
 New FEMA Flood Hazard Map for Fairfax County:
How It Affects Lakewood Hills #1

Did you recently receive the attached letter dated July 9, 2010, from the Fairfax County Stormwater Planning Division?  It concerns the new flood hazard map that will go into effect on September 17.  Please see a copy of the letter here:  http://www.lakewoodhills1.com/LH_FfxCoLtr2010.pdf
If you did, the following information should be useful to you.  Even if you didn’t, you might want to learn about an issue that affects many people in our neighborhood – particularly those people who live along Huntsman Lake or Middle Run.  
Why Did the County Send This Letter?
FEMA has updated the preliminary flood hazard map for Fairfax County to incorporate a study of the effects of storm surges along the Potomac River that was prepared by the U.S. Army Corps of Engineers after Hurricane Isabelle.  The map is called a Flood Insurance Rate Map, or FIRM.
The updated map is intended to provide residents and other stakeholders with the most current information on flood risks and to encourage them to take steps to protect themselves and their property from the effects of floods.  The bottom line is that homeowners whose property is shown in a floodplain must – by Federal law - carry flood insurance if they have a mortgage backed by federally backed lenders.
County staff sent the letter to selected residents because they wanted to alert those whose houses are located in or near a floodplain that they and their property may be at risk of flooding.  Fairfax County is fortunate to have the resources to do this.  
Is My House in a Floodplain? 
Take a look at the County’s Geographic Information System (GIS) mapping website to see where your house is located on the revised preliminary FIRM.  The site is rather slow, but it does work.
http://www.fairfaxcounty.gov/gisapps/myneighborhood/myndefault.aspx?fxmResolution=1024x768 
You will see that in Lakewood Hills, most homes along or near Huntsman Lake or the stream called Middle Run are shown in a floodplain.  


What Is FEMA’s Responsibility?
The National Flood Insurance Program (NFIP), established in 1968, is administered by FEMA and is based on an agreement that if a participating community practices sound floodplain management, the Federal Government will make flood insurance available to residents of that community.  
As part of its administration of the NFIP, FEMA publishes FIRMs to show areas within a community that are subject to flooding.  These areas are known as Special Flood Hazard Areas, or, more commonly, 100-year floodplains.  The flood hazard information shown on a FIRM is a two-dimensional visual representation of the results of flood studies.  These studies are performed by engineering companies, other Federal agencies, or communities, under contract with FEMA.
A key purpose of a FEMA flood hazard map is ensure that all risks are identified, so that residents can take the necessary steps to protect their property in the event of an emergency.
This is significant because a homeowner with a federally backed mortgage whose house is shown in a federally defined flood zone is subject to Federal flood insurance requirements under the NFIP.  When a lender learns that a resident’s property is shown in a floodplain, the lender can require flood insurance within 45 days of notification.  
What If a Homeowner Disagrees with the FIRM?
Because of limitations of the source maps used to prepare a FIRM, some properties may be on natural ground that is actually as high as or above the 100-year floodplain elevation.  This elevation is known as the Base Flood Elevation, or BFE.  FEMA has developed a process to assist individual homeowners whose homes are elevated above the BFE to remove the floodplain designation from their home.  This is called the Letter of Map Amendment (LOMA) process.  Completed forms and other documentation must be submitted to request a LOMA.
A LOMA request requires the homeowner to demonstrate that the lowest elevation of the ground next to the foundation of the house is as high as or higher than the BFE.  Often a resident must hire a surveyor to provide the BFE and other information.
A LOMA removes the Federal flood insurance requirement from that property.  However, even if the Federal flood insurance requirement has been removed through a LOMA, purchase of flood insurance is still recommended.  A mortgage company/lender can still impose its own flood insurance requirement. 
What about Lakewood Hills?
If you received the July 9 letter from the County, if you live right along Huntsman Lake or Middle Run, or if your house is shown in a flood zone on the County’s GIS map, your next step would ordinarily be to request a LOMA for your property.  


The good news is that FEMA has already issued LOMAs for most of Lakewood Hills #1.
Since 1997, County staff have requested and received a series of what are called multi-lot LOMAs.  Each of these removes the floodplain designation from a row or area of Lakewood Hills houses that have similar BFEs.  As noted earlier, the homeowner usually has to initiate a LOMA request on their own, and to absorb any surveying and related costs as well.
If FEMA has issued a new or revalidated LOMA that includes your house, you do not have to do anything.  The floodplain designation has been removed from your house. 
Once the County began the process of legally adopting the revised preliminary FIRM, a third-party contractor reviewed, verified, and revalidated most of the hundreds of effective LOMAs in the County.  These revalidated LOMAs are listed by case number on a lengthy (39-page) document called a LOMC-VALID.  
Please note that Lakewood Hills #1 is identified on the LOMC-VALID and other official Fairfax County documents by its still-legal name, Glenwood Manor.
What About My House?
To help you determine whether their home was included in one of these revalidated documents, the LOMAs that affect Lakewood Hills #1/Glenwood Manor have been identified and are listed on the attached chart.  Each LOMA is listed by FEMA case number. See http://www.lakewoodhills1.com/LH_Case_List.pdf 
A shortened version of the 39-page LOMC-Valid document is available here:  http://www.lakewoodhills1.com/LH_LOMC_Valid_Edited.pdf
If your house is included in one of the LOMAs on this list, it is no longer subject to the Federal flood insurance requirement.
To determine whether your house is covered by one of the LOMAs on this list, you will need to know the lot and section number of your house.  (This information is available in your settlement documents.)  Then you can go to the FEMA Map Service Center at the link below, enter the case number for the LOMA that affects your house, and you can retrieve the LOMA for your use and reference.
http://msc.fema.gov/webapp/wcs/stores/servlet/FemaWelcomeView?storeId=10001&catalogId=10001&langId=-1
Once the revised preliminary FIRM becomes effective on September 17, third-party contractors to banks and mortgage companies with loans in Fairfax County will review the flood hazard map status of mortgaged properties in their client banks’ portfolios.  These flood determination companies will have access to the LOMC-VALID and can determine whether a LOMA for a property or area has been revalidated.  If the floodplain designation has been removed from your home by revalidated LOMA, you are no longer subject to the Federal flood insurance requirement.  Keep in mind that mortgage holders can impose flood insurance requirements on their own, as this is allowed by law.
If you can’t locate your house on the LOMC-VALID and your house is shown in the floodplain on the County’s map, you may need to request an individual LOMA.  For information on requesting a LOMR or other aspects of the LOMA request or mapping processes, please call the FEMA Map Information eXchange at 1-877-336-2627. 
For more on the new County map, and other useful information, please visit:
http://www.fairfaxcounty.gov/dpwes/publications/stormwater/fema_flood_map_fact_sheet.pdf
Additional information on flooding issues, maps, and flood hazard mitigation is available on the FEMA Flood Hazard Mapping website, http://www.fema.gov/plan/prevent/fhm/index.shtm

