regulations of the NFIP is he offers|credits 1ojcoMmm:
nities that adopt more restrictive

considered to be in “good standing” and may apply for a requirements for S/SD.
CRS classification. A community’s CRS classification is a |
ranking based on the credit points calculated for specific — |
floodplain management activities undertaken to meet the CRS credits are available to com-
goals of the NFIP and the CRS. There are 18 creditable | munities that adopt more restrictive
activities organized under 4 categories. One category in- | SVSD requirements:

cludes more restrictive requirements for work on existing
buildings.

m 43 CRS communities get credit
for a lower threshold for SI/SD

The discount on NFIP flood insurance premiums isonly | @ 288 CRS communities get cred-
one incentive for communities to undertake activities it for cumulative SYSD
credited by the CRS. The larger benefits are improved
public safety, reduced damage to property and public in- | (Data as of October 2009)
frastructure, avoidance of economic disruption and losses, L

reduction of human suffering, and protection of the en-

vironment.

Additional information about the CRS can be found through the appropriate NFIP State Coor-
dinator, the appropriate FEMA Regional Office, by downloading the Coordinator’s Manualat the
CRS Resource Center (http:// training.fema.gov/EMIWeb/ CRS), or by checking the NFIP CRS
section of FEMA’s website at http:// www.fema,gov/business/nfip/ crs.shtm.

5.7.2 Lower Threshold for SI/SD

The NFIP’s threshold for determining whether proposed work constitutes substantial improve-
ment, or repair of substantial damage, is 50 percent. Compliance is required when the costs of
an improvement or the costs to repair damage equal or exceed 50 percent of a structure’s mar-
ket value.

Adopting a lower threshold, such as 40 percent or 30 percent, is perhaps the easiest way to ex-
ceed the NFIP minimum requirement. The concept is simple — compliance is required when
the ratio of costs compared to market value equals or exceeds the lower percentage specified in
the community’s regulations. Communities should make certain that they uniformly apply the
lower threshold to all buildings in SFHAs, even after events that cause damage to many build-
ings, regardless of the cause of the damage.

Additional guidance for regulatory language and implementation of a lower threshold for SI/
SD is found in CRS Credit for Higher Regulatory Standards, which is accessible online (http:/ / www.
fema.gov/library/ viewRecord.do?id=2411).
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5.7.3 Cumulative SI/SD

Many pre-FIRM buildings are subject to repetitive flood damage. Because of the nature of many
flood hazard areas where repetitive flooding occurs, many of the buildings in these areas are
unlikely to sustain the level of damage that qualifies as substantial damage based on the NFIP
minimum 50 percent trigger. One way that communities can achieve long-term reduction of
flood losses is to adopt a requirement that all improvements and repairs are tracked over time
and counted towards the SI/SD determination. Another reason some communities take this ap-
proach is to capture “phased improvements,” described in Section 5.6.2.

Adopting what is usually referred to as a “cumulative substantial improvement” requirement
means that buildings will be brought into compliance with flood damage-resistant standards
sooner than if the community administers the minimum NFIP requirement, which applies to
each separate application for improvements and repairs.

The following change to the definition of “substantial improvement” is an example of how
a cumulative substantial improvement requirement can be implemented (suggested new text
is underlined). A more limited approach would be to count only repairs of damage (not im-
provements) in a cumulative manner. Communities should carefully consider the period of
time to specify, whether the “life of the structure” or a specific period of time, such as 5-, 15-, or
30-years.

“Substantial improvement * means any combingtion of repairs, reconstruction, rehabilitation, addi-
tion, or other improvement of a structure taking place during [insert period of time selected by the
communityl the cost of which equals or exceeds fifty percent of the market value of the structure before
the work is started. This term includes structures that have incurred ‘substantiol damage,’ regard-
less of the actual repair work performed.

A good system for recording and accessing records is necessary to administer a cumulative 81/
SD requirement. Each time an owner applies for a permit to make improvements or repairs, the
records for that building must be checked. Obviously, this is feasible only if those records are
retained over the period of time specified in the regulations.

Tracking the cost of repairs and improvements over time is straightforward but, for the purpose
of making SI/SD determinations, the community must have a market value to compare to those
costs. Because the market value of a building changes over time, communities need to decide
how they will handle those changes. One approach is to obtain the market value each time a
permit is obtained, use it in the computation each time, and add the resulting percentages.
Communities may choose to accumulate percentages or repair/improvement costs over a set
period of years. Table 5-1a illustrates this approach where market value increases steadily, and
Table 5-1b illustrates this approach where the market value first decreases and then increases.

51/SD DESK REFERENCE 5-19



(.

5  ADMINISTERING SUBSTANTIAL IMPROVEMENT AND SUBSTANTIAL DAMAGE REQUIREMENTS

Table 5-1a. Tracking Cumulative Substantial Improvements, Determining Market Value for Each Permit Application
(shows increases in market value).

Elapsed time
from initial permit

Current market
value

{at the time of each

Cost of
improvement

Cost as percentage

of current

Cumuiative
percentage

application

permit application}

market value

0 year $100,000 $10,000 10% 10%
3 years $110,000 $42,000 38% 48%
6 years $120,000 $10,000 8% 56%

* In this example, the 50 percent threshoid is reached with the third permit application,

Table 5-1b. Tracking Cumulative Substantial Improvements, Determining Market Value for Each Permit Application
(shows decrease, then increase in market value).*

0 year $100,000 $10,000 10% 10%
3 years $90,000 $28,000 31% 41%
6 years $105,000 $10,800 10% 51%

* |n this example, the 50 percent threshold is reached with the third permit application.

Communities will only have records of work for which permits are required. Owners may un-
dertake work that does not require a permit (e.g., patching a roof or replacing a window) and
those costs would not count towards the cumulative substantial improvement. It is not the in-
tent of a cumulative substantial improvement requirement to discourage general maintenance
and upkeep. However, if any part of the work requires a permit, then all of the proposed work
is counted in the SI/SD determination. For example, as part of a project to repair roof damage
that involves replacing rafters and underlayment, the owner may decide to replace shingles on
an undamaged portion of the roof. The cost of the re-shingling is included in the determina-
tion.

Additional guidance for regulatory language and implementation of a cumulative substantial
improvement requirement is found in CRS Credit for Higher Regulatory Standards.

5.8 Recommendations to Improve Flood Resistance

Local officials can encourage owners to improve the flood resistance of older buildings during
the course of repairs and improvements even if owners propose improvements or repairs that
do not trigger the SI/SD requirements. Improving resistance can facilitate rapid clean-up and
recovery, and reduce repair costs. Whether these actions are applicable to a specific situation
depends, in part, on the characteristics of the flood hazard and the building:
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Replace gypsum board or wood paneling below the BFE (preferably below the BFE plus 1
foot or more) with vinyl panels that can be removed to facilitate clean-up and drying before
being reinstalled.

Replace insulation with closed-cell foam insulation that can be cleaned, dried, and
replaced.

Replace flooring and floor finishes with flood damage-resistant materials.

Relocate mechanical equipment out of basements or other flood-prone spaces and elevate
above the BFE.

Abandon the use of below-grade areas (Basements) and fill them in to prevent structural
damage.

Install flood openings in crawlspace foundation walls and garage walls (see FEMA Technical
Bulletin 1, Openings in Foundation Walls and Walls of Enclosures Below Elevated Buildings in
Special Flood Hazard Areas).

Install backflow devices in sewer lines.

If sufficient warning time is available from official sources, pre-plan actions to move contents
from the lower floors to the higher floors when a warning is issued.

]|
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Explanation of the Cost Tables

This manual shows construction or replacement
costs for a wide variety of residential, commercial,
inclustrial, public, agricultural ang military buildings.
For your convenience and to minimize the chance
of an error, all the cost and reference information
you need for each building type is brought together
on two or three pages. After reading pages 4 to 6,
you should be able to tumn directly to any building
type and create an error-free estimate or appraisa
of the construction or replacement cost.

The costs are per square foot of floor area for
the basic building and additional costs for optional
or extra components that differ from building to
bulding. Bulding shape, floor area, design
elements, materials used, and overall quality
influence the basic structure cost. These and other
cost variables are isolated for the building types
Components included in the basic square foot cost
are listed with each building type. Instructions for
using the basic building costs are included above
the cost tables. These instructions include a fist of
components that may have to be added to the
basic cost to find the {otal cost for your structure.

The figures in this manual are intended to reflect
the amount that would be paid by the first user of a
building completed in rmid-2024.

Costs in the tables include all construction costs:
labor, material, equipment, plans, building permit,
supervision, overhead and profit. Cost tables do
not include land value, site development costs,
government mandated fees (other than the building
permity or the cost of modifying unusual soil
conditions or grades. Construction expense may
represent as much as 60% or as little as 40% of the
cost to the first building owner. Site preparation,
utility lines, government fees and mandates,
finance cost and marketing are not part of the
construction cost and may be as much as 20% of
the cost to the first building owner,

Building Quality

Each number class has been assigned a word
description {such as best, good, average or low) for
convenience and to help avoid possible errors.

The quality specifications do not reflect some
design features and construction details that can
make a building both more desirable and more
costly. When substantially more than basic design
elements are present, and when these elements
add significantly to the cost, it is appropriate to
classify the guality of the building as higher than
would be warranted by the materials used in
construction.

Many structures do not fall into a single class
and have features of two quality classes. The tables
have "half classes" which apply to structures which
have some features of one class and some
features of a higher or lower class. Classify a
building into a "half class" when the quality
elements are fairly evenly divided between two
classes. Generally, quality elements do not vary
widely in a single building. For example, it would be
unusual to find a top quality single family residence
with minimum quality roof cover. The most weight
should be given to quality elements that have the
greatest cost. For example, the type of wall and
roof framing or the quality of interior finish are more
significant than the roof cover or bathroom wall
finish. Careful evaluation may determine that certain
structures fall into two distinct classes. In this case,
the cost of each part of the building should be
evaluated separately.

Building Shapes

Structures vary widely in quality and the quality
of construction is the most significant variable in the
finished cost. For estimating purposes the structure
should be placed in one or more quality classes.
These classes are numbered from 1 which is the
highest quality generally encountered. Each section
of this manual has a page describing typical
specifications which define the quality class.

Shape classification considers any cost
differences that arise from variations in building
outline. Shape classification considerations vary
somewhat with different building types. Where the
building shape often varies widely between
buildings and shape has a significant effect on the
building cost, basic building costs are given for
several shapes. Use the table that most closely
matches the shape of the building you are
evaluating. If the shape falls near the division
between two basic building cost tables, it is
appropriate to average the square foot cost from
those two tables.
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Explanation of the Cost Tables

Area of Buildings

The basic building cost tables reflect the fact that
arger buildings generally cost less per square foot
than smaller buildings. The cost tables are based
on square foot areas which include the following:

1. All floor area within and including the exterior
walls of the main building.

2. Inset areas such as vestibules, entrances or
porches outside of the exterior wall but under the
main roof.

3. Any enclosed additions, annexes or lean-tos with
a square foot cost greater than three-fourths of
the square foot cost of the main building.

Select the basic building cost listed below the
area which falls closest to the actual area of your
building. If the area of your building falls nearly mid-
way between two listed building areas, it is
appropriate to average the square foot costs for the
listed areas.

Wall Heights

Square foot costs of most building design types
must be adjusted if the actual wall height differs
from the listed wall height, Wall height adjustment
tables are included for buildings requiring this
adjustment. Wall beight adjustment tables list
square foot costs for a foot of difference in
perimeter wall height of buildings of various areas.
The amount applicable to the actual building area
is added or deducted for each foot of difference
from the basic wall height.

Buildings such as residences, medical-dental
buildings, funeral homes and convalescent
hospitals usually have a standard 8-foot ceiling
height except in chapels or day room areas. If a
significant cost diflerence exists due to a wall
neight variation, this factor should be considered in
establishing the guality class.

Other Adjustments

Building costs are based on the wall heights
given in the instructions for each building cost
table. Wall height for the various floors of a building
are computed as follows: The basement is
measured from the bottom of floor slab to the
bottom of the first floor slab or joist. The main or
first floor extends from the bottom of the first floor
slab or joist to the top of the rootf slab or ceiling
joist. Upper floors are measured from the top of the
floor slab or floor joist to the top of the roof slab or

ceiling joist. These measurements may be
illustrated as follows:
Upper stories
L 2
1" story
F 3
Basement

A common wall exists when two buildings share
one wall. Cornmon wall adjustments are made by
deducting the in-place cost of the exterior wall
finish plus one-half of the in-place cost of the
structural portion of the common wall area.

If an owner has no ownership in a wall, the in-
place cost of the exterior wall finish plus the in-
place cost of the structural portion of the wall
should be deducted from the total building costs.
Suggested common wall and no wall ownership
costs are included for many of the building types.

Some sqguare foot costs include the cost of
expensive veneer finishes on the entire perimeter
wall. When these buildings butt against other
buildings, adjustments should be made for the lack
of this finish. Where applicable, linear foot cost
deductions are provided.

The square foot costs in this manual are based
on composite costs of total buildings including
usual work room or storage areas. They are
intended to be applied on a 100% basis to the total
building area even though certain areas may or
may not have interior finish. Only in rare instances
will it be necessary to modify the square foot cost
of a portion of a building.

Multiple story buildings usually share a common
roof structure and cover, a common foundation and
common floor or ceiling structures. The costs of
these components are included in the various floor
levels as follows:
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Explanation of the Cost Tables

The first or main floor includes the cost of a floor
structure built at ground level, foundation costs for
a one-story building, a complete ceiling and roof
structure, and a roof cover. The basement includes
the basement floor structure and the difference
between the cost of the first floor structure built at
ground level and its cost built over a basement. The
second floor includes the difference between the
cost of a foundation for a one-story building and
the cost of a foundation for a two-story building and
the cost of the second story floor structure.

Location Adjustments

The figures in this manual are intended as
national averages for metropolitan areas of the
United States. Use the information on page 7 to
adapt the basic building costs to any area listed.
Frequently building costs outside metropolitan
areas are 2% to 6% lower if skilled, productive,
tower cost labor is available in the area. The factors
on page 7 can be applied to nearly all the square
foot costs and some of the "additional” costs in this
book.

Temporary working conditions in any community
can affect construction and replacement costs.
Construction which must be done under deadline
pressure or in adverse weather conditions or after a
major fire, flood, or hurricane or in a thin labor
market can temporarily inflate costs 25% to 50%.
Conditions such as these are usually temporary
and affect only a limited area. But the higher costs
are real and must be considered, no matter how
limited the area and how transient the condition,

Depreciation

exceptionally high ceiling can reduce the life
expectancy of a residence. Some functional
obsclescence can be cured. The physical life
tables do not consider functional obsolescence.

Economic obsolescence is caused by conditions
that occur off site and are beyond control of the
owner. Examples of economic obsolescence
include a store in an area of declining economic
activity or obsolescence caused by governmental
regulation (such as a change in zoning). Because
this kind of obsolescence is particularly difficult to
measure, it is not considered in the physical life
tables.

"Effective age” considers all  forms of
depreciation. It may be less than chronological age,
if recently remodeled or improved, or more than the
actual age, if deterioration is particularly bad.
Though effective age is not considered in the
physical life tables, it may yield a better picture of a
structure’s life than the actual physical age. Once
the effective age is determined, considering
physical, functional and economic deterioration,
use the percent good tables on pages 43, 235 or
269 to determine the present value of a depreciated
building. Present value is the result of multiplying
the replacement cost (found by using the cost
tables) by the appropriate percent good.

Limitations

Depreciation is the loss in value of a structure
from all causes and is caused primarily by three
forms of obsolescence: (1) physical (2) functional,
and (3) economic.

Physical obsolescence is the deterioration of
building components such as paint, carpets or
roofing. Much of this deterioration is totally curable.
The physical life tables on pages 43, 235 and 269
assume normal physical obsolescence. Good
judgment is required to evaluate how deferred
maintenance or rehabilitation will reduce or extend
the anticipated physical life of a building.

Functional obsolescence is due o some
deficiency or flaw in the building. For example, too
few bathrooms for the number of bedrooms or an

This manual will be a useful reference for anyone
who has to develop budget estimates or
replacement costs for buildings. Anyone familiar
with construction estimating understands that even
very competent estimators with complete working
drawings, full specifications and precise labor and
material costs can disagree on the cost of a
building. Frequently exhaustive estimates for even
relatively simple structures can vary 10% or more.
The range of competitive bids on some building
projects is as much as 20%. Estimating costs is not
an exact science and there's room for legitimate
disagreement on what the “right” cost is. This
manual can not help you do in a few minutes what
skilled estimators may not be able to do in many
hours. This manual will help you determine a
reasonable replacement or construction cost for
most buildings. It is not intended as a substitute for
judgment or as a replacement for sound
professional practice, but should prove a valuable
aid to developing an informed opinion of value.
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* QUITCLAIM DEED WITHOUT COVENANT
(Maine Statutory Short Form)

MARIANNE GOULD JUTRAS of Richardson, Texas and CYNTHIA GOULD
JUTRAS of Somersworth, New Hampshire (hereafter referred to as
“Grantors") for consideration paid, do hereby release unto DIANE
JUTRAS HARBAUGH and ROCBERT A. JUTRAS, as Trustees of the ELIZABBTH-
GRACE REALTY TRUST, under Trust Agreement dated Jamuary 1, 1994,
and their successors as Trustees under said Trust Agreement, the
following property:

A certain lot of land, with the buildings thereon, situated in
Wells, in the County of York, State of Maine, and bounded and
described as follows:

BEGINNING ten feet Easterly from the East front piazza post of
the house on the premises and at the stone wall; thence N
11.5° W One Hundred and Ten (110) feet, more or less, by land
formerly of O0.J. Hubbard to the town way in the rear of said
lot, thence Southwesterly by said town way forty-five (45)
feet to land now or formerly of Royal Lord; thence
Southeasterly and parallel with the first mentlioned sideline
to the sea beach; thence Easterly by sald sea beach forty-five
feet to a point; and thence N 11.5° W across a right-of-way to
the place of beginning.

NO RLE. TRANSFER TAX PAID

Excepting and reserving the rights of all persons, if any, to
pass and repass over and upon the road on the sea wall in
front of the premises abovae described.

Meaning and inteading te convey the same property conveyed to
the within Grantors by deed of Grace Gould dated April 3, 1981
and recorded in the York County Reglstry of Deeds in Book
2772, Page 111.

IN WITNESS WHEREOF, MARIANNE GOULD JUTRAS and CYNTHIA GOULD

JUTRAS have caused these presents to be signed and sealed this
1st day of January, 1994.

ALlor, M i Birdh Netia)

: Witness MARIANNE GOULD JUTRAS/ Grantor

State of

County of _Dallas

Personally appeared before me, the above-named Marianne Gould
Jutras, and made cath that the foregoing is her own free act and
deed.

Before me,

! KAREN L BHAUM
ASY COMMBSSKE! EXIHES
@ iy 29, 1097 Notary Public\Attorney at Law
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Wft?eaa '7 %%‘I’HIA GOULD %%g, Grantor

State of New Rampshire
County of _RoCKingnan

Personally appeared before me, the above-named Cynthia Gould

Jutras, and made oath that the foregoing is her own free act and
deed.

Before me,

‘”_V‘ngﬁ& G. }.mu 2 & -
Notary Publich

RECEIVED YORK S.5
9y MAR 3! AHN:39

TTEST: (LoD Tleme
REMCRE - 07 GEERS




Return to:

Robert A. Jutras, Esqg,

Sheehan, Schiavoni, Jutras & Magliccchetti, LLP
70 Bailey Boulevard

Haverhill, MA 01830

RESIGNATION OF TRUSTEE
ELIZABETH-GRACE REALTY TRUST
This instrument dated December 25 2021 is to evidence that I, Diane Jutras Harbaugh,
pursuant to the provisions of Article VI of the Elizabeth Grace Realty Trust, u/d/t dated January
1, 1994, hereby resign as Trustee effective this date.

In Witness Whereof, I, the undersigned, Diane Jutras Harbaugh, have hereunto set my

hand and seal this day.
C s Dot etk
Diane Jutra§ Harbaugh i
STATE OF TEXAS
Dallas County December 3__-_-'2 2021

On this 2_5 day of December, 2021, before me, the undersigned notary public, personally
appeared Diane Jutras Harbaugh, and proved to me through satisfactory evidence of
identification, which was a valid Texas driver’s license, to be the person whose name is signed
on the preceding or attached document, and acknowledged to me that she signed it voluntarily
for its stated purpose. v 4

Notary Public

STATE OF TEXAS

/ .
Notary Public ; = s
My commission expires: / Z/ H f 2022,



Return to:

Robert A. Jutras, Esq.

Sheehan, Schiavoni, Jutras and Magliocchetti, LLP
70 Bailey Boulevard

Haverhill, MA 01830

APPOINTMENT OF JULIE JUTRAS DHERI AS CO-TRUSTEE OF
ELIZABETH GRACE REALTY TRUST

We, David P. Jutras and Diane Jutras Harbaugh, being the beneficiaries listed on
Schedule A of the Elizabeth Grace Realty Trust u/d/t dated January 1, 1994, pursuant to Article
VI, hereby appoint Julie Jutras Dheri, of 1420 Sandpiper Spit, Point Richmond, California, as

Successor Co-Trustee, together with Robert A. Jutras.

In Witness Whe\reof; We the undersigned, hereunto set our hands and seals this£9 _day
]
of December, 2021.

[Signature pages to follow.]



David P. Jutras ¢~

STATE OF TEXAS

Collin County December © 9/, 2021

On this E_‘f/_ day of December, 2021, before me, the undersigned notary public,
personally appeared David P. Jutras, and proved to me through satisfactory evidence of
identification, which was a valid Texas driver’s license, to be the person whose name is signed
on the preceding or attached document, and acknowledged to me that he signed it voluntarily for

its stated purpose. w i
ile—
e s’ §
Notary Public //
STATE OF TEXAS Notary Public :

ID#11360877
Ex

My commission expires: f<///{Z20Z 2




D1ane Jutras Harbaugh

STATE OF TEXAS
Dallas County DecemberZ ¥, 2021

On this z—ﬁ/ day of December, 2021, before me, the undersigned notary publie,
personally appeared Diane Jutras Harbaugh, and proved to me through satisfactory evidence of
identification, which was a valid Texas driver’s license, to be the person whose name is signed
on the preceding or attached document, and acknowledged to me that she signed it voluntarily

for its stated purpose. Z
/-
AT

GFHCELDAIGLESIAS y
o 1% Natary Public

STATE OF TEXAS . ]
ID#1 1360877 Notary Public

My commission expires: { Z

{H !ZUZC——
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Return to:

Robert A. Jutras, Esq.

Sheehan, Schiavoni, Jutras and Magliocchetti, LLP
70 Bailey Boulevard

Haverhill, MA 01830

ACCEPTANCE OF SUCCESSOR CO-TRUSTEE
OF ELIZABETH GRACE REALTY TRUST

I, Julie Jutras Dheri, of 1420 Sandpiper Spit, Point Richmond, California, hereby accept
the appointment as Successor Co-Trustee of the Elizabeth Grace Realty Trust w/d/t dated January

1, 1994, Such acceptance shall become immediately effective without further ratification,

R & I#ZDM

Dated: December 29, 2021 {2 ¥4
Julicutras Dhbri
Sccessor,Cé-Trustee

COMMONWEALTH OF MASSACHUSETTS

Essex County December 29, 2021

identification, whic Wwas a valid California driver’s license, to be the person whose name is
signed on the preceding or attached document, and acknowledged to me that she signed it
voluntarily for its stated purpose as her free act and deed.

S

LINDA L. SICILIANO ooy 7 /
& Notary Public v P /;/, b(\j) ny @
COMMONWEALTHQFMASSACHUSETTS ; PN N
@ My Commission Expires On Q//’%(l N4 /[(/Zlf U

September 28, 2023 Linda L. Siciliano
'Wﬂ._ .
Notary Public

My Commission Expires: 09/28/2023
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QUITCLAIM DEED WITHOUT COVENANT
(Maine Statutory Short Form)

MARIANNE GOULD JUTRAS of Richardson, Texas and CINTHIA GOULD
JUTRAS of Somersworth, New Hampshire (hereafter referred to as
“Grantorse") for consideration paid, do hereby release unto DIANE
JUTRAS HARBAUGH and ROBERT A. JUTRAS, as Trustees of the ELIZABETH-
GRACE REALTY TRUST, under Trust Agreement dated Jamuary 1, 1994,
and their successors as Trustees under said Trust Agraeement, the
following property:

A certain lot of land, with the buildings thereon, situated in
Wells, in the County of York, State of Maine, and bounded and
described as follows:

BEGINNING ten feet Easterly from the East front piazza post of
the howse on the premises and at the stone wall; thence W
11.5° W One Hundred and Ten (110) feet, more or less, by land
formexrly of 0.J. Hubbard to the town way in the rear of said
lot, thence Southwesterly by said town way forty-five (45)
feet to land now or formerly of Royal Lord; thence
Southeasterly and parallel with the first mentioned sideline
to the sea beach; thence Easterly by said sea beach forty-five
feet to a point; and thence N 11.5° W across a right-of-way to
the place of beginning.

Bxcepting and reserving the rights of all persons, if any, to
pass and repass over and upon the road on the sea wall in
front of the premises above described.,

Meaning and inteading to convey the same property conveyed to
the within Grantors by deed of Grace Gould dated April 3, 1981
and recorded in the York County Registry of Deeds in Book
2772, Page 111.

IN WITHESS WHEREOF, MARTANNE GOULD JUTRAS and CYNTHIA GOULD

JUTRAS have caused these presents to be signed and sealed this
1st day of January, 1994.

_Hhelma Al N trinnnns it d Seclig)

Witness MARIANNE GOULD JUTRAS &érantor

State of Ig@g
County of _Dagllas

Personally appeared before me, the above-named Marianne Gonld
Jutras, and made oath that the foregoing is her own free act and
deed.

Before me,

KAREH L. 6MAUM
ANV COMMSSIOS EXNES
@ Junuaty 20, 1697 Notary Public\Atterney at Law
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wrt?ess '7 %TRIA GOULD %, Grantor

State of New Hampshire
County of _ROcKingnam

Personally appeared before me, the above-named Cynthia Gould
Jutras, and made oath that the foregoing is her own free act and
deed.

Before me,

G. S
Wotary Public\ki

RECEIVED YORK S.S
9 HAR 31 AHII: 39
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Return to:

Robert A, Jutras, Esq.

Sheehan, Schiavoni, Jutras & Magliocchetti, LLP
70 Bailey Boulevard

Haverhili, MA 01830

RESIGNATION OF TRUSTEE
ELIZABETH-GRACE REALTY TRUST
This instrument dated December 25 2021 is to evidence that [, Diane Jutras Harbaugh,
pursuant to the provisions of Article VI of the Elizabeth Grace Realty Trust, u/d/t dated January
1, 1994, hereby resign as Trustee effective this date.

In Witness Whereof, I, the undersigned, Diane Jutras Harbaugh, have hereunto set my

hand and seal this day.
i Do Hortbczeat.
Diane Jutras Harbaugh ’
STATE OF TEXAS
Dallas County " December 27,2021

On this Z_-‘ZZ day of December, 2021, before me, the undersigned notary public, personally
appeared Diane Jutras Harbaugh, and proved to me through satisfactory evidence of
identification, which was a valid Texas driver’s license, to be the person whose name is signed
on the preceding or attached document, and acknowledged to me that she signed it voluntarily
for its stated purpose. y A

Notary Public
STATE OF TEXAS
ID#11360877

Comm. Exp. Dec. 11, 20221

i )
Notary Public . o
My commission expires: ¢ 7—/ 1/ / 20272



Retum to:

Robert A. Jufras, Esq.

Sheehan, Schiavoni, Jutras and Magliocchetti, LLP
70 Bailey Boulevard

Haverhill, MA 01830

APPOINTMENT OF JULIE JUTRAS DHERI AS CO-TRUSTEE OF
ELIZABETH GRACE REALTY TRUST

We, David P. Jutras and Diane Jutras Harbaugh, being the beneficiaries listed on
Schedule A of the Elizabeth Grace Realty Trust w/d/t dated January 1, 1994, pursuant to Article
V1, hereby appoint Julie Jutras Dheri, of 1420 Sandpiper Spit, Point Richmond, California, as

Successor Co-Trustee, together with Robert A. Jutras.

1{1 Witness Whe\reof, We the undersigned, hereunto set our hands and seals this£ % _ day
E )
of December, 2021.

[Signature pages to follow.]
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David P. Jutras ¢

STATE OF TEXAS
Collin County December = "3/, 2021

On this ﬁ day of December, 2021, before me, the undersigned notary public,
personally appeared David P. Jutras, and proved to me through satisfactory evidence of
identification, which was a valid Texas driver’s license, to be the person whose name is signed
on the preceding or attached document, and acknowledged to me that he signed it voluntarily for

its stated purpose. it i,
/-
i

i T e OO e, O = Y,

Notary Public
STATEQFTEXAS [} Notary Public

ID#11360877 .. . nf :
My Gonim. Exp. Deg, 11 2022} My commission expires: / Q/fi/zc-.?.l
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Diane Juttas Harbaugh

STATE OF TEXAS
Dallas County DecemberZ ¥, 2021

On this ﬁ day of December, 2021, before me, the undersigned notary public,
personally appeared Diane Jutras Harbaugh, and proved to me through satisfactory evidence of
identification, which was a valid Texas driver’s license, to be the person whose name is signed
on the preceding or attached document, and acknowledged to me that she signed it voluntarily

for its stated purpose. / /

2

TE OF TEXAS ; .
ST'lbl‘J#uaaoan Notary Public
Exp. Doc. 14, 2022)F' My commission expir

es: l?—l” IZGZZ’



Retumn to;

Robert A. Jutras, Esq.

Sheehan, Schiavoni, Jutras and Magliocchetti, LLP
70 Bailey Boulevard
Haverhill, MA 01839

ACCEPTANCE OF SUCCESSOR CO-TRUSTEE
OF ELIZABETH GRACE REALTY TRUST

L, Julie Jutras Dheri, of 1420 Sandpiper Spit, Point Richmeond, California, hereby accept
the appointment ag Successor Co-Trustee of the Elizabeth Grace Realty Trust u/d/t dated January

1,1994. Such acceptance shall become immediately effective without further ratification,

S ‘ .
Dated: December 29, 2021 L) A lj’ilr-D*&—\h/

JulieTutras Dhér
Sgc{:essor, -Trustee

COMMONWEALTH OF MASSACHUSETTS

Essex County December 29, 2021

On this 29t day of December, 2021 , before me, the undersigned notary public,
personally appeared Julie Jutras Dheri, Successor Trustee of the Elizabeth Grace Realty
Trust u/d/t dated January 1, 1994, angd proved to me through satisfactory evidence of
identification, which was a valid California driver’s license, to be the Person whose name is
signed on the preceding or attached document, and acknowledged to me that she signed it
voluntarily for its stated purpose as her free act and deed,

S

f-aN LINDA L, SICILIANO
Notary Publje

\/1. - / \," (Y fl j
=/ 1) 20 3 "\Z
COMMGNWEALTH OF MASSACHUSETTS L -
My Commission Expires On g’//%(l £, /(lit?lf 4

September 28, 2023 Linda L. Siciliano
.M

Notary Public
My Commission Expires: 09/28/2023
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About the Cover

The photograph on the left shows a house after the storin surge from Hurricane Sandy flooded it with 5 feet of
water. The photograph on the right shows the house being lifted on a waller foundation afier the homeowners
made the decision to elevate above the new {lood level. FEMA photo by Kenneth Wilsey.

All other photographs in this document are public domain or taken by FEMA or a FEMA contracior.

Questions on this publication are welcome and should be addressed 10
FEMA Building Science {(http://www.fema.gov/building-science) through the
FEMA Building Science Helpline at FEMA-Buildingsciencehelp@fema.chs.gov or call (866) 927-2104.
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Acronyims and Abbreviations

(- Acronyms and Abbreviations

ACV
BFE
CFR
FEMA
FIRM
FMA
GIS
HMGP
HVAC
ICC
NFIP
PDM
RCV
SDE
SFHA

( S1/SD

actual cash value

base flood elevation

Code of Federal Regulations

Federal Emergency Management Agency
Flood Insurance Rate Map

Flood Mitigation Assistance (grant program)
geographic information system

Hazard Mitigation Grant Program
heating, ventilation, and air conditioning
Increased Cost of Compliance

National Flood Insurance Program
Pre-Disaster Mitigation (grant program)
replacement cost value

Substantial Damage Estimator

Special Flood Hazard Area

substantial improvement and substantial damage
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Section 1
Introduction

The National Flood Insurance Program {NFIP) is administered by the Federal Emergency Management
Agency (FEMA). FEMA identifies and maps areas that are subject to flooding under certain conditions,
establishes minimumn criteria for development in identified floodprone areas, and underwrites flood insurance
coverage. The purpose of the NFIP is to reduce future flood damage and to break the cycle of repetitive

flood damage by encouraging communities to adopt and enforce Roodplain management regulations and by
providing affordable insurance to property owners, renters, and businesses. The NFIP regulations are found
in Title 44 of the Code of Federal Regulations (CFR) § 59.1, Definitions, and 44 CFR § 60.3, Flood plain
management criteria for floodprone areas.

The purpose of this booklet is to answer questions about the minimum NFIP regulations. It also summarizes
FEMA's guidance and policies on substantial improvement and substantial damage (SI/8D}) and what it means
to bring structures into compliance with the minimum requirements for new construction.

NFIP flood insurance and certain types of Federal financial assistance are available only in communities that
enter into agreements with FEMA to regulate flood hazard areas. More than 22,300 communities throughout
the United States—counties, parishes, cities, towns, townships, villages, special districts, territories, Indian
tribes, and authorized tribal organizations—participate in the NFIP by adopting and enforcing codes,
regulations, and ordinances that meet or exceed the minimum requirements of the program.

The minimum NFIP requirements apply to new construction of buildings
and structures, installation of manufactured homes, and all other This booklet refers

development activities in Special Flood Hazard Areas (SFHAs) shown on to the NFIP minimum
requirements. States
and communities that
buildings, structures, and manufactured homes meet the definition adopt more restrictive

Flood Insurance Rate Maps (FIRMs). When improvements to existing

of “substantial improvement,” or when damage meets the definition of requirements in
floodplain management
regulations or building

) ) - codes must enforce
construction. The SI/SD requirements grew out of the recognition that there those requirements.

“substantial damage,” conununities must enforce requirements to bring
those structures into compliance by meeting the requirements for new

were large numbers of buildings and manufactured homes already located in

floodprone areas before communities joined the NFIP.

Answers to Questions About Substantially Inproved /Substantially Damaged Buildings 1



Section 1 Inwroduction

As with all design and construction matters, property owners, design professionals, and building owners
should determine whether any State ar local floodplain management regulations or building codes have
additional or more stringent requirements than those of the NFIP.

The enforcement of the SI/SD requirements can be a major concern for communities after they experience
widespread damage from floods or other disasters. In particular, local officials may have many questions
concerning permits that must be issued for the repair of damaged structures.

This booklet answers many of those questions and concerns and

is organized into four sections. Section 1 outlines the role of the See Ancther Question
NFIP and the purpose of the booklet. Section 2 explains the NFIP These text boxes identify
definitions and regulations, and also answers some general questions other questions in this

booklet where related

about 8I/SD. Section 3 answers questions about how to determine . e
information is located.

substantial improvement and substantial damage, and Section 4

answers comimon uestions thatarise in the post-disaster period.

The questions and answers in this booklet are intended to guide
building officials, building inspectors, floodplain administrators, These text boxes identify

zoning administrators, citizen planning boards, and elected and other sections in the SI/SD Desk
Reference where related
additional information and
detail is found.

local officials who have roles in enforcing floodplain management
and building codes. These officials should also obtain a copy of

the Substantial Improvement/Substantial Damage Desk Reference (FEMA
P-758). This booklet refers 1o the appropriate chapters and sections in
FEMA P-758 for more detail. See Appendix A for links and ordering
instructions for free FEMA publications and other resources.

This booklet is also helpful for architects, engineers,
contractors, building owners, and other interested parties.
Local officials may want to provide this booklet to property
owners to help them understand SI/5D, especially after evenits

that damnage many structures.

Local officials can also seek assistance from NFIP State
Coordinating Agencies and FEMA Regional Offices. Appendix
B lists contact information for these agencies.

Substantial Improvement/
Substantial Damage
Desk Reference

€9 FEMA

2 Answers 1o Questions About Substantially Improved,/Substanially Damaged Buildings



Section 2
Definitions, Regulations, and
General Questions

The questions in this section address general definitions and regulations
pertinent to SI/SD. The questions in Section 3 address more specific issues This booklet uses the
terms “structure” and
“building” to refer to
buildings, structures,
and manufactured
homes subject to the SI/
SD requirements.

when detemining SI/SD.
1. What is substantial improvement?

Substantial improvement, as defined in 44 CFR § 59.1, means any
reconstruction, rehabilitation, addition, or other improvement of a structure,

the cost of which equals or exceeds 50 percent of the market value of the

structure before the start of construction of the improvement. The termn
See Section 3.4 of the

includes structures that have incurred “substantial damage,” regardless
SI/SD Desk Reference.

of the cause of damage and regardless of the cost of repair work actually

performed. However, the term does not include:

= Any project for improvement of a structure to correct existing
violations of State or local health, sanitary, or safety cocle specifications
that have been identified by the local code enforcement official, and See Question 25.
that are the minimum necessary 10 ensure safe living conditions, or

Historic Structures

* Any alteration of a “historic structure,” provided that the alteration
will not preclude the structure’s continued designation as a “historic structure.”

Be sure to check the State and community's floodplain management regulations and building codes to
determine whether any local requirements are more restrictive than the NFIP minimum requirements. Some
communities modify the substantial improvement requirements in one of two ways: adopting a lower threshold
than 50 percent (such as 40 percent or 30 percent} or tracking costs of improvements and costs of repairs

over a specific period, referred to as “cumulative substantial improvement.” Some communities adopt more
restrictive requirements that affect the design of buildings, such as requiring elevation higher than the NFIP
minimum elevation, which is the base flood elevation {(BFE).

Answers to Questions Abont Substantially hmproved /Substantially Damaged Buildings 3
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Section 2 Definitions. Regulations, and General Questions

2. Why was 50 percent chosen as the substantial improvement threshold?

The 30 percent threshold was chosen as a compromise between two
extremes. One extreme would be to prohibit all investment in existing, See Section 1.1 of the

non-conforming buildings that do not meet the minimum NFIP SI/SD Desk Reference.
requirements. The other extreme would be to allow buildings in flood

hazard areas to be improved in any fashion without regard to the flood

risk. In the first scenario, there is the potential for causing hardship to those who have builtin flood hazard
areas without knowing the risk because those buildings were constructed before areas were designated as
floodprone. Those individnals would not be able to improve their buildings as damage or age contributes
to deterioration. The second scenario provides no mechanism o ensure that increased investment in flood
hazard areas would receive needed protection from the flood risk, contributing to the increased peril to life
and property. Thus, the threshold of 50 percent is a compromise at a halfway point and conforms to similar
building code and zoning standards that also use a 50 percent threshold.

3. Who is responsible for making the determination of whether a building or manufactured home
will be substantially improved or has been substantially damaged?

The NFIP requires participating communities to review all applications

for development in mapped SFHAs and to enforce their floodplain See Section 2.2,
management regulations and building codes. The local official who is Chapter 4, and
lesignated 1o administer tl eoulati d codes is 1 ble for Sections 5.2 and 5.6
designated 1o administer .1ose regulations and codes is SO of the SI/SD Desk
making SI/SD determinations. The local official reviews information Reference.
subinitted by applicants and may use a combination of information to

estimate or verify costs and market values. The review determines whethes
cost estimates reasonably reflect the proposed work, including all work to
repair and restore damaged buildings to pre-damage conditions.

To administer the SI/SD requirements, local officials take four actions: (1} determine the cost of work, (2)
determine the market value of buildings, {3) make SI/SD determinations and provide determinations to
property owners, and (4) require owners to obtain permits to bring substantiatly improved and substantially
damaged structures into compliance with the floodplain management requirements. Property owners may
appeal decisions by providing additional information, especially when estimates of costs and market values are
used 1o make determinations.

4, If proposed improvements are determined to be substantial improvements, what must happen
to the building or manufactured home to bring it into compliance?

When a local official makes a determination that a building or
manufactured home in an SFHA will be substantially improved, the See Sections 6.2 and
structure must be brought inte compliance with floodplain management 6.3 of the SI/SD Desk

. : ' Reference.
(and building code) requirements for new construction based on flood

zone. Every aspect of the structure must be made compliant. To identify
how best to achieve this result, cach provision of the community’s
regulations (and applicable building codes) should be reviewed, including:

+ Lowesl floor elevations

¢ ‘Types of foundations
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e Enclosures

e Baseinents

Utilities and building service equipment

Flood damage-resistant materials

Making structures reasonably safe from flooding

Several solutions can achieve compliance. The solution selected for any given structure will depend on several
factors, such as flood zone (Zone A or V), the type of foundation, feasibility, and whether the structure is
residential or non-residential. Compliance solutions include, but are not limited to:

¢ Elevate in-place, which means detaching a building from its foundation and raising it onto a compliant
foundation (applicable in Zones A and V)

¢ Convert the ground level to a compliant enclosure (typically in Zone A)
¢ Lxtend foundation walls upward and raise the floor (Zone A only)
* Convert a walkout basement 1o a compliant enclosure (Zone A only)

¢ Dry floodproofing {Zone A only, non-residential only)

5. What is substantial damage?

Substantial damage, as defined in 44 CFR § 59.1, means “damage of any
origin sustained by a structure whereby the cost of restoring the structure See Section 3.4 of the

to its before-damaged condition would equal or exceed 30 percent of SI/SD Desk Reference
for other useful

. . . definitions and terms.
damage occurs during a single and sudden event, such as a fire, wind ,

the market value of the structure before the damage occurred.” Most

storm, lightning strike, falling tree, tornado, earthquake, flood, or natural
gas explosion. Damage may also be unrelated to a specific event, such as
soil settlement, exposure to the clements, termite infestation, vandalism, deterioration over time, and other

CAauses.

6. What must happen when a building or manufactured home is determined to
be substantially damaged?

If a local official determines that a damaged building or manufactured

home in an SFHA has incurred substantial damage, then the structure See Sections 6.2 and

must be brought into compliance with floodplain management (and 6.3 of the SI/SD Desk
AL ' . Reference.

building code) requirements for new construction based on flood zone.

Work necessary 10 restore a substantially damaged structure 1o its pre-

damage condition constitutes substantial improvement, regardless of the

aciunal repair work performed. Therefore, when the NFIP regulations refer Requirements for

to substantial improvement, repair of substantial damage is included. Compliance

. . See Question 4.

Even if an owner proposes to perform less than all of the work necessary

to repair the damage completely, the determination must be made on the
cost to fully repair and restore the structure to its pre-damage condition.
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If the total repair costs are equal to or greater than 50 percent of
the structure’s pre-damage market value, the structure must be Elective Improvements
brought into compliance. The same requirements for structures that See Question 20.

are substantially improved apply to structures that are substantially

damaged.

Reconstruction of a completely destroyed building or manufactured home (or one that is voluntarily
deinolished) is new construction, even if some or ali of the original foundation is incorporated into the new
struciure,

7. Which buildings and manufactured homes are subject to the

substantial improvement and substantial damage requirements? T
The NFIP uses these
Communities are responsible for evaluating permit applications to insurance terms to

determine flood insurance
rates; they are tied to the
date of a community’s initial
repairs, and reconstruction. After damaging events, local officials FIRM. Using the terms to
should proactively tour affected areas o identify buildings that should identify buildings subject to
the SI/SD requirements is
common, but misleading.
Because FEMA pericdically
revises FIRMs, sometimes
changing flood zones and
BFEs, reliance on “pre-

perform work on buildings and manufactured homes in SFHAs,
including improvements (i.e., rehabilitations, alterations, and additions),

be inspected or evaluated before repairs are started. Buildings that are
subject 1o the 81/8D requirements fall into two categories:

» Existing structures {sometimes called pre-FIRM structures). Existing
structures were already present when FEMA issued a community’s

initial FIRM. Because they pre-date the regulations, many existing FIRM” and “post-FIRM"

structures were not built in ways that recognized flood hazards. terminology can lead to

Existing structures are subject to the SI/SD requirements when incorrect interpretations.
certain improvements are proposed and when they sustain substantial

damage.

* New construction (sometimes called post-FIRM structures). New @ Types of Work, in the SI/
structures are those built after a community joined the NFIP. SD Desk Reference, see:

Improvements and repairs of these structures, regardless of the Rehabilitation and
nature or value of the work, must not be allowed to alter any remodeling (Section 6.4.1)
aspect that was originally required for compliance with floodplain Lateral additions (Section
management requirements. These structures are subject to the 6.4.2} and vertical
SI/SD requirements if a FIRM has been revised and the BFE additions (Section 6.4.3)
increases, the flood zone designation changes, or the floodplain Repair, reinforcement,
management regulations have changed. or replacement of
foundations (Section 6.4.4)
8. What types of improvements might trigger the substantial Repair of damaged
improvement requirement? buildings (Section 6.4.5)
Reconstruction of
Any work on a building or manufactured home might be determined o demolished or destroyed
be substantial improvement, regardless of the type of work (or what it is buildings (Section 6.4.6)
called), including: Work on compliant
o ' ) ‘ buildings (Section 6.4.7)
. Reha.bll'ltatfon or 1‘emo(ltelmg (')f a structure, with or without Work on buildings where
modifying its external dimensions fiood maps have been
revised (Section 6.4.8}
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e Lateral additions that may or may not involve structural modifications of the load-bearing structure of the
existing structure

* Vertical additions

® Repair, reinforcement, or replacement of foundations, including extending existing foundations
® Repair of damage of any origin that is necessary to restore a structure (o its pre-damage condition
* Work on structures that were compliant at the time of construction

* Work on existing structures where BFEs, flood zones, or floodways have been revised

9. If a building or manufactured home is substantially improved or substantially damaged and is not
breught into compliance with community floodplain management regulations, how would that
impact NFIP flood insurance rates and premiums?

When a building or manufactured home in the SFHA is substantially
improved or substantially damaged, the NFIP flood insurance policy for See Section 6.6 of the
that structure will be rated using risk-based premium rates that depend SHSD Desk Reference.
on the surveyed elevation of the lowest floor relative to the BFE. Risk-

based premium rates are actuarial rates that take into account the risk

of flood damage. When a structure is elevated and brought into compliance with the requirements for new
construction, the cost of an NFIP flood insurance policy generally will be lower than the premium calculated
based on discounted rates used for buildings built before communities joined the NFIP, called pre-FIRM
(see illustration on the next page). Communities require permittees to submit as-built surveyed lowest floor
clevations as a condition of permits for new construction and SI/SD.

If a building or manufactured home is substantially improved, or if a substantially damaged building or
manufactured home is repaired or rebuilt, and it is not brought into compliance, it is in violation of the
floodplain management requirements and the cost of an NFIP flood insurance policy may be very high.

The annual premium could be more than % times the premium paicd before the structure was improved

or repaired. When questions arise concerning how a proposed improvement might affect an NFIP flood
insurance policy, property owners should obtain cost estimates from qualified insurance agents. The NFIP
may deny flood insurance coverage for specific buildings if communities cite violations and owners refuse to
comply with the floodplain management requirements.
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Definitions. Regulations, and General Questions

The cost of

an NFIP flood
insurance policy
varies depending
on how a
substantially
damaged building
is repaired. The
example illustrated
is for a one-story,
single-family home
without basement
or enclosure.
Premiums shown
are based on
$250,000 building
coverage with
$2,000 deductible
{rates as of April
2018}, without fees
and surcharges.
This figure is

for comparison
purposes only.

Pre-FIRM Building, before
damage, (independent of BFE}

NFIP Premium: Zone A: $2,247
Zone V: $4,950

Substantially Damaged, repaired
without permit or without proper
SI/SD determination, 3 feet below BFE

NFIP Premium: Zone A: $6,751
Zone V: $12,803

t-- BFE

Lowest Floor

Substantially Damaged, repaired
and elevated to BFE

NFIP Premium; Zone A: $1,525
Zone V: $7,076

-- BFE

Lowest Floor

Substantially Damaged, repaired
and elevated to 3 feet above BFE

NFIP Premium: Zone A: $318
Zone V: $3,538

—- BFE

b
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Section 3
How to Determine Substantial Improvement
and Substantial Damage

This section addresses general questions about making SI/SD determinations. Questions in Section 4
typically arise after disasters,

10. What is the basis for determining whether a building or manufactured home is substantially
damaged? Is the basis for making a substantial improvement determination different?

When making a substantial improvement or substantial damage
determinatton, the calculation is the same: the cost of the See Chapter 4 of the
improvement {or the cost to repair to pre-damage condition) is SI/SD Desk Refererice.

compared to the pre-improvement or pre-damage market value of the

structure:

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

250%

Pre-Improvement or Pre-Damage Market Value of Building

Who Makes SI/SP

Determinations?

When improvements to a building are proposed, the cost of the work
must include all labor and materials necessary to perform the work.

Minimum costs necessary to correct previously cited health, sanitary,

or safety code violations may be excluded. The market value of the e

structure is the market value before the improvements are performed. Determining Market Value

. . . See Question 12.
When repair of substantial damage is necessary, the cost of the work

must include all labor and materials necessary to fully restore the Costs to Include & Exclude
structure to its pre-damage condition, even if the owner proposes to See Questions 16 and 17.

perform less work or do the work over time. In addition, the value of Existing Violations
volunteer labor {including work performed by owners) and donated .

. ( ams ! y ) ) See Question 18.
materials must be estimated. The market value of the structure is the

market value before the damage occurred.

Answers to Questions About Substantially Improved /Substantially Damaged Buildings
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Section 3  How to Determine Substantiat Improvement and Substantial Damage

(‘ 11. What level of accuracy is required when determining whether a building or manufactured home
is being substantially improved or has been substantially damaged?

Local officials are responsible for reviewing the validity of all cost

estimates provided by applicants, whether prepared by licensed See Sections 4.2, 4.4, 4.5
contractors, engineers, architects, professional cost estimators, or and 7.4 of the 5//SD Desk
Reference.

property owners. When applicants submit professional appraisals of

market value, local officials should examine the documentation to
determine whether the appraisals reflect the specific characteristics of
the buildings. Local officials also should inspect damaged buildings and manufactured homes to verify that
the proposed costs include all work necessary to restore the structures to pre-damage condition.

Estimates may be used for both costs and market values. To be consistent, local officials should decide and
document in advance the estimation methods that will be used, especially in post-disaster situations when
many damaged structures may need to be evaluated to determine whether they have been substantially
damaged.

‘When using estimates, the closer the ratio of estimated costs to estimated market value is to 5¢ percent, the
greater the accuracy needed to make the S1/SD determination. Especially in the post-disaster period when
using estimates to focus attention on the structures for which additional data are needed, local officials may
decide that if the ratio of estimated costs compared to estimated market value is less than 40 percent, no
further evaluation is necessary because the work obviously does ntot constitute SI/SD. Using that same logic,
the community may decide that if the ratio is greater than 60 percent, no further evaluation is necessary

( because the work obviously does constitute substantial improvement. However, when the ratio falls between
40 percent and 60 percent, the local official may require the applicant to provide a detailed list of costs or 1o
obtain a professional appraisal of the suructure’s market vatue.

12. For purposes of making SI/SD determinations, how should the market value of a building or
manufactured home be determined?

Market value refers to the price that a seller of real property can expect

to receive from a buyer in a fair and open negotiation. For SI/SD See Sections 4.5 and
7.4 of the SI/SD Desk

determinations, ouly the market value of the building or manufactured
Reference.

home is important (land, land improvements, and accessory structures

are excluded). In addition, the market value must always be based on
the condition of the structure before the improvement is undertaken
or hefore damage occurred. If structures have not been maintained and have deteriorated over time, then
the pre-improvement or pre-damage market values are the values as of the date applications for permits are
submitted.

Many communities require permit applicants to obtain appraisals of market value prepared by qualified
professionals who are licensed to perform appraisals in the State or community where the properties are
located. In addition, three other methods can be used to estimate market value:

* Values developed for property tax assessment purposes, adjusted to approximate market value
¢ Estimates of a structure’s actual cash value, including depreciation

( ¢ “Qualified estimates” hased on the professional judgment of a local official
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Local officials may need to use other methods to estimate market value

after disaster events that damage many structures, when it is important Post-Disaster Perimitting
to quickly and efficiently focus attention on those structures most likely See Questions 26, 27,
to have sustained substantial damage. and 28.

13. If property appraisals used for tax assessment purposes
are used to determine market value, what are some of the
limitations that should be considered?

Property assessment vahies determined by a State or local 1axing

or assessment authority can be used il the values are adjusted 1o See Section 4.5.2 of the

reasonably represent market vahie. The assessor’s office should provide SWSD Desk Reference.

an adjustment factor that, when applied to assessed value, yields the

“adjusted assessed value,” which can be used as an estimate of market
value.

Local officials who elect to use adjusted assessed values for making SI/SD determinations should consult with
the authority that prepared the assessment values to understand the limitations on use of the data. These
limitations are the length of the appraisal cycle (how old are the data), whether land value is listed separately,
and the assessment level {an established statutory ratio berween the
assessor’s estimate of value and the true fair market value}. If not

nsidered and ; imitations y T - o —
considered and accounted for, those limitations can produce erroneous Post-Disaster Permitting

See Questions 26, 27,
and 28.

estimates of market value.

In post-disaster situations when no other market value estimates are

available or the number of permit applications is overwhelming,
unadjusted assessed values may suffice as the estimate of market value.

14. Can actual cash value or replacement cost value be substituted as estimates for market value?

If deprecialed to account for physical conditions, then actual cash value

(ACV) or replacement cost valie (RCV) can be used to estimate market See Sections 4.5.3 and
value. 7.4.3 of the SI/SD Desk
Reference.

ACV is the cost to replace a structure on the same parcel with a new

structure of like kind and quality, minus depreciation due to age,

use, and neglect. ACV does not consider loss in value due simply to outmoded design or location factors.
Depreciation accounts for the physical condition of a structure. The concept of ACV is used in both the
insirance industry and the construction industry. In most situations, ACV is a reasonable approximation of
market value, provided depreciation is accounted for.

RCV is the cost to replace a structure on the same parcel with a new structure thatis intended for the same
purpose and using comparable materials and quality (at the present day cost of materials and labor). The
concept of RCV is also used by both the insurance industry and the construction industry. Definitions may
vary from State to State.

RCV can be estimated easily, even when a large number of damaged structures must be assessed. Therefore,
local officials may find it useful to use RCV to estimate market values during the post-disaster period. However,
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the older and more deteriorated a structure is, the greater the potential for a difference between RCV and
market value. Thus, local officials who use RCV estimates for screening are advised to set a low threshold for
the ratio of cost to repair to RCV, such as 30 percent. In that case, any structure that the screening indicates
has a ratio value of greater than 30 percent would be examined carefuily to ensure that valid cost estimates
and market values are used in the substantial damage determinations.

15. How are the costs of improvements and costs to repair determined?

“Costs of improvements” include the complete costs associated with all
of types of work being done. “Costs to repair” include the costs of all See Section 4.4 of the
work necessary to restore a damaged building or manufactured home SI/SD Desk Reference.

to its pre-damage condition. Both include the costs of all materials,
labor, and other items necessary to perform the proposed work. Most
costs must be included, although certain costs may be excluded.

Applicants for permits must provide estimates of the cost of the

proposed work. Acceptable sources of cost information include: included Costs
. . . ; See Question 16.
¢ [temized costs of materials and labor, or estimates of materials and Q
labor that are prepared by licensed contractors or professional Excluded Costs
construction cost estimators. See Question 17,
* Building valuation tables published by building code organizations Donated and Owner
and cost-estimating manuals, and tools available from professional Labor Costs
building cost-estimating services. See Questions 21 and 22.

* “Qualified estimates” of cost prepared by the local official using S
professional judgment and knowledge of local and regional
construction costs.

* Structure owners may submit cost estimates that they prepare
themselves. Owners should submit as much supporting —

documentation as possible. -
Substantial Damage

Estimator (SDE)

Costs can also be estimated by using the FEMA Substantial Damage |
See Question 29.

Estimator (SDE) software. The program is most effective in the post-
disaster period, when many estimates of repair costs and many e
substantial damage determinations must be made.

16. What items must be included in the cost of improvements or repairs?

Items that must be included in the costs of improvement are those directly associated with the work being
done on a building or manufactured home. The costs of repairs must include all work necessary to restore
a structure to ils pre-damage condition. Whether determining costs

of improvement or costs of repairs, the determination must include
See Section 4.47 and a

costs associated with complying with any other regulation or code .
pymg } g sample Notice to Property

requirement that is triggered by the work. Any list of costs that must be Owners, Contractors, and

included cannot be exhaustive; however, the following list characterizes Design Professionals in

the types of costs that must be included: Appendix D of the SI/SD
Desk Reference.
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( ¢ Marerials and labor, including the estimated value of donated or discounted materials and owner or
volunteer labor

¢ Site preparation related to the improvement or repair, such as foundation excavation or filling in
basements

* Demolition and construction debris removal

¢ Labor and other costs associated with demolishing, moving, or altering structure componenis to
accommodate improvements, additions, and making repairs

+ Costs associated with complying with other requirements and codes that may be triggered by the work
* Construction management and supervision

* Contractor’s overhead and profit

s Sales taxes on materials

» Suructural elements and exterior finishes, including:

~ Foundations - Exterior finishes
— Monolithic and other types of concrete slabs — Windows and exterior doors
— Bearing walls, tie beams, trusses — Roofing, gutters, and downspouts
— Joists, beams, subflooring, framing, ceilings — Hardware

C — Interior non-bearing walls — Attached decks and porches

} + Interior finish elements, including:

~ Floor finishes — Interior finish carpentry
- Bathroom tiling and fixtures — Built-in bookcases and furniture
— Wall finishes — IHardware
— Built-in cabinets — Insulation

— Interior doors

¢ Ultility and service equipment, including:

— Heating, ventilation, and air conditioning — Security and fire, smoke, and CO2 warning
{HVAC) equipment systems

— Plumbing fixtures and piping — Buili-in appliances

— Electrical wiring, outlets, and switches — Central vacuum systems

— Solar panels and equipment — Water filtration, conditioning, and

] - recirculation systems
- Light fixtures and ceiling fans
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17. What items can be excluded from the cost of improvements or costs of repairs?

the structure. The following list characterizes the types of costs that may See Sections 4.4.2 and
4.4.7, and a sample

Notice to Property

[tems that can be excluded are those that are not directly associated with !

be excluded:

e Clean-up and trash removal Owners, Contractors,
. - . and Design Professionals
¢ Costs to temporarily stabilize a structure so that it is safe 10 enter to in Appendix D of the St/
evaluate and identify required repairs SD Desk Reference.

¢ Costs to obtain or prepare plans and specifications
¢ Land survey costs

¢ Permit fees and inspection fees

¢ Carpeting and recarpeting installed over finished flooring, such as wood or tile

e Outside improvements, including landscaping, irrigation, sidewalks, driveways, fences, yard lights,
swimming pools, pool enclosures, and detached accessory structures
ie.g., garages, sheds, gazebos)

* Costs required for the minimum necessary work (o correct existing Existing Violations

violations of health, sanitary, or safety codes See Question 18.

¢ Plug-in appliances, such as washing machines, dryers, and stoves

18. The NFIP definition of substantial improvement states: “the term does not, however, include any
project for improvement of a structure to correct existing violations of State or local health, sanitary,
or safety code specifications which have been identified by the local code enforcement official and
which are the minimum necessary to assure safe living conditions.” What does this mean?

To be excluded, the costs must be the minimuin necessary to correct a
violation or condition that pre-dates the application and was previously See Section 4.4.8 of the
cited by an official who has the authority to enforee the community’s SI/SD Desk Reference.

healih, sanitary, and safety codes. If substandard conditions are

identified by the owner or are discovered in the course of deciding what
work to perform, the costs to bring those substandard conditions up to code must be included. In addition,
the mere presence of a condition that does not conform to current codes does not qualify as a violation.

19. When a building or manufactured home is completely destroyed and a new structure will be built on
the old foundation or slab, is it considered a substantial improvement or new construction?

A building or manufactured home that is totally destroyed, or so
significantly damaged that it cannot be repaired, is a substantially See Section 6.4.6 of the
damaged struciure. However, any project that involves complete SISD Desk Reference.

reconstruction, even if rebuilt on the same foundation, is new

construction and must comply with all applicable floodplain

management and building code requirements. Sometimes owners elect to demolish structures located in

flood hazard areas. In these circunstances, if the decision is to reconsiruct using an existing foundation, the
reconstructed structure (including the existing foundation) must meet the requirements for new construction.
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20. What happens if damage is determined not to be substantial damage and during repairs,
the owner wants to make other improvements to the building or manufactured home?

Local officials often see applications for combinations of improvements

and repairs. In these cases, the combined costs of all work must be See Sections 5.6.1 and
used to make the SI/SD determination. For example, property owners 5.6.2 of the SI/SD Desk
Reference.

who make necessary repairs to damaged structures may elect 1o add

improvements at the same time. Apphicants must provide the combined
estimated costs for all costs to repair buildings and all costs of proposed
improvements. The combined total cost is compared to the pre-damage or pre-improvement market value of
the structure to make the SI/SD determination.

If damage is initially determined not to be substantial damage or proposed improvements are initially
determined not to be substantial improvements, and the owner subsequently wants to add more work, the
permit must be modified. The cost of the additional work must be added o the costs used in the initial
determination and the local official must reevaluate the SI/SD determination. If the combined repairs and
improvements constitute substantial improvement, then the structure must be brought into compliance. Local
officials should ensure proposed work is a complete project that does not depend on sitbsequent work, and
should discourage deliberate phasing to circumvent the substantial improvement requirements.

21. What if a building or manufactured home is substantially damaged but not fully restored, or is
repaired using donated or discounted labor and/or materials, such that the amount actually
spent on repairs is less than 50 percent of the structure’s market value?

By definition, a building or manufactured home is substantially damaged
if the cost 10 restore all damaged aspects 1o pre-damage condition See Sections 4.4, 5.8.2,
equals or exceeds 50 percent of the structure’s market value, regardless and 5.6.3 of the SI/SD

of how much work the owner plans to do right away. Sometimes owners Desk Reference.

decide to undertake restoration and repairs over time. Sometimes the
initial work is only the miniinum necessary to make the siructure safe
enough to reoccupy (provided such occupancy is allowed by the community). Sometimes the owner’s financial
situation does not allow all of the repairs to be done at the same time. Even if an owner elects to perform less
work or delay repairs, the substantial damage determination must be made using the estimate of all costs to
fully restore the structure,

When repair work is done by owners or volunteers, or when labor costs are discounted by contractors, and
when materials are donated or discounted, the full costs must be estimated and inchided in substantial
damage determinations.

22. How are estimates for donated or discounted materials and the owner’s labor or
volunteer labor determined?

The value placed on all donated or discounted materials should be
equal to the full actual or estimated cost of such materials and must be

: . . . . See Sections 4.4.4
included in the total cost. Where materials or service equipment are (materials) and 4.4.5
donated or discounted bhelow market values, the costs should be adjusted {labor) of the S#SD Desk
to amounts equivalent to normal market costs. Reference.
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When property owners do their own work, or if volunteer labor is used, then the normal market value or
“going rate” for labor must be included in cost estimates. The value of labor should be estimated based on
applicable minimum hourly wage rates for the skill and type of construction work that will be done. Wage
rates can vary geographically.

In both cases, local officials should verify the estimates based on professional judgment and knowledge of
local or regional material costs and construction industry labor wage scales.

23. What requirements apply when a substantially improved or substantially damaged building or
manufactured home is located in a coastal high hazard area (Zone V)?

Coastal high hazard areas are areas of special flood hazard extending
from offshore o the inland limit of a primary frontal dune along an See Section 5.6.9 of the
open coast and any other area subject to high-velocity wave action from SI/SD Desk Heference.

storms or seismic sources. SFHAs where the waves are predicted to be 3
feet or higher are labeled Zone V on FIRMs.

In Zone V, substantially improved and substantially damaged buildings and manufactured homes must be
brought into compliance with the following requirements:

¢ Be elevated on open foundations (pilings or columns) that allow floodwater and waves to pass beneath
the elevated structures {floodproofing is not allowed)

¢ Be clevated so that the bottom of the lowest horizontal structural member of the lowest floor is at or above
the BFE

¢ Have foundations anchored to resist flotation, collapse, and lateral movement due to the effects of wind
and water loads acting simultaneously on all structure components

¢ Have areas beneath elevated structures free of obstructions that would prevent the free flow of floodwaler
and waves during a base flood event

* [Have utilities and stiucture service equipment elevated above the BFE

= Have the walls of enclosures below elevated structures designed to break away under base flood conditions
without transferring loads to foundations

24, What requirements must be met if a substantially improved or substanially damaged
building or manufactured home is located in a floodway?

A floodway is the channel of a river or other watercourse and the
adjacent land areas that must be reserved (kept free of encroachments) See Section 5.6.8 of the
to discharge the base flood without cumulatively increasing the SI/SD Desk Reference.

water surface elevation more than a designated height. Floodways

are delineated along most waterways that are studied using detailed
engineering methods.

If a building or manufactured home is located in a floodway, bringing it into compliance may involve having
a floodway encroachment analysis prepared if there is any increase in the footprint, such as a lateral addition
or increase in earthen fill. The NFIP regulations require this analysis to be performed for any work that
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encroaches into a floodway. If the analysis indicates any increase in BFE, the local official must not allow the
proposed work. Using open foundations such as piers or columns may minimize the floodway impacts.

25. How are historic structures treated when they are substantially damaged or when
improvements are proposed?

Floodptain management regulations give special consideration to the
unique value of designated historic structures, which include structures See Section 6.5.1. of the
listed or preliminarily determined 1o be eligible for listing in the SIfSD Desk Reference.

National Register of Historic Places, structures certified or preliminarily
determined as contributing to the historical significance of a registered
historic district, or structures individually listed on a State inventory of historic places or on local inventories
in communities with certified historic preservation programs. Note the NFIP has a specific definition for
historic structures. It does not include structures that are merely old, those that are referred to as historic, or
those that happen to be located in historic districts.

Provided historic structures retain their designations as historic structures, the requirement to hring

them into compliance does not apply if they will be substantially improved or have been substantially
damaged. Although compliance is not required for substantial improvement of historic structures, owners
should carefully consider the benefits of implementing measures to minimize flood damage. Guidance for
minimizing the impacts of flooding on historic structures is found in Fleodplain Management Bulletin: Historic
Structures (FEMA P-467-2).

Permit applications for improvements (including additions) or repairs of historic structures should be

accompanied by two pieces of evidence: (1) documentation that confirms the structure is designated a historic

structure, and (2} documentation that confirms the proposed work will not preciude the structure’s continued

designation.

Communities may elect to use one of two approaches to handle historic structures. One approach is to grant
variances, requiring evaluation of individual requests and consideration of conditions to make the structures
more resistant to flood damage. The other approach is to exclude historic structures from the definition of

substantial improvement. Whichever approach is selected, it should be used in all cases when improvements or

repairs are proposed for historic struciures.
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Section 4
Post-Disaster Permitting

The questions in this section typically arise after a disaster, especially when many buildings or manufactured
homes are damaged. The questions and answers in Sections 2 and 3 still apply after disasters.

26. What are the permit requirements for buildings and manufactured homes that have been
substantially damaged?

Before starting to repair damaged buildings and manufactured homes,
property owners should always check with local permit authorities Existing Viclations

to determine whether permits are required. Permits are typically See Questions 5 and 6.
required to repair damage, and if a structure has been substantially

damaged, it mmust be brought into compliance with the community’s

floodplain management regulations. Note that it is not always easy to tell whether a damaged structure has
been substantially damaged because making that determination requires an estimate of the cost to repair the
damaged structure to its before-damage condition and an estimate of the market value of the structure before
the damage occurred.

27. Given the number of permit applications may be overwhelming in a post-disaster situation,
what should local officials focus on to assess potential substantially damaged buildings and
manufactured homes?

Immediately afier a damaging event occurs, the first step in assessing
damage typically involves conducting an initial “windshield review” or See Sections 7.3, 74,
survey of the extent of damage, resulting in a broad characterization and 7.5 of the SI/SD Desk

of the number of buildings and manufactured homes affected and the Reference.

level of anticipated damage. This initial assessment, call a Preliminary
Damage Assessment, is usually a precursor to a decision regarding
whether to seek a declaration of the event as a major disaster.

The next step local officials typically take is to conduct a rapid evaluation or structure condition survey of
affected areas. This is done to identify obviously unsafe structures and o identify those that will require a
permit before repairs are undertaken. This is the step where many communitics use color-coded placards
to identify the shructures that have been inspected and declared safe {(green), those that have restricted nuse
(yellow), and those deemed unsafe (red).
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Preliminary Damage Assessments and safety evaluations are not equivalent to substantial damage
determinations. However, local officials charged with performing building inspections and making substantial
damage determinations may find the results useful to identify areas where significant damage has occurred
and to coordinate their substantial damage inspections.

Although it is important to issue permits to allow property owners in SFHAs whose buildings have sustained
less than substantial damage to make repairs as soon as possible after a damaging event, it is equally important
to make substantial damage determinations and to enforce the substantial damage requirements. Failure to
do so means structures would remain vulnerable, may be in violation of floodplain management requirements,
and NFIP flood insurance policies may have very high premiums.

Some readily available data can be used to estimate repair costs and market values. These estimates can be
used to screen damaged structures for those most likely to have sustained substantial damage. Comparing
readily available information on repair costs to readily available information on market value can give
local officials a basic picture of which structures will require more

attention and more detailed information to make substantial damage I —

determinations. When using estimates, attention should be focused on

Level of Accuracy

those buildings for which the resulting ratios fall within a range around .
8 J g See Question 11.

. . . S . Adjusted Assessment
data are used, those with higher ratios are still likely to have incurred Values

50 percent, such as between 40 and 60 percent. Even if more refined

substantial damage, while those with lower ratios are less likely to have . See Questions 12 and 13.

to meet the substantial damage threshold. Replacement Cost Values

While the sources of information listed below should not be used 10 See Question 14.

make final substantial damage determinations, local officials can use

them to organize and focus efforts following disasters:

* Property owners who have insurance will receive estimates of damage from their insurance companies.
Because the basis used by insurance adjusters to estimate damage and the costs to repair are governed
by the terms of the insurance policy, these estimates cannot be used to make substantial damage
determinations. However, they are useful for screening to help identify the structures most likely to have
sustained substantial damage.

* Unadjusted assessment values can be used as estimates of market values 10 quickly screen damaged
structures to help focus attention on those for which more detailed information has to be provided.

* Replacement cost vatues can be used as estimates of market values to screen all damaged structures.

28. What options are available to help local officials handle a large number of permit applications and
potentially substantially damaged buildings and manufactured homes after disasters?

Communities that have extensive floodplains and significant numbers

of floodprone structures are encouraged to plan ahead to handle See Section 7.2 of the

the workload. Even with good planning, support may be necessary to SR S I

handle large numbers of damage inspections and permit applications.
In addition to support from the State and FEMA, resources may

be available from other communities, State floodplain management associations, State building code
associations, and organizations that represent engineers and architects. Some States and communities develop
mutual aid agreements, interlocal agreements, or some other mechanism to facilitate this post-disaster
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support. While help may be offered to perform inspections and gacher data, perhaps using the FEMA SDE,
making final 8I/SD determinations and permit decisions remain the responsibility of local officials in affected
communities.

Depending on the scale and severity of damage, some communities institute a full or partial moratorium on
issuing permits. Once the community has evaluated the magnitude, scope, and general location of potential
substantially damaged structures, the community may remove the moratorium. When mitigation projects
such as floodplain buyouts, elevation-in-place, or other measures are considered, it may be reasonable to delay
rebuilding until the pros and cons of such projects are evaluated.

29. What is the FEMA Substantial Damage Estimator (SDE) and how can it help in determining
substantial damage?

The SDE software offers a formalized approach to develop reasonable See Section 7.5.1. of the
estimates of structure values and reasonable estimates of the costs S1/SD Desk Reference.
to repair or reconstruct buildings. The SDE enables local officials to

calculate a reasonable and defensible estimate of whether structures

have been substantially damaged and make substantial damage I T

aking Determinations
determinations. The SDE is described in the Substantial Damage Estimator .
(SDE)} User Manual and Field Workbook, Using the SDE Tool to Perform

Substantial Damage Determinations (FEMA P-784).

See Question 10.

The SDE can be used to evaluate damage by any cause {flood, tornado, earthquake, etc.). The software allows
users to develop damage estimates by examining individual structure elements. Users can estimate damage
percentages for each described structure element. Using these percentages, the SDE produces an aggregate
“percent damage” for the structure as a whole. Because the SDE uses localized cost data and estimates of
market value (typically based on property assessments}, communities should establish a procedure to handle
property owner appeals, especially when owners provide more detailed data for costs to repair and market
value,

30. When buildings and manufactured homes are substantially damaged by flooding, how can focal
officials help property owners obtain the financial benefits of the Increased Cost of Compliance
(ICC) coverage that is as part of NFIP standard flood insurance policies?

NFIP standard flood insurance policies on buildings and manufactured
homes in SFHAs include ICC coverage. This coverage was authorized See Section 7.6. of the
by Congress (o help pay the added costs of bringing structures SI/SD Desk Reference.
that are substantially damaged by flooding into compliance with

the community’s floodplain management requirements for new

construction. ICC claims are paid any time flood damage qualifies and when local officials make substantial
damage determinations, not just when major disasters are declared. Processing ICC claims, which involves
insurance adjusters, property owners, and local officials, must be accomplished within specific timeframes.
As of 2018, the ICC coverage provides up to $30,000 toward the cost of bringing insured structures into
compliance. Additional guidance, brochures, frequently asked questions, and a policyholder processing
checklist are available online at hups://www.fema.gov/increased-cost-compliance-coverage.

Compliance measures that can be paid with the ICC claim payment include elevation, relocation, demolition,
and dry floodproofing (non-residential structures only).
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The community’s role helping property owners with ICC claims includes:
* Requiring compliance with all NFIP and local requirements.
* Collecting information and making substantial damage determinations.

¢ Informing property owners/policyholders about the requirement to bring structures into compliance and
working with them to determine the appropriate options to achieve compliance.

¢ Providing property owners/policyholders with letters documenting the substantial damage by flooding
determination; the owner provides a copy to the claims adjuster to process the ICC claim.

¢ Issuing permits and inspecting construction.

¢ Performing final inspections and issuing certificates of occupancy or letters stating the work to bring
the structure into compliance has been completed satisfactorily and that no variance was granted. This
evidence is required before policyholders receive the final installment of their ICC claim payments.

31. What steps can local officials take o inform citizens about the permit process and substantial
damage determinations?

Local officials should recognize that citizens will have questions
about recovery and the process of obtaining inspections and permits. See Sections 5.5 and
Distributing substantial damage determinations may generate a number 7.9 of the SI/SD Desk

: - : nce.
of questions. Local officials should be prepared to answer questions geleRace

throughout the post-disaster recovery phase.

Communities should consider developing and distributing guidance to citizens, property owners, contractors,
and design professionals on:

* The importance of having damaged structures inspected before repair work is started
* Activities that require a permit
* Activities that do not require a permit

* The floodplain management requirements that apply when structures in the SFHA are substantially
damaged and what it means to bring those structures into compliance

¢ The availability and benefits of the ICC coverage that is part of NFIP standard flood insurance policies on
structures in mapped SFIIAs

» The importance of hiring licensed contractors and cautions about fraudulent and unlicensed entities that
may take advantage of victims in areas affected by significant events

* The importance of including damage-reduction measures to minimize future flood damage, even if such
measures are not required by the community’s floodplain management regulations

32. Because of the trauma and inconvenience people experience during and after disasters, can
communities suspend permit requirements for the repair of damaged buildings and manufactured
homes in post-disaster situations?

No, requirements for buildings and structures in SFHAs must not be See Section 7.1. of the SIf
suspended or waived. Sometimes there is pressure on local officials 1o SD Desk Reference.

suspend issuing permits or to waive requirements that are perceived
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r to delay recovery, but returning structures to their pre-flood condition
leads to repetitive flood damage. Yielding to such pressure would NFIP Insurance Rates
expose people and their properties to furure damage. In addition, See Question 9.
allowing repairs and reconstruction of substantially damaged structures

means the owners would have very costly NFIP flood insurance
premiums. Moreover, if a community fails to properly administer its floodplain management requirements for
substantially damagedl structures, its standing in the NFIP could be jeopardized.

Communities may decide to waive peninit fees after significant damage events to be responsive to the needs of
property owners. However, waiving fees does not waive the requirement for property owners to obtain permits
and comply with the requirements.

33. Can variances to the substantial damage requirements be granted?

Generally, no. Local floodplain management regulations have criteria
for variances that must be satisfied even in the post-disaster recovery See Sections 5.6.7 and
period. A variance is a grant of relief from the terms of a code or 7.8 of the SI/SD Desk

) . ) . T Refarence.
regulation. If granted, a variance allows construction in a manner that

is otherwise prohibited. Granting variances to the requirements would
allow property owners to repair and rebuild in ways that will continue to
expose their buildings to flooding. Especially when damage was caused by flooding, it is difficult to conceive of
sitnations where waiving the requirement to elevate substantially damaged buildings could be justified.

NFIP flood insurance policies written on new construction and

( substantially improved buildings are rated based on risk (primarily NFIP Insurance Rates
elevation relative to BFE). Even if variances are issued o allow the See Question 9.
substantialiy damaged buildings to be repaired withowt elevating and

bringing them into compliance, the cost of flood insurance policies will
be high.

34. What steps can communities take to prepare to implement the substantial damage
requirement during the post-disaster period?

There are several ways communities can effectively administer

floodplain management responsibilities after disasters occur. Some See Section 7.2 of the S¥/

successful actions include: SD Desk Reference.

* Brief elected officials as soon as possible afier an event to inform
them of the community’s responsibilities to:

= Issue permits for repair and reconstruction
— Make substantial damage determinations for buildings located in mapped SFHAs

= Explain what it means to bring substantially damaged structures into compliance with current
floodplain management standards

— Explain the NFIP ICC coverage that is part of NFIP flood insurance policies on buildings in SFHAs

‘ — Share the materials developed to communicate with citizens
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¢ Ask electric utility companies and community utility departments to turn on service only when property
owners provide copies of building permits or evidence that permits are not required

e Esiablish a routine to drive through affected areas to check for unpermitted construction work

¢ Depending on the scale and severity of damage, institute a full
or partial moratorium on issuing permits to allow evaluation of
potential substantially damaged structures and possible mitigation
projects

Federal Assistance
See Question 36.

e Keep records in a format that allows plotting by a geographic
information system {GIS} to easily document the status of damaged
structures

Substantial Damage
* Plan ahead to handle the workload, perhaps by developing mutual Estimator (SDE)
aid agreements, interlocal agreements, or other support, and by See Question 29.
learning to use the SDE before disasters to facilitate use after
disasters

35. What information should local officials share with property owners during the post-disaster period?

post-disaster recovery period. Immediately after an event, communities See Section 7.9 and

a sample Notice for
Property Owners,
Contractors, and Design
Professionals in Appendix
stabilize structures so they are safe to enter. D of the SKSD Desk
Reference.

Communications with property owners will take place throughout the !
should be prepared to provide information about cleanup and repairs

and to caution property owners not to perform any work that requires a
permit until a permit is obtained, except work necessary to temporarily

Local officials should recognize that there may be questions from

property owners ahout permit requirements and what it means if

they receive a substantial damage determination. Many communities

distribute notices to property owners, contractors, and design professionals summarizing the S1/8D
requirements and listing costs to be included in estimares. This booklet can be made available to property
owners, contractors, engineers, architects, and other interested parties.

36. Are there grant programs available to communities to help property owners whose buildings or
manufactured homes have been substantially damaged?

Yes. FEMA, working through the States, administers a number of
mitigation grant programs that allow communities to apply for See Chapter 8 of the SI/
funds to implement a variety of flood mitigation projects. Projects SD Desk Reference.

that may help owners of substantially damaged structures include
acquisition of property (and demolition or relocation of structures),
elevating structures in-place on higher foundations, relocating structures to sites outside of SFHAs, and dry
floodproofing (applicable only to non-residential structures and historic structures}.

Each of FEMA’s hazard mitigation grant programs has specific requirements, notably that projects must
be cost effective, which may be determined by a benefit-cost analysis. Visit https://www.fema.gov/hazard-
mitigation-assistance for more information about the following grant programs:
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¢ Pre-Disaster Mitigation (PDM) Program. This nationally competitive program provides funds to Srates,
territories, federally-recognized tribes, and local governments to implement cost-effective hazard
mitigation activities that complement a comprehensive mitigation program.

® Hazard Mitigation Grant Program (ITMGP). These funds are available following Presidential disaster
declarations. Eligible applicants include States, territories, federally-recognized tribes, local governmenis,
and some private non-profit organizations. Communities may apply for HMGP assistance on behalf of
affected individuals and businesses, and all funds must be used 1o reduce or eliminate losses from future
disasters.

¢ Flood Mitigation Assistance (FMA) Program. This program provides funding to States, territories,
federally-recognized tribes, and local governiments to implement measures that reditce or eliminate the
long-term risk of flood damage to buildings and manufactured homes that are insured by the NFIP.

{1
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Appendix A
Publications and Resources

Free hard copies of FEMA Building Science's current publications may be ordered by calling the FEMA
Publication Warehouse at 1-800-480-2520, Monday through Friday between 8:00 AM and 5:00 PM (EST),

by faxing a request to 1-240-699-0525, or by emailing FEMA-Publications-Warehouse @ fema.dhs.gov. Please
include the publication title and number, quantity of each publication, and the requestor’s name, address, zip
code, and daytime telephone number.

FEMA F-084, Answers to Questions about the National Flood Insurance Program. Washington, DC: Federal
Emergency Management Agency, 2011
htips://www.fema.gov/media-library/assets/documents /272

FEMA P-85, Protecting Manufactured Homes from Floods and Other Hazards: A Multi-Hazard Founda-tion and
Installation Guide, Second Edition. Washington, DC: Federal Emergency Management Agency, 2009.
https://www.fema.gov/media-library/assets/doctiments,/2574-id=1577

FEMA P-259, Engineering Principles and Praclices of Retvofitting Flood-Prone Residential Structures, Third
Edition. Washington, DC: Federal Emergency Management Agency, 2012,
hutps://www.fema.gov/media-library/assets/documents /3001 %id=1G45

FEMA 301, Increased Cost of Compliance Coverage: Guidance for State and Local Officials. Washing-ton, DC:
Federal Emergency Management Agency, 2003.

https://www.fema.gov/increased-cost-compliance-coverage

FEMA P-312, Homeowner’s Guide to Retrofitting: Six Ways to Protect Your Home from Flooding, Third Edition.
Washington, DC: Federal Emergency Management Agency, 2014.
hitps://www.fema.gov/media-library/assets/documents /480

FEMA P-347, Above the Flood: Elevating Your Floodprone House. Washington, DC: Federal Emergency
Management Agency, 2000.
hups://www.fema.gov/media-librarv/assets/documents /725

FEMA P-467-2, Foodplain Management Bulletin: Historic Structures. Washington, DC: Federal Emergency
Management Agency, 2008.
https:/Swww. fema.gov/media-library/assets/documents/ 13411?id=3282

FEMA P-499, Home Builder’s Guide to Coastal Construction: Technical Fact Sheets. Washington, DC: Federal
Emergency Management Agency, 2010.
hups:/www.fema.gov/media-library/assets/documents/6131?id=2138

FEMA 511, Reducing Damage from Localized Flooding: A Guide for Communities. Washington, DC: Federal
Emergency Management Agency, 2005.
hitps://www.lema.gov/media-library/assets/documents,/ 1012
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FEMA 551, Sefecting Appropriate Mitigation Measures for Hoodprone Structures. Washington, DC: I'ederal
Emergency Manageimnent Agency, 2007,
hups://www.fema.gov/media-library/assets/documents/10018?id=2757

FEMA F-G63, Increased Cost of Compliance Brochure. Washington, DC: Federal Emergency Man-agement
Agency, 2017.
hups://www.lema.gov/media-library/assets/documents, 12164

FEMA P-758, Substantial hinprovement/Substantial Damage Desk Reference. Washington, DC: Federal
Emergency Management Agency, 2010.
hups://www.fema.gov/media-library/assets/documents,/ 185627id = 4160

FEMA P-784, Substantial Damage Estimator (SDE) User Manual and Field Workbook, Using the
SDE Tool 1o Perform Substantial Damage Determinations. Washington, DC: Federal Emergency
Management Agency, 2017.

hitps://www.fema.gov/media-library/assets/documents /18692

FEMA P-936, Floodproofing Non-Residential Buildings. Washington, DC: Federal Emergency
Management Agency, 2013.
hetps://www.fema.gov/media-library/assets/documents /34270

FEMA P-1080, Answers to Frequently Asked Questions About Increased Cost of Compliance. Washington, DC:
Federal Emergency Management Agency, 2017,
hups://www.fema.gov/media-library/assets/documents, 142200

FEMA, NFIP Technical Bulletin Series. Washington, DC: National Flood Insurance Program.
hteps:/Swww.fema.gov/nfip-technical-bulletins

U.S. Government Printing Office. Title 44, Code of Federal Regulations, Emergency Management and
Assistance, (Parts 59 and 60}.
https://www.gpo.gov/Tdsys/pkg/CFR-2017-title44-voll /content-detail. hunl
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Appendix B
Contact Information for NFIP State Coordinating
Agencies and FEMA Regional Offices

NFIP State Coordinating Agencies

Every Siate and territory has an office or agency designated as the NFIP State Coordinating Agency, usually
called the NFIP State Coordinator. Contact information is available at hutp://www.floods.org.

FEMA Regional Offices

Regional office addresses and contact information are shown below and are available at
hups://wiww.fema.gov/fema-regional-office-contact-information.

I

Alacka ¢ Bothell ® Boston
X
11
VIII V New Yories Puerto Virgin
Chicago » Rico Islands
Oakland ® Denver e VII * Philadelphia

III @ Washington, DC

l X ® Kansas City

VI * Deriton IV » Atlanta

American
Chbl Samoa
LEuany Haveai

FEMA Regions and Loeation of Regional Offices
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FEMA Region Contact Information

FEMA
Region States and Territories Address Telephone

Connecticut, Maine,

Federal Emergency Management Agency

Regllon Massachusetts, New Hampshire, 99 High Street 877.336.2734
Rhode Island, Vermont Boston, MA 02110
Federal Emergency Management Agency
26 Federal Plaza
New York, NY 10278-0002
. Region il Caribbean Address
IRl Il ewiorsey, INevrYOr K T RUS O R fE s e Mama s amant Agency 212.680.3600
n Rico, U.S. Virgin Islands r e
Caribbean Division
New San Juan Office Building
159 Calle Chardon, 6th Floor
Hato Rey, PR 00918
Region  Delaware, District of Columbia, gfg‘gﬁ:{gﬁ[gs‘i'::gtMa"ageme"t £gency
Maryland, Pennsylvania, Virginia, . 215.931.5500
]] West Virainia One Independence Mall, Sixth Floor
9 Philadelphia, PA 19106-4404
Alabama, Florida, Georgia
; Vol e - Federal Emergency Management Agency
Region | Kentucky, Mississippi, North 544 pambiee Tucker Road 770.220.5200
v Carolina, South Carolina, Atlanta. GA 30341
Tennessee !
. o | - Federal Emergency Management Agency
"°%'°“ h;'i':]';‘::'ofa‘dgﬁ% h\f\;?s':;gi:i'n 536 South Clark Street, 6th Floor 312.408.5500
; . Chicago, IL 60605
: o Federal Emergency Management Agency
Re-e;m N ﬁﬂré‘;‘;ia%bgﬁfsgai‘exas FRC 800 North Loop 288 940.898.5399
/ v Denton, TX 76209-3698
' - . Federal Emergency Management Agency
He‘?l'f" o Kgngzég'ssw"’ 9221 Ward Parkway, Suite 300 816.283.7061
Kansas City, MO 64114-3372
Redion Colorado, Montana, Federal Emergency Management Agency
VG:II North Dakota, South Dakota, Denver Federal Center 303.235.4800
Utah, Wyoming Building 710, Box 25267, Denver, CO 80225-0267
Arizona, California, Guarn,
Hawaii, Nevada, Commonwealth e A et YR Ty ey 510.627.7100
Region of Northern Mariana islands, 1111 Broa dwag Su)i’te 1203 gency Pacific Area
IX Republic of the Marshall Islands, .~ °C 95’4607_ A Office:
Federated States of Micronesia, 1 808.851.7900
American Samoa
Federal Emergency Management Agency
Region Alaska, |daho, Oregon, Federal Regional Center
X Washington 130 228th Sireet, Southwest 425.487.4600
Bothell, WA 98201-8627
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