
Hillsborough County Flood Zone Cheat Sheet
Everything a Tampa Bay buyer needs to know about flood zones in Hillsborough, in plain
English.

Why flood zones matter (more than you'd think)
Hillsborough County is bigger and more varied than Pinellas — you can be a mile from Tampa Bay or twenty
miles inland, and the flood risk looks completely different. Knowing the zone affects:

• Mandatory flood insurance (required by lenders in high-risk zones)

• Annual insurance costs (a $2,500+ swing is common across zones)

• Resale value and buyer pool

• Building, remodel, and elevation requirements

• FEMA map revisions hitting Tampa Bay more frequently than most other metros

Quick zone reference
The zones you'll see most often on Hillsborough properties, ranked from highest risk to lowest:

Zone What it Means Insurance Impact

VE Coastal high-risk with wave action and storm
surge. Rare in Hillsborough but exists on a few
Tampa Bay-facing parcels.

Mandatory flood insurance. Often
$4,000–$10,000+/yr. Strict
construction + elevation rules.

AE High-risk with a specific Base Flood Elevation
(BFE). Found in South Tampa, waterfront
Bayshore, Davis Islands, Apollo Beach,
Ruskin, Gibsonton, Riverview along
waterways.

Mandatory flood insurance. Typically
$1,500–$5,000/yr depending on
elevation cert.

A High-risk without detailed elevation study.
Exists along some Hillsborough rivers and
creeks.

Mandatory flood insurance.
Elevation cert strongly
recommended to optimize rate.

X
(shaded)

Moderate risk — between 500-year and
100-year flood plains. Parts of Brandon,
Riverview, and older Tampa neighborhoods.

Not mandatory but recommended.
Typically $500–$1,200/yr.

X (unshad
ed)

Low to minimal risk. Most of the county's
inland areas — New Tampa, Lutz, Plant City,
Wesley Chapel border, inland Brandon.

Optional. Preferred Risk Policy often
$300–$700/yr.

Hillsborough flood zone hotspots to know
General patterns — always verify the specific address before making decisions:



• South Tampa / Bayshore / Davis Islands / Harbour Island: Heavy AE presence. Insurance a major line
item. Elevation cert crucial.

• Westshore / Beach Park / Sunset Park: Mixed AE and X shaded. Some recent FEMA reclassifications;
check carefully.

• Apollo Beach / Ruskin / Sun City Center waterfront: Largely AE along the water. Inland portions
improve quickly.

• Gibsonton & Riverview (waterfront along Alafia River): AE on the river, shaded X a few blocks back.

• Temple Terrace along the Hillsborough River: Pockets of AE; the rest mostly X.

• Brandon, Valrico, Lithia, Fishhawk: Mostly unshaded X. Lower-cost insurance tier. Check for proximity to
creeks.

• New Tampa, Wesley Chapel border, Lutz: Predominantly unshaded X. Flood insurance typically optional.

• Plant City & rural east Hillsborough: Mostly X, but check proximity to rivers, creeks, and wetlands —
some pockets of A.



How to check a property's flood zone in 60 seconds
• Go to msc.fema.gov (FEMA Flood Map Service Center)

• Enter the address in the search bar

• Click 'Search' — the map shows the property's zone designation

• Also check Hillsborough County's own flood viewer at hillsboroughcounty.org — it sometimes flags
local drainage concerns FEMA maps don't

• Look at surrounding parcels and nearby waterways — zones can change within a block

Hillsborough-specific gotcha: The county's stormwater and drainage issues can cause flooding in
technically low-risk zones. Recent heavy rain events have seen homes flood in Zone X due to
inadequate local drainage, even without a hurricane. Ask neighbors about standing water history, not
just FEMA maps.

Questions to ask before you offer
• What is the current FEMA flood zone for this address? (Verify on msc.fema.gov.)

• Does the seller have an Elevation Certificate? (Especially important in South Tampa & waterfront areas.)

• Has the property had any prior flood or drainage claims? (Request the CLUE report.)

• What does a flood insurance quote actually come in at? (Get one from an independent agent before
contract.)

• Are there pending FEMA map revisions for this area? (Tampa Bay sees them frequently.)

• For waterfront homes: what's the home's finished floor elevation vs. the zone's BFE?

• Has the street or neighborhood had drainage issues during heavy rain, even outside hurricane events?

Red flags in Hillsborough listings
• Seller can't provide Elevation Certificate on a waterfront or Bayshore-area home

• Signs of recent ground-floor renovation on a home in AE (new drywall, new baseboards, fresh paint only in
lower areas)

• Listing in AE without any flood insurance information provided

• Listing claims 'Zone X' but property sits on a canal, river, or low-elevation street (verify!)

• Prior Hurricane Irma / Helene / Milton damage area with no disclosure of repairs

• Street known for drainage complaints even though technically Zone X

South Tampa & Bayshore — special notes
• Many homes built before current FEMA BFE standards — older ground-floor homes are expensive or
difficult to insure.

• Elevated/new-construction homes command a premium partly because of dramatically lower insurance
costs.

• Davis Islands & Harbour Island have storm surge exposure that doesn't always show up as VE — read the
BFE carefully.

• Hurricane Milton and Helene (2024) reshaped how lenders & insurers treat this area. Ask your insurance
agent directly about current conditions.



When you're ready to look at homes
I walk every Hillsborough buyer through flood zone and insurance details before you make an offer — not after.
Hillsborough's zones change block to block, and the difference between a good and great house often comes
down to numbers FEMA doesn't put on the map. Text or email me when you're ready.

— Kimberley Jade

Kimberley Jade  |  Realtor, Greater Tampa Bay & Pinellas County
kjaderealtor@gmail.com  |  Ask about flood zones before you fall in love with a house.

This guide is informational and does not replace official FEMA data, licensed insurance quotes, or professional advice. Always verify a property's

specific flood zone and insurance cost before closing.


