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So, you’re considering buying or selling a home with a value of $1 million or more. Congratulations on 
reaching this level of financial success and security. Being able to buy or sell an expensive home, 
however, does not necessarily mean that you are adequately informed about the flood risks of the 
structure, past flooding at the house (or in the neighborhood), future estimates of floodiness due to sea 
level rise and climate change, flood insurance issues, resilience measures, and other important issues 
that affect the fair market value of the home, now, and in the future. In this article, I will focus on the 
important information that you and your family need to make informed decisions about buying and 
selling a home with a value of $1 million or more. 

According to Trulia and other estimates, there are between 2 and 2.5 million homes in the US that are 
valued at $1 million or more.1 So, this is not a small number of homes. According to Zillow Research, 
most high-end homes and million-dollar zip codes are concentrated on the East and West coasts.2  While 
it is commonly thought that most of the flood risks and flood damages are concentrated in the Atlantic 
and Gulf Coasts where there are hurricanes almost every year, significant freshwater, riverine flooding 
occurs in many inland communities, as well.3 This has led some insurance experts to quip, “Wherever it 
rains, it can flood.” Let’s begin by asking some key questions that the million dollar homebuyer (and 
buyers of less expensive homes, also!) should know the answers to: 

                                                           
1 https://www.quora.com/How-many-million-dollar-homes-are-there-in-America 
2 https://www.zillow.com/research/million-dollar-zip-codes-16359/ 
3 https://now.uiowa.edu/2017/03/inland-communities-bear-brunt-hurricane-related-flood-damage 
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1. Is the property in a FEMA Special Flood Hazard Area (SFHA)? If I am going to need a federally-
insured mortgage and, the property is in a FEMA Special Flood Hazard Area (SFHA), then, I am 
going to need flood insurance from the NFIP or an equivalent private flood policy for the bank to 
close the loan. A SFHA is the FEMA 100-year flood risk zone – or 1% risk of flooding per year. 
Even if the property is in a FEMA X Zone (500-year flood risk or .02% risk per year), you should 
seriously consider purchasing flood insurance for your property. More than half of residential 
and commercial properties in Houston at high or moderate risk of flooding are not in the FEMA 
Special Flood Hazard Areas.4 

2. If there is no mortgage, should I have flood insurance anyway? If the property is in a FEMA 
SFHA, then, you should have flood insurance, anyway, unless you are financially comfortable 
with “self-insuring” the entire value of the home and its contents. Not many homeowners are 
this financially secure. The limits on NFIP flood insurance are only $250,000 for the structure 
and $100,000 for the contents. For a house valued at $1M or more, these limits are probably 
insufficient. The buyer or owner of the home should consider purchasing “excess flood” and 
“excess wind” insurance. If there are works of art or valuable articles in the home, then, the 
owner/buyer should also consider insuring them separately. 

3. Has the property ever flooded in the past? First, you need to find out if there have been any 
flood insurance claims on the property in the past. Even the owner may not know the entire 
flood history, depending on how long they have owned the property. The buyer needs to 
request this information from the Seller during the due diligence period prior to purchase. This 
information can be obtained only by the Owner of the property from CLUE, a service of LEXIS 
NEXIS.5 CLUE has flood claim information for the past seven years. Only the owner of the 
property, however, can obtain a CLUE report. 

4. What is the current flood risk of the property? The property’s FEMA flood zone is easy to find 
out, but, it does not tell you the whole story. A recent study found that FEMA Flood Maps 
missed 75% of Houston flood damage claims between 1999 and 2009.6  FEMA flood maps do 
not identify flood risks at the individual property level. FEMA flood maps do not show risks of 
heavy rainfall or tidal flooding, today, and in the future with climate change and sea level rise. 
Also, the FEMA flood maps show a “base flood elevation” or the maximum height of the 100-
year flood (as determined by FEMA).  In most cases, however, the FEMA base flood elevation 
height is lower than federal NOAA modeled storm surge heights. The NOAA storm surge heights 
are used to make evacuation recommendations to cities, counties and states that are in the path 
of hurricanes. So, it is very important for the owner or buyer to understand how storm surge will 
affect the property. The risk to the property from storm surge, heavy rainfall and tidal flooding is 
available in a report from Coastal Risk Consulting at www.floodscores.com. 

5. Is the property subject to tidal flooding and sea level rise? This is a very important question 
that impacts the fair market value of the property, today, and into the future. The CLUE Report 
will reveal if flood claims have been made in the past to insurance companies. The CLUE Report, 
however, does not reveal if there has been or will be tidally-related flooding on the property 

                                                           
4 https://www.constructiondive.com/news/more-than-half-of-houston-properties-at-risk-of-flooding-are-not-in-
fema-fl/503874/ 
5 https://personalreports.lexisnexis.com/homesellers_disclosure_report/landing.jsp 
6 https://www.forbes.com/sites/trevornace/2017/09/18/fema-flood-maps-missed-claims-harvey-
houston/#69ea5f3a9938 

http://www.floodscores.com/
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and the number of days per year that this condition exists on the property. The Coastal Risk 
Flood and Climate Risk Assessment Report does reveal this important flooding information, 
www.floodscores.com.  Tidal flooding is caused by the alignment of the sun and the earth and 
the moon (and seasonal weather patterns), but not storms. Tidal flooding on your property, in 
the street and the neighborhood, is exacerbated over time by sea level rise that is due to climate 
changes at a global level.7 There are also local coastal erosion and land subsidence factors that 
make tidal flooding worse. A property could have many days a year of tidewater in the driveway 
or in the yard (and fish actually swimming there), and, a flood insurance claim was never filed by 
the owner. This is mainly because seasonal or “sunny day” flooding either did not meet the NFIP 
definition of a flood and/or it never caused damage to the house or its contents. Fish swimming 
in driveways during “King Tide Season” lowers fair market values, but is not covered by flood 
insurance. 

6. Does the property have flood or wind damage prevention devices installed? If the property is 
in a flood zone or a surge zone, then, the Buyer will want to know what flood and wind 
prevention devices may have been installed in the past and, if none, what can be to reduce the 
risk of damage in the future. These devices may include: (1) roof straps and tie-downs; (2) 
impact glass; (3) hurricane shutters; (4) backflow preventers; (5) foundation vents; (6) elevation 
of outside HVAC equipment on platforms; (7) elevation of mechanical equipment in the 
basement; (8) removable flood barriers in the garage or lower areas; (9) height and condition of 
the sea walls; and, (10) salt tolerant vegetation and landscaping to direct water away from the 
foundation. Coastal Risk’s Flood Protection as a Service™ can help design, construct, install, and 
maintain all of these protection systems (customerservice@coastalriskconsulting.com). 
Installing risk mitigation devices may also entitle the owner to a substantial insurance premium 
reduction from private flood carriers – not NFIP at the present time. 

7. How long do you plan to own the property? One important and somewhat intangible factor in 
determining the flood risks of the million dollar plus home is how long you plan to live there. If 
you are only planning on living in a coastal home with tidal flood risks for a few years, this may 
not be much of a problem. If your goal is to pass the property down to your children and 
grandchildren, this may be a problem, depending on the elevation of the house and other 
factors. Coastal Risk’s Flood and Climate Risk Report is the place to begin to understand these 
risks over time and how to factor them into your decision-making. 

Before making such a large financial decision as buying or selling a home valued at more than $1 million, 
you need to do your due diligence! In today’s world, this involves diving deeper into flood issues. The 
questions raised above may not be adequately explained by real estate professionals, home inspectors, 
insurance agents, or lawyers. Coastal Risk Consulting was formed to help its clients answer to these 
important questions holistically, quickly and affordably. Please contact us if you’d like a private 
consultation. 

Coastal Risk Consulting, LLC 
7951 SW 6th Street, Suite 116 
Plantation, FL 33324 
844-SEA-RISE (732-7473) 
customerservice@coastalriskconsulting.com 

                                                           
7 https://www.scientificamerican.com/article/high-ground-is-becoming-hot-property-as-sea-level-rises/ 
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