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NFIP Definition of Flood
• A general and temporary condition of partial or complete inundation of 

two or more acres of normally dry land area or of two or more 
properties (at least one of which is the policyholder’s property) from: 

 • Overflow of inland or tidal waters; 

 • Unusual and rapid accumulation or runoff of surface waters from 
any source; or 

 • Mudflow

• -OR- Collapse or subsidence of land along the shore of a lake or similar 
body of water as a result of erosion or undermining caused by waves or 
currents of water exceeding anticipated cyclical levels that result in a 
flood from the overflow of inland or tidal waters, as defined above. 



Where does flooding occur?
• Flooding Happens Everywhere !!!

– Floodsmart.gov 

• A common misconception about flood insurance is that only people who live 
along the coasts or riverbanks need it. In fact, at least 40% of National Flood 
Insurance Program claims filed between 2015-2019 came from outside high-
risk flood areas.
– Flood Maps | FEMA.gov

• Floods occur naturally and can happen almost anywhere there is water or rain 
can fall. They may not even be near a body of water, although river and coastal 
flooding are two of the most common types. Heavy rains, poor drainage, and 
even nearby construction projects can put you at risk for flood damage.
– Record Rainfall is Causing Flash Flooding in Unexpected Areas | The National Flood 

Insurance Program for Agents

https://www.fema.gov/flood-maps
https://www.fema.gov/flood-maps
https://agents.floodsmart.gov/articles/record-rainfall-causing-flash-flooding-unexpected-areas
https://agents.floodsmart.gov/articles/record-rainfall-causing-flash-flooding-unexpected-areas
https://agents.floodsmart.gov/articles/record-rainfall-causing-flash-flooding-unexpected-areas






LOMC Confusion after Flooding

In a statement, FEMA downplayed the 
significance of the flood map amendments.

“Flood maps are snapshots in time designed 
to show minimum standards for floodplain 
management and the highest risk areas for 
flood insurance,” the agency wrote. “They are 
not predictions of where it will flood, and they 
don’t show where it has flooded before.”



LOMC Confusion after Flooding







Flood Zone Determinations
• What it is…a Compliance 

Document

– PURPOSE OF FORM: The SFHDF has 
been designated to facilitate 
compliance with the flood insurance 
purchase requirements of the 
National Flood Insurance Reform 
Act of 1994.

• What it is not…a Due Diligence 
Document

– This flood determination is provided 
solely for the use and benefit of the 
entity name in Section 1, Box 1 to 
comply with the 1994 Flood Insurance 
Reform Act and may not be used or 
relied upon by any other entity or 
individual for any purpose, including, 
but not limited to deciding whether to 
purchase a property or determining the 
value of a property.



Common Misconceptions
• All Flood Zone Determination providers use the same FIRMs.  So, 

there should never be a discrepancy between vendors. 

• An Elevation Certificate is an official FEMA document.  So, it can 
be used to overturn a Flood Zone Determination, right? 

• The surveyor/engineer or appraiser says that the structure is not 
affected by the SFHA.  So, you should be able to revise the 
determination. 



Elevation Certificates, LOMCs, & Mandatory Purchase 

Requirement Removal

Community Perspective
• Compliance with local, 

state, and federal 
floodplain management 
ordinances.

Property Owner Perspective
• Better understand flood 

risk
• Mitigate
• LOMCs







MAPPING THE PAST, 
CONSIDERING THE FUTURE

Analyzing FEMA FIRMs vs. Predictive Flood Models



On-Ground Field Studies

Physical Surveys: Real-world cross-sectional surveys of 

channels and structural elements.

Hydrologic Analysis: Determination of peak flow rates based 

on local stream gauges and physical basin characteristics.

Hydraulic Modeling: 1D/2D studies that establish Base Flood 

Elevations (BFEs) for specific reaches.

Regulatory Mandate: The official standard for building codes 

and insurance requirements under the NFIP.

FEMA FIRMs: The Regulatory Baseline

FEMA FIRMs are built on engineering-level data derived 

from direct on-ground physical studies/analysis.



Historical Foundation

Relies heavily on historic flood 

events and tidal and stream gauge 

records to define the 1% annual 

chance floodplain (SFHA) and 

associated BFE.

Binary Risk

Creates a strict "In or Out" 

boundary. This determines legal 

requirements for flood insurance 

and floodplain management but 

lacks risk nuance.

Update Cycle

Significant effort for "Engineering 

Level" accuracy results in slower 

refresh rates, often missing recent 

urban development.

The FEMA FIRM Methodology



Future Flood Risk Models: The 
Predictive Frontier

Dynamic Climate Modeling

Unlike physical FIRM surveys, models like Flood Factor are 

predictive and simulated, not based on local on-ground 

engineering studies.

They utilize advanced computational hydrology to simulate 

rainfall and river routing over 30-year future horizons, 

factoring in sea-level rise and changing precipitation patterns.

Property-Level Scalability: Evaluates risks across 140M+ 

structures by substituting local ground surveys with broad, 

computational elevation datasets.



1 Year
Average Model Refresh Cycle

vs. FEMA's multi-year/decadal cycle

Dynamic Data Ingestion

Future models ingest data at scale from various sources (USGS, 

NOAA, USACE) to update probabilities annually.

This provides a "Risk Gradient" (Score 1-10) rather than a 

binary zone, helping owners understand the severity of 

potential flooding beyond the regulator line.

Future FLood Risk Models: Agility & Accessibility



Regulatory FIRM Scope
Focuses strictly on major riverine and coastal 

corridors where high-budget physical cross-

sections are surveyed on-site.

Pluvial (Surface) Modeling
Captures intense localized rainfall accumulation 

and urban drainage overload missed entirely by 

traditional river-only studies.

Tributary Risk Analysis
Simulates flow through small upstream unmapped 

catchments. Future models map risks down to 

individual local creeks and streams.

Unmapped Risks: Pluvial & Tributaries



Future Flood Risk Models VS. FIRM: 

Pluvial Flooding



Future Flood Risk Models VS. FIRM: 

Tributary Flooding



Feature FEMA FIRM (Engineering) Future Models (Predictive)

Data Basis On-ground studies, local gauges, physical surveys Simulation-based, climate-informed projections

Risk Definition Binary (In or Out of Zone) Gradient (1-10 Risk Score)

Time Horizon Historical Record & Current Reality Future Conditions (15 - 30 Years)

Primary Goal Regulation & Insurance Mandates Public Risk Awareness & Resilience

Update Frequency Low (Every 5 - 10+ Years) High (Annual Refresh)

FEMA Engineering Data vs. Predictive Modeling



FEMA is evolving insurance pricing to mirror "Individual Risk" 

similar to future models.

Beyond the Line: Insurance rates no longer depend purely 

on the SFHA boundary, Flood Zone, and BFE.

Individual Variables: Distance to water, first-floor elevation, 

and replacement cost.

Actuarial Accuracy: Correcting the cross-subsidization 

between low-risk and high-risk properties.

Risk Rating 2.0: The Hybrid Future



For Compliance

Use FEMA FIRMs for mortgage 

requirements (MPR), permitting, 

and minimum building standards.

For Resilience

Use Future Models to understand 

property value stability and long-

term adaptation needs.

The Synthesis

Combining engineering-level on-

ground studies (FIRM) with 

predictive climate models offers 

the most robust view of risk.

Choosing the Right Tool



Thank you!

Should you have questions about 
this webinar, please reach out to us 
at webinars@nfaflood.com.
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