Date of Meeting: September 13, 2021

# 18
BOARD OF SUPERVISORS
FINANCE/GOVERNMENT OPERATIONS
AND ECONOMIC DEVELOPMENT COMMITTEE
ACTION ITEM
SUBJECT:

Selma Estates Flood Mitigation Project

ELECTION DISTRICT:

Catoctin

CRITICAL ACTION DATE: At the pleasure of the Board
STAFF CONTACTS:

Maggie Auer, Building and Development
Alan Brewer, Building and Development
Megan Bourke, Finance and Budget
Janet Romanchyk, Finance and Budget

PURPOSE: The purpose of this item is for staff to update the Finance/Government Operations
and Economic Development Committee (FGOEDC) on the status of the Selma Estates Flood
Mitigation Project (Project) and seek guidance on next steps.
RECOMMENDATIONS: Staff recommends the FGOEDC recommend that the Board of
Supervisors (Board) direct staff to pursue Option 3 as outlined in this staff report.

BACKGROUND: Between 2013 and 2018, significant flooding events were experienced in the
Selma Estates community. A Federal Emergency Management Agency (FEMA) map revision,
effective June 2019, placed several homes within the Special Flood Hazard Area (SFHA)
indicating that they were susceptible to a one percent annual chance flood. The County contracted
with a third-party consultant, Wood PLC. (Wood), to conduct a detailed watershed analysis1 and
provide recommendations to reduce the flood risk in the community. These findings were
presented to the Board at the Business meeting on December 3, 2019.2 Notably, the watershed
analysis conducted by Wood more accurately depicts the limits and depth of the SFHA. The Wood
analysis concluded that acquiring and demolishing homes is the only evaluated option that removes
flood risk and safety concerns associated with the one percent-annual-chance event (100-year
flood) with certainty. Based on the Wood analysis, staff developed estimates for acquisition,
demolition, and onsite mitigation of impacted homes and as well as funding proposals for the
Board’s consideration.

1
2

A copy of the Wood watershed analysis can be found here: Wood Watershed Analysis
Detailed background information regarding this issue can be found in the December 3, 2019, Board item found here
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At the October 20, 2020, Business Meeting, 3 the Board directed (9-0) staff to (i) apply for a Federal
Emergency Management Agency (FEMA) Flood Mitigation Assistance (FMA) grant; (ii) add the
Selma Estates Flood Mitigation Project (Project) to the Amended FY 2021 – FY 2026 Capital
Improvement Program; and (iii) program $3,410,000 in County funds in FY 2022. This funding
was appropriated as a grant match of 25% and a project contingency.
Status of Grant Funding
On November 9, 2020, the County submitted the Flood Mitigation Assistance (FMA) grant
application for review to the Virginia Department of Emergency Management (VDEM). The
application was then forwarded to FEMA in January 2021. On July 2, 2021, FEMA released the
Fiscal Year 2020 Notices of Funding Opportunity for Hazard Mitigation Grants.
FEMA allocated $200 million to the FMA grant program for FY 2020 and received applications
for projects that totaled over $400 million. While the Project was considered cost-effective and
satisfied eligibility criteria, it did not score a high enough ranking, and the Project was not selected
for grant funding. This decision is final, and FEMA will no longer be considering the County’s
application for federal funding during the current grant cycle.
Staff believes it unlikely that the County will qualify for grant funding in future funding cycles
based on the competition during the previous attempt. The main criteria that are considered in the
grant review are repetitive loss and severe repetitive loss structures (at least two paid flood losses
of more than $1,000 each in any ten-year period) and properties that are considered substantially
damaged (repair costs exceed fifty percent of the value of the structure). Per the County’s grants
consultant, The Ferguson Group, for future grant applications, priority will be given to
communities with fifty properties that are repetitive or severe repetitive loss. The Selma Estates
development does not meet this threshold. For these reasons staff does not recommend applying
for another grant.
Status of Floodplain Delineation
An accurate floodplain delineation is essential for homeowners to understand risk and plan for
potential flood events. In addition, an accurate delineation is supportive in developing an accurate
scope for the Project, which would be limited to homes within SFHA based on the best available
data.
At the County’s request, Wood submitted its watershed analysis to FEMA as part of a Letter of
Map Revision (LOMR) application so that FEMA’s maps could be updated to reflect the analysis
from Wood and therefore depict the SFHA limits per the best available data. The submission was
received by FEMA on February 10, 2020. FEMA reviewed the submission and issued a revision
to the Flood Insurance Rate Map (FIRM) on December 28, 2020 (Attachment 1). This revision
incorporates the data from the Wood watershed analysis.

3

October 20, 2020 Board item found here.
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While the LOMR identifies flood risk areas, it does not indicate whether an individual structure
on a specific property is within the SFHA limits. To obtain that information for homeowners, staff
submitted a Letter of Map Amendment (LOMA) application on behalf of the property owners that
experienced a change in their FEMA designated flood risk due to the approved December 2020
LOMR. The LOMA provides property owners with an official, address-specific, FEMA
determination on whether their homes (structures) are considered in the FEMA SFHA, as well as
an accurate understanding of their flood risk.
As part of the LOMA application package, County staff provided a table of precise base flood
elevations for several homes in Selma Estates. Wood calculated the information using the data that
was submitted and approved by FEMA for the LOMR. The County provided this data to FEMA
with the intention that FEMA would use this precise data in making the LOMA determination.
Based on the data from Wood, staff anticipated that eight homes would be in the SFHA.
However, on February 2, 2021, FEMA issued a LOMA determination that identified only six
homes within the SFHA. Of the eight homes Wood determined to be in the SFHA, FEMA
determined that three of those were outside the SFHA but added one additional home into the
SFHA that Wood previously determined to the be outside the SFHA. Staff reviewed the LOMA
and concluded that FEMA had not used the data provided by Wood. Instead, FEMA followed the
organization’s internal policies for calculating base flood elevations, which is not as precise as the
method used by Wood, resulting in different outcomes for four homes.
On March 30, 2021, the County submitted a letter (Attachment 2) to FEMA requesting a
reevaluation of the LOMA using the more precise Wood data provided by the County, rather than
the FEMA method. FEMA has advised staff that they are in the process of issuing another LOMR
using Wood’s data, and a new LOMA will be issued. This process is expected to be complete
sometime between December 2021 and April 2022. It should be noted that a final determination
has not been made by FEMA on the number of homes in the SFHA. As a result, the final number
of homes that could be included in a project scope may change.
ISSUES: The County was not awarded the FMA grant from FEMA and executing the project with
the previously identified funding sources is no longer possible. The County has not undertaken
this type of flood mitigation project in the past, and therefore, to effectively complete the Project,
staff recommends that the County establish project guidelines with Board input. Staff has taken
this opportunity to develop four potential options for the Board’s consideration. Based on the
direction provided, staff will return to the Board with potential guidelines, cost estimates, and
funding alternatives.
Option 1: Develop Guidelines for County Acquisition of homes within the SFHA.: For this option,
the County would develop guidelines for a county-funded buyout program. Property owners whose
homes fall within the SFHA would be offered a buyout from the County. Once acquired, the
County would determine the most cost-effective means to mitigate flood risk which could include
demolition of the home, filling in the basement, or raising the elevation of the structure. Property
owner participation would be voluntary.
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Option 2: Develop Guidelines for Property Owner Mitigation with County Grant Funding:
In this scenario, the County would develop guidelines to provide financial support to property
owners through a County funded grant program. Property owners would hire their own licensed
professionals and work independently on their mitigation projects. The owners would apply for
County grants and the funding would go directly to the owners for the completion of the
improvements. Owners would be required to provide a remediation plan to the County for approval
prior to the start of work.
Option 3: Develop Guidelines for a Combination of County Acquisition and County Grant
Funding:
This option is essentially a combination of Options 1 and 2. In other words, staff would develop
guidelines to allow the property owner to choose whether to sell their property to the County and
the County would perform the mitigation; or the property owner could perform their own
mitigation using County grant funding.
Option 4: County takes no further action:
Staff would discontinue any efforts to develop project guidelines or secure funding.
Potential Project Guidelines to be Developed
Staff anticipates that it will be necessary to research and develop options for guidelines in the
following areas:
•
•
•
•
•
•
•

Basis of home value (e.g., appraised, assessed, flooding impact);
Deadline for homeowner participation (e.g., one time offer, current property owner only,
indefinite);
Benefit duplication considerations;
Disposition of property after mitigation;
Coordination of mitigation measures;
Compensation method (grant, reimbursement); and,
Determination of eligible expenses.

Additional Considerations:
Selma estates is located within the limits of the Limestone Overlay District and the area in which
the Flood Mitigation Program is proposed lies within the FEMA SFHA. As a result, any mitigation
operations must comply with Sections 4-1500 and 4-1900 of the Revised 1993 Zoning Ordinance.
These requirements create complexities that must be taken into consideration when developing a
flood mitigation program. To comply with the Limestone Overlay District regulations, karst
features must be protected, and the natural drainage patterns maintained, whereas the Floodplain
Overlay District Regulations require that any changes taking place within the FEMA SFHA be
accompanied by engineering analysis reflecting that said changes will not result in any increase to
the base flood elevations. If a single structure is removed from the floodplain, that changes the
pattern in which the flood waters will flow. This could result in increasing or decreasing another
structure’s susceptibility to flooding. Once a structure is removed, consideration must be given to
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how the ground is sealed, as any change to the way that water permeates through the soils could
result in the formation of sinkholes.
Following the Board’s direction on which option to pursue, staff would develop project guidelines,
including a deeper exploration of how to formulate acquisition offers, planning level cost
estimates, and funding alternatives. Coordination between County departments of Transportation
and Capital Infrastructure, General Services, Finance and Budget, and the County Attorney’s
Office will be necessary to develop the option beyond the concepts that appear in this staff report.
Staff would then return to the Board for approval of the program and funding source. Staff
anticipates reporting back to the Board in January 2022.
Staff recommends that Option 3 because it offers the most flexibility to homeowners and is the
most comprehensive of the options presented.
FISCAL IMPACT: Following the Board’s direction on which option to pursue, staff will develop
a cost estimate that can be considered to align with the Board’s established budget development
milestones.
ALTERNATIVES:
1. The FGOEDC may recommend that the Board direct County staff to research and develop
potential guidelines for Options 1, 2, or 3.
2. The FGOEDC could recommend that the Board direct staff to take no further action.
DRAFT MOTIONS:
1. I move that the Finance/Government Operations and Economic Development Committee
recommend that the Board of Supervisors direct staff to develop potential guidelines as
described in Option 3 of the September 13, 2021 FGOEDC Action Item.
OR
2. I move that the Finance/Government Operations and Economic Development Committee
recommend that the Board of Supervisors take no action.
OR
3. I move an alternate motion.
ATTACHMENTS:
1. Effective FEMA Map
2. Request Letter to FEMA

Attachment 1

Attachment 2

