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Historic Structures in the Floodplain

• NFIP/Building Code

• Historic Structure definition

• Substantial improvement exception

• Other Code requirements

• Variances







Considerations

• What is the flood risk?

• Is the structure “historic?”

• Is the proposed mitigation a substantial 
improvement?

• What is the permitting situation?

• Will it require a variance?

• Are there floodway issues?



Mitigation Options

• Relocation

• Elevation

• Floodproofing
– Wet floodproofing

– Dry floodproofing

• Relocate/elevate utilities

• Drainage improvements

• Other options



(a) 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;
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(b) 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 to 
qualify as a registered historic district;
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(c) 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
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https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=e8ac89d3147c2817e8a875004f4e1481&term_occur=4&term_src=Title:44:Chapter:I:Subchapter:B:Part:59:Subpart:A:59.1
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=e8ac89d3147c2817e8a875004f4e1481&term_occur=5&term_src=Title:44:Chapter:I:Subchapter:B:Part:59:Subpart:A:59.1
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=2d02bafc820c1276dc9b9a9bd95f6389&term_occur=11&term_src=Title:44:Chapter:I:Subchapter:B:Part:59:Subpart:A:59.1


(d) Individually listed on a local inventory of historic 
places in communities with historic 
preservation programs that have been certified either:
(1) By an approved state program as determined by 
the Secretary of the Interior or
(2) Directly by the Secretary of the Interior 
in states without approved programs.
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https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=2d02bafc820c1276dc9b9a9bd95f6389&term_occur=12&term_src=Title:44:Chapter:I:Subchapter:B:Part:59:Subpart:A:59.1
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=e8ac89d3147c2817e8a875004f4e1481&term_occur=6&term_src=Title:44:Chapter:I:Subchapter:B:Part:59:Subpart:A:59.1
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=2d02bafc820c1276dc9b9a9bd95f6389&term_occur=13&term_src=Title:44:Chapter:I:Subchapter:B:Part:59:Subpart:A:59.1
https://www.law.cornell.edu/definitions/index.php?width=840&height=800&iframe=true&def_id=e8ac89d3147c2817e8a875004f4e1481&term_occur=7&term_src=Title:44:Chapter:I:Subchapter:B:Part:59:Subpart:A:59.1






Substantial Improvement

SUBSTANTIAL IMPROVEMENT. Any repair, 
reconstruction, rehabilitation, alteration, 
addition or other improvement of a building or 
structure, the cost of which equals or exceeds 
50 percent of the market value of the structure 
before the improvement or repair is started. If 
the structure has sustained substantial damage, 
any repairs are considered substantial 
improvement regardless of the actual repair 
work performed…



Substantial Improvement

The term does not, however, include either: 

1. Any project for improvement of a building required to
correct existing health, sanitary or safety code violations
identified by the building official and that are the
minimum necessary to assure safe living conditions.

2. Any alteration of a historic structure provided that the
alteration will not preclude the structure’s continued
designation as a historic structure.



Edgartown Yacht Club



Edgartown proposal

• Preserve Yacht Club building – demolish 
others

• Demolish and reconstruct pier

• Place Yacht Club building on new pier

• Construct new buildings on reconstructed pier









Other Building Code Requirements

▪ Replacement of foundation

▪ Construction of new buildings in V zone

▪ Below required elevation

▪ Seaward of mean high 



1 South Main St, Assonet (Freetown)



Assonet Proposal

• Interior renovations

• Question of substantial improvement

• Multiple permits



Mitigation options

• Fill/wet floodproof basement

• Relocate/elevate utilities

• Use flood resistant materials (see TB-2)

• Dry floodproof upper level







National Archives Catalog





Souther Tide Mill, Quincy





Souther Tide Mill, Quincy



15 Stevens St., Andover



Andover proposal

• Renovate building 

– Cost $7.3 M, Assessed value $5.4 M

• Convert to assisted living











195 West Rodney French Blvd, New Bedford







Other Resources

• National Register Archives 
https://catalog.archives.gov/search?q=*:*&f.p
arentNaId=20812721&sort=naIdSort%20asc

• Massachusetts Cultural Resources Information 
System (MACRIS) http://mhc-macris.net/

https://urldefense.proofpoint.com/v2/url?u=http-3A__mhc-2Dmacris.net_&d=DwMFAg&c=lDF7oMaPKXpkYvev9V-fVahWL0QWnGCCAfCDz1Bns_w&r=BZESQFHGu8pEjd3svIyYUiOsQo9Sz5KYYXSI3xm4w2jCvLMuKEPRR3omnxJL5hio&m=nhzuGkYrSy95_-mLaarSx-b1NVSLMcd7LGgDwnh8nEg&s=-tZgf7Qn_dcitl03hdn7eF0I4t-WaIh946wIrAaG2vg&e=


Other Resources

• FEMA P 467-2 Historic Structures

• FEMA P 758 SI/SD Desk Reference

• FEMA P 993 Variances

• FEMA Technical Bulletins


