County of Yolo RS

PLANNING AND PUBLIC WORKS DEPARTMENT

292 West Beamer Street

Woodland, CA 95695-2598

(530) 666-8775 FAX (530) 666-8728
www.yolocounty.org

PLANNING COMMISSION STAFF REPORT December 10, 2009

FILE #2004-037: Appeal of the Planning and Public Works Department determinations regarding
the Castle Companies’ proposal to construct partial foundations for the 49 remaining homes to be
built as part of the River's Edge (White) residential subdivision project in the Town of Knights
Landing.

APPLICANT: | Castle Companies (Dan Boatwright)
12885 Alcosta Boulevard, Suite A
San Ramon, CA 94583

LOCATION: Located at the western end of | SUPERVISORIAL DISTRICT: 5™ (Supervisor
6" and 9" Streets and bordered by Colusa | Chamberlain)

Basin Drainage Canal to the west in ' _
Knights Landing (APNs: 056-381-01 thru - | SOILS: Sycamore (Sp) silt loam, drained (Class 1)

29, 056-372-01 thru -08, 056-371-01 thru -
19, and 056-372-01 thru _10) FLOOD ZONE: A (areas of 100—year ﬂOOd) and B

(areas between the limits of the 100-year flood and
500-year flood).

FIRE SERVERITY ZONE: None

GENERAL PLAN: Residential

ZONING: R-1/PD-58 (Residential One-
Family / Planned Development)

ENVIRONMENTAL DETERMINATION: Categorical Exemption

RED BY: REVIEWED BY:

REPOR"[__QEREI;?

{3 RS ¢

B

,,ag;ald’ﬁust, Pf‘rn&ipal Planner David I\é/‘i'brrison, Assistant Director
RECOMMENDED ACTIONS

That the Planning Commission takes the following actions:

1. HOLD the public hearing and accept public testimony regarding the appeal:

2. DETERMINE that the Categorical Exemption prepared for the appeal is the appropriate level of
environmental review in accordance with the California Environmental Quality Act (CEQA) and
CEQA Guidelines;

3. ADOPT the recommended Findings; and

4. DENY the appeal.
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REASONS FOR RECOMMENDED ACTIONS

Staff recommends denial on the following grounds: (1) that in the absence of accepted engineering
calculations, the use of partial foundations as currently proposed would not comply with the standard
practices of the County in administering the California Building Code; and (2) that the use of partial
foundations would not establish a grandfathered right with regards to construction under the County
Flood Damage Prevention Ordinance.

BACKGROUND

This item was continued from the October 8, 2009, Planning Commission meeting. The Staff Report
prepared for that meeting is included as Attachment A. The following discussion briefly recaps the
key points of the Background section in that report and recent developments, beginning with a
summary of the events leading to this appeal.

May 6, 2009: The applicant provided an e-mail requesting that the Planning and Public Works
Department evaluate and provide comments regarding a proposal to construct partial foundations
(garage only) for the 49 homes remaining to be built as part of the residential subdivision project.
The purpose of the partial foundations was to ensure that the homes would be grandfathered in
under the existing Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps
(FIRMs), instead of the new FIRMs which are expected to be adopted in June, 2010. Construction
under the new FIRMs would require that first story of each new home be non-livable space (e.g.,
garage), with livable space restricted to the second and/or third stories.

June 9, 2009: The Planning and Public Works Department provided the applicant with a letter of
determination denying the proposal to construct partial foundations for the 49 remaining homes to
be built. The letter documented issues discussed during a meeting held on May 29, 2009,
between the applicant and staff.

June 22, 2009: The applicant filed an Application for Appeal regarding the determination of the
Planning and Public Works Director to deny the construction of partial foundations as insufficient to
grandfather new homes pursuant to the County Flood Damage Ordinance.

August 28, 2009: The applicant’s attorney (Kent Calfee) notified staff via e-mail that he will
represent the applicant with regards to the appeal of the department’s determination regarding the
proposal to construct partial foundations at the River's Edge (White) subdivision.

September 10, 2009: The Planning Commission held a public hearing and continued the item to
the October 8, 2009 meeting to allow staff and the applicant time to provide additional information
requested by the Planning Commission.

On September 18, 2009, Sally Ziolkowski, Mitigation Division Director, FEMA Region IX provided a
response to the River's Edge Subdivision project within the unincorporated area of Yolo County.
She indicated that the issuance of the building permit(s) for the River's Edge residential subdivision
project is within the authority of County Planning and Public Works Department. Specifically, she
said that the County should be more restrictive in implementing the NFIP provisions of the county’s
Flood Damage Prevention Ordinance that are related to the issuance of building permits to ensure
compliance with the best available flood risk data, due to the threat that flooding poses in the Town
of Knights Landing.

October 8, 2009: The Planning Commission held a public hearing and staff provided additional
information requested by the Planning Commission. The applicant advised the commission that
they would have the revised plans and engineering calculations to the Yolo County Planning and
Public Works Department by October 16, 2009.
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October 16, 2009: Mr. Boatwright submitted an incomplete application package. Staff indicated to
the applicant that incomplete submittals are not accepted.. On October 20, 2009, Mr. Boatwright
returned and provided a submittal package that could be accepted by the Building Division.

November 5, 2009: The applicant was notified that the plan review was completed and the “Plan
Review Comments — First Review” (Attachment B) was available. The plan review materials were
picked up by the applicant on November 10, 2009.

December 1, 2009: The applicant provided a second submittal to the Building Division regarding
the proposed plans for the River's Edge residential units incorporating partial foundations in most
of the remaining 49 homes. The submittal will require an approximate three (3) weeks review
period that will be at least one week after the December 2009 Planning Commission.

ANALYSIS

County staff continues to work collaboratively with the applicant and is committed to ensuring the
success of the River's Edge subdivision. This includes having supported the applicant’s request for
various modifications to the project, such as a decreased square footage of most of the remaining
homes to be built, deferment of approximately $360,000 dollars in FSA and other standard fees, and
general coordination regarding design and construction issues and solutions.

As with the “Background” section above, staff refers the Planning Commission to the attached staff
report from the October 2009 meeting for an analysis of some of the main points raised by the appeal.
The following discussion focuses on the remaining issues.

Partial Foundations would not establish “A Grandfathered Right”

The PPW Department believes that the review and acceptance of revised plans and engineering
calculations of partial foundations is significant to the project, however, the grandfathering of partial
foundations for non-habitable or non-livable space is the major issue for the PPW Department with
regards to applicant’s proposal.

Per the Flood Damage Prevention Ordinance, as described above, the staff agrees that the definition
of “start of construction” is based on the date of permit issuance. However, the permit issuance date is
only a portion of the discussion. For the start of construction, permit issuance alone does not
grandfather a structure from new FIRM requirements, unless construction also occurs. Construction is
defined in Section 8-3.245 of the County Code as follows (emphasis added):

Start of construction” includes substantial improvement and other proposed new
development, and means the date the building permit was issued, provided the actual
start of construction, repair, reconstruction, rehabilitation, addition, placement,
or other improvement was within 180 days of the permit date. The actual start
means either the first placement of permanent construction of a structure on a
site, such as the pouring of slab or footings, the installation of piles, the
construction of columns, or any work beyond the stage of excavation; or the
placement of a manufactured home on a foundation. Permanent construction does
not include land preparation, such as clearing, grading and filling; nor does it include the
installation of streets and/or walkways; nor does it include excavation for a basement,
footing, piers, or foundations or the erection of temporary forms; nor does it include
the installation on the property of accessory buildings, such as garages or sheds
not occupied as dwelling units or not part of the main structure. For a substantial
improvement, the actual start of construction means the first alteration of any wall,
ceiling, floor, or other structural part of a building, whether or not that alteration affects
the external dimensions of the building.

The applicant is proposing to pour a partial foundation for only the garage at this time. As such, it is
functionally equivalent to a detached garage, until such time as the remainder of the residential
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structure is constructed, and should not be allowed as the basis for grandfathering the entire home
with regards to flood elevation requirements.

Attached garages are part of the main structure and play an integral role in the overall residential
structure. The attached garage will support portions of the roof, may include bearing walls for other
features within the structure, and if there is a second floor over the garage, then the foundation will be
required to provide the additional support for the loading associated with the addition living space.
However, attached garages are not considered to be habitable or livable space. Because they are
intended to store portable or items of lesser cost, garages are not required to be elevated above the
Base Flood Elevation. FEMA’s primary concern is ensuring that the portions of a structure that protect
life and/or house valuable contents are adequately protected from potential flood damage. As such,
staff does not believe that constructing uninhabitable space should be used as the justification to
grandfather future livable space from flood elevation requirements.

Further, it should be noted that Section 8-3.305 regarding interpretations of the Flood Damage
Prevention Ordinance (which includes the “start of construction” definition) provides the following:

In the interpretation and application of this chapter, all provisions shall be:
(a) Considered as minimum requirements;
(b) Liberally construed in favor of the governing body; and
(c) Deemed neither to limit nor repeal any other powers granted under state statutes.

Staff believes that the regulatory language should be interpreted reasonably, and that the most
reasonable interpretation is to read “the pouring of slab or footings” to mean just that—the pouring of
the entire slab or all footings for a structure. Presumably, FEMA intended to grandfather projects
where an applicant had obtained all necessary permits and taken substantial steps (and made a
significant financial investment) toward completion. Hence it opted to define “start of construction” as
the “pouring of slab or footings,” rather than as “starting to pour the slab or footings” or the “pouring of
a portion of the slab or footings.” County staff sees no sound basis to interpret this standard in a more
lenient manner than its plain language suggests. And certainly, the importance of maintaining good
standing with FEMA to ensure the County’s continued participation in the NFIP dictates a careful
approach to interpreting this regulation so that FEMA does not later assert that the entire subdivision
was wrongly interpreted by the County to be grandfathered.

The acceptance of partial foundation will set a precedent throughout the unincorporated areas of Yolo
County with regards to “grandfathered” rights as the basis for approving an entire structure as it relates
to the base flood elevation minimum requirements, as they apply to the FIRM maps that will go into
effect for Clarksburg, Knights Landing, and Madison. Since the October 8, 2009 Planning Commission
meeting, staff has received two requests to allow the placement of partial foundations to grandfather
future structures, for both commercial and residential units.

The County was audited in 2007 by FEMA to determine how well the program was implemented. As
part of that audit, the Building Division had to defend the issuance of a permit in 1991 for a mobile
home installation in the Clarksburg area that had not been elevated in accordance with flood
requirements at the time. Similarly, as seen in recent events regarding the issuance of building
permits in the Natomas flood plain by the City of Sacramento, regulatory actions taken by the County
can have an effect on the entire unincorporated area’s continued participation in the National Flood
Insurance Program.

ATTACHMENTS:

Attachment A — October 8, 2009 Planning Commission Staff Report
Attachment B — Plan Review Comments — First Review
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ATTACHMENT A

October 8, 2009 Planning Commission Staff Report
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County of Yolo R

PLANNING AND PUBLIC WORKS DEPARTMENT

282 West Beamer Street

Woodland, CA 95695-2598

(530) 666-8775 FAX {(530) 666-8728
www.yolocounty.org

PLANNING COMMISSION STAFF REPORT October 8, 2009

FILE #2004-037: Appeal of the Planning and Public Works Department determinations regarding
the Castle Companies’ proposal to construct partial foundations for the 49 remaining homes to be

built as part of the River's Edge (White) residential subdivision project in the Town of Knights
Landing.

APPLICANT: | Castie Companies (Dan Boatwright)
12885 Alcosta Boulevard, Suite A
Sart Ramon, CA 94583

LOCATION: Located at the western end of | SUPERVISORIAL DISTRICT: 5™ (Sup.
6™ and 9™ Streets and bordered by Colusa | Chamberlain)

Basin Drainage Canal to the west in| GENERAL PLAN: Residential
Knights Landing (APNs: 056-381-01 thru - . ) . . S
29, 056-372-01 thru -08, 056-371-01 thru - ZONING: R-1/PD-58 (Residential One-Family /

19, and 056-372-01 thru -10) (Attachment | F12nned Development) _
A). SOILS: Sycamore (Sp) silt loam, drained (Class )

FLOOD ZONE: A (areas of 100-year flood) and B
(areas between the limits of the 100-year flood and
500-year flood).

ENVIRONMENTAL DETERMINATION: Categorical Exemption

REPORT PRERARED BY: REVIEWED BY:

\Bcnﬁld/Rust, Pr}hcipal Planner , Assistant Director
RECOMMENDED ACTIONS

That the Planning Commission takes the following actions:
1. HOLD the public hearing and accept public testimony regarding the appeal:
2. DETERMINE that the Categorical Exemption prepared for the appeal is the appropriate level of
environmental review in accordance with the California Environmental Quality Act (CEQA) and
CEQA Guidelines (Attachment B);

3. ADOPT the recommended Findings (Aftachment C); and
4, DENY the appeal.



REASONS FOR RECOMMENDED ACTIONS

Staff recommends denial on the following grounds: (1) that in the absence of accepted engineering
calculations, the use of partial foundations would not be the standard practices of the County in -
administering the California Building Code; and (2) that the use of partial foundations would not
establish a grandfathered right with regards to construction under the County Flood Damage
Prevention Ordinance. :

BACKGROUND

This item was continued from the September 10, 2009, Planning Commission meeting. The Staff
Report prepared for that meeting is included as Attachment D. The following discussion briefly
recaps the key points of the Background section in that report and recent developments.

Events Leading To This Appeal

May 6, 2009: The applicant provided an e-mail requesting that the Planning and Public Works
Department evaluate and provide comments regarding a proposal to construct partial foundations
{(garage only) for the 49 homes remaining to be buiit as part of the residential subdivision project. The
purpose of the partial foundations was to attempt to ensure that the homes would be grandfathered in
under the existing Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps
{FIRMs), instead of the new FIRMs which are expected to be adopted in June, 2010. The new FIRMs
are anticipated to require the elevation of new structures in the Knights Landing community anywhere
from two to 25 feet, depending on location. -

June 9. 2009: The Planning and Public Works Department provided the applicant with a letter of
determination denying the proposal to construct partial foundations for the 49 remaining homes to be
buiit. The letter also documented issues discussed during a meeting held on May 29, 2009, between
the applicant and staff as follows:

s All remaining 49 foundations must be fully installed to obtain final approval of the foundation,
ensuring the foundation meets the current floodplain criteria, the California Building Code, and
focal ordinances associated with the issuance, inspection, and completion of a building permit.

» A reminder to the applicant that the preliminary FIRM Maps for the new flood zone designations
are near and any required building permit that needs to be issued should occur as soon as
possible and the start of construction shall commence prior to the adoption of the new flood zone
designations and update to the FIRM. '

» Based on a discussion about the construction of the 49 remaining homes, the applicant requested
a specific time frame, if building permits were issued. The applicant and the Building Division
agreed fo the following specific time frame as it relates to the required building permits for the
remaining homes to be constructed as part of the subdivision project. This specific time frame, 24
months, will be used in the construction of the remaining units, with the potential for a 12-month
extension that must be requested in writing, and approved by the Chief Building Official. By
agreeing to this approach, the Building Division effectively gave the applicant a significant
extension of time to complete work under each building permit, as such permits typically expire in
180 days unless extended.

o Each building permit must maintain continuous building construction, and approved inspections, to
allow the permit to remain active and valid, without incurring additional fees. This is a typical
condition of all building permits.

June 22, 2009: The applicant filed an Application for Appeal regarding the Planning and Public Works
letter of determination denying the Departments’ determination that constructing partial foundations
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(garage only) is insufficient to grandfather such homes in the event of a change to the FIRM Maps and
related flood zone designations.

August 28, 2009: The applicant's aftorney (Keni Calfee) notified the Planning and Public Works
Department, via e-mail (Attachment E), that he will represent the applicant with regards to the appeal
of the department's determination regarding the proposal to construct partial foundations at the River's
Edge (White) subdivision. Mr. Calfee’s letter indicates that he has concerns regarding two specific
items from the Planning and Public Works' letter dated June 9, 2009, (Attachment F).

Mr. Calfee indicotes that the conclusion of the staff’s determination is not supported by FEMA
regulation or the county’s Flood Ordinance. The definition of the start of construction does not indicate
anything regarding garage slabs or partial foundations.

Per the Flood Damage Prevention Ordinance, as described above, the staff agrees that the definition
of “start of construction” is based on the date of permit issuance. However, the permit issuance date is
only a portion of the discussion. For the start of construction, permit issuance alone does not continue
to grandfather a structure from new FIRM requirements, unless construction also occurs. Staff does
not believe that just pouring the foundation of an attached garage is sufficient under FEMA regulations
or the County’s Flood Ordinance to grandfather the entire residential structure.

Moreover, this question is somewhat moot, as the proposed changes to the foundations have not been
submitted by the applicant or approved by the Building Division, nor has staff seen any structural and
soils engineer reports regarding the proposed changes to date.

The applicant contacted FEMA personnel regarding the start of construction garage slabs (or partial
Joundations) for their opinion. FEMA confirmed that the definition of start of construction could apply
to partial foundations. This would allow all 49 units to be built at-grade, without ever elevating the
structures to comply with the new FIRMs, as long as the partial foundations were constructed.

Mr. Calfee attached an e-mail from Gregor Blackburn, FEMA's Chief, Floodplain Management and

insurance Branch to the applicant (Mr. Dan Boatwright), which appears to support Mr. Calfee’s
argument. Please see related section under Analysis below.

Myr. Calfee is requesting clarification of the county’s authority regarding its determination of the
proposed partial foundations.

It is a widely accepted practice to require that the entire foundation for the livable or habitable space be

constructed and approved by the Chief Building Official in order to establish a grandfathered right for
FIRMs.

Myr. Calfee indicates that he cannot find the authority to allow the proposed terms provided in the
second determination, the 24-month and 12-month extension.

This portion of the appeal is puzzling to staff, as the 36-month timeline was jointly agreed to by both
staff and the applicant during a meeting on May 29, 2009. After a lengthy discussion regarding
issuance and expiration dates, the applicant requested that the Planning and Public Works
Department provide written confirmation that the Yolo County Building Division would commit to
allowing for extensions of time for each residential buiiding permit, up to 30 months past its expiration
date. The Chief Building Official agreed to the requested time frame and provided written confirmation
as requested by the applicant, in light of the current housing market and economic situation. i the
applicant prefers the fime frames reflected in California Building Code (CBC), and wishes to eliminate
the previously agreed upon time frame, staff has no objections. Construction must be completed
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within 180 days of building permit issuance and each addition 90-day extensions may be approved at
the discretion of the Chief Building Official.

September 10, 2009; At the end of the public hearing, staff recapped the additional information
requested by the Planning Commission, as follows:

1. Staff to bring back mare information on safety issues with a partial foundation;

2. The applicant to provide the Planning and Public Works Department with revised plans regarding
the partial foundation proposal;

3. Staff provide greater explanation on the difference between attached and detached garages, as
they relate to grandfathered rights under the Flood Damage Prevention Ordinance; and

4, Staff provided further clarity regarding the position of FEMA, particularly with regards to Mr.
Blackburn’s memo.

Recent Evenis
As with the “Background” section above, staff refers the Planning Commission to the attached staff
report from the September meeting for an analysis of some of the main points raised by the appeal.

The following discussion focuses on the remaining disputed issues.

As noted above, staff recommends denial of the request. Each issue raised by the Planning
Commission at their September 10, 2009, public hearing is discussed in turn.

Safety issues Regarding Partial Foundations

As discussed previously, a monolithic foundation is a concrete slab foundation that is poured all at
once. The footing, the stem wall and the slab are one continuous structure. This is a standard building
practice and generally required in earthquake zones or areas of expansive soils. The developer has
already constructed 14 of the 63 homes within the subdivision proiect, and all 14 homes were
constructed with the entire foundation being instalied as one unit. :

The soils report provided by the applicant indicated that there are expansive soils within the project
site. As part of this project, the soils and structural engineers hired by the developer have
recommended that a monolithic post-tension concrete slab be provided that includes post-tension
cabies to increase the strength of the foundation. Post-ension cables are put in similarly to rebar. The
cables (tendons) are actually greased and are enclosed within a sleeve. There are anchors on one
side of the cable that are embedded in the concrete. Aftér the concrete has reached the appropriate
strength, the contractor will siress the cables by pulling them tight with a machine. This causes a lift to
occur that gives the slab itself higher strength.

Again, to restate the Department’s position, the Department believes this is very significant. The
proposed partial foundations construction may introduce the potential for serious problems to arise if
the recommendations of the applicant’s engineers are not followed. To date, the applicant has not
submitted any information indicating the safety of alternative partial foundations. Without signed, wet-
stamped plans prepared by an engineer demonstrating that partiai foundations can be constructed
given the on-site soil conditions, County approval could endanger public safety and increase potential
liability.

Submittal of Reyised Plans and Engineering Calculations

To date, the Planning and Public Works Department has not received any revised plans or additional
submittals from the applicant regarding the proposed partial foundations.
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Detached vs. Attached Garages

As discussed previously, under applicable county regulations, the “start of construction,” does not
include the instaliation of accessory buildings, such as (detached) garages, that are not a part of the
main structure. The applicant is proposing to pour a partial foundation for only the garage at this time.
As such, it is functionally equivalent to a detached garage, until such time as the remainder of the
residential structure is constructed, and should not be allowed as the basis for grandfathering the
entire home with regards to flood elevation requirements.

Attached garages are part of the main structure and play an integral role in the overall residential
structure. The attached garage will support portions of the roof, may include bearing walls for other
features within the structure, and if there is a second floor over the garage, then the foundation will be
required to provide the additional support for the loading associated with the addition living space.
However, attached garages are not considered to be habitable or livabie space. Because they are
intended to store portable or items of lesser cost, garages are not required to be elevated above the
Base Flood Elevation. FEMA’s primary concern is ensuring that the portions of a structure that protect
life and/or house valuable contents are adequately protected from potential fiood damage. As such,
staff does not believe that constructing uninhabitable space should be used as the justification to
grandfather future livable space from fiood elevation requirements.

Certainly, this language is somewhat vague and may be susceptible to other interpretations. For
instance it could be read to say that if the attached garage is constructed at a separate time from the
main house, the grandfathering would apply only to the attached garage and not extend to the main
house. [t could also be read in the manner argued by the applicant, to grandfather a permit for an
entire home even if only the garage foundation is poured. And taking that argumant to its extreme, this
language could even be read to say that the permit vests at the moment the first portion of the

foundation, however small, is poured — effectively vesting the permit for a home site if the slab for a
garage and patio are in place.

But staff believe that the regulatory language should be interpreted reasonably, and that the most
reasonable interpretation is to read “the pouring of slab or footings” to mean just that—the pouring of
the entire slab or all footings for a structure.” Presumably, FEMA intended to grandfather projects
where an applicant had obtained all necessary permits and taken substantial steps (and made a
significant financial investment) toward compietion. Hence it opted to define “start of construction” as
the “pouring of siab or footings,” rather than as “starting to pour the slab or footings” or the “pouring of
a portion of the slab or footings.” County staff sees no sound basis to interpret this standard in a more
lenient manner than its plain language suggests. And certainly, the importance of maintaining good
standing with FEMA to ensure the County’s continued participation in the NFIP dictates a carefui
approach to interpreting this regulation so that FEMA does not later assert that the entire subdivision
was wrongly interpreted by the County to be grandfathered.

Further, it should be noted that Section 8-3.305 regarding interpretations of the Flood Damage

Prevention Ordinance (which includes the “start of construction” definition) includes the following
{underiine added):

In the interpretation and appilication of this chapter, all provisions shall be:
(a) Considered as minimum requirements;
{b) Liberally construed in favor of the governing body; and
(c) Deemed neither to limit nor repeal any other powers granted under state statutes.

Additional Comments from FEMA

On September 14, 2009, staff sent an e-mail to Mr. Blackburn (Attachment G), requesting that he
read the attached Planning Commission staff report from September 10, 2009 (ZF 2004-037 — River's
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Edge Subdivision project) and provide specific clarification regarding the following issue: would the use
of partial (non-livable space) foundations establish a grandfathered right with regards to construction
under the County Flood Damage Prevention Ordinance? To date, Mr. Blackburn has not responded to
the e-mail.

However, on September 15, 2008, a second e-mail was sent to Sally Ziolkowski, Mitigation Division
Director, FEMA Region IX, who oversees Mr. Blackburn. The e-mail provided a brief summary of
events that had occurred regarding the River's Edge Subdivision project and Mr. Blackburn's input
regarding the issues at hand. The e-mail explained the county’s position that the proposed partial
foundation construction (apparently supported by Mr. Blackburn} is inconsistent with the intent of the
FEMA regulations. On September 18, 2009, Ms. Ziolkowski responded (Attachment H). She
indicated that the issuance of the building permit(s) for the River's Edge residential subdivision project
is within the authority of County Planning and Public Works Department. Additionally, the County can
be more restrictive in implementing the NFIP provisions of the county’s Flood Damage Prevention
~ Ordinance that are related to the issuance of building permits, due to the threat that flooding poses in
the Town of Knights Landing. ‘

ANALYSIS

County staff has worked collaboratively with the applicant for the past six years and is committed to
ensuring the success of the River's Edge subdivision. This includes having recently supported the
applicant’s request for various modifications to the project, such as a decreased square footage of
most of the remaining homes tc be built, deferment of approximately $360,000 dollars in FSA and
other standard fees, and general coordination regarding design and construction issues and solutions.

According to the applicant, building all 49 complete foundations at this time would be economically
infeasible. This is a reasonable concern. Instead, the applicant is hedging his bet by seeking to
reduce costs by building what is essentially the equivalent of a detached garage (would clearly would
not qualify under the definition of “start of construction”), while claiming that it will eventually be
integrated into a larger attached residence, therefore the entire residence should be grandfathered.
This, despite the fact that the applicant also appears to challenge the County's agreement to allow 24
or even 38 months to build the remainder of the home as not lenient enough. Moreover, the applicant
has yet o demonstrate how the partial foundations can be built safely in an area of expansive soils,
located immediately next to'a waterway.

While staff is sympathetic to the applicant’s dilemma, concerning both the severe downturn in the
housing market and the proposed changes in flood mapping, further accommodations can only be
supported so long as they comply with local, state, and federal requirements, protect the health and
safety of future residents as well as the community, and do not result in a substandard product. The
approach sought by the applicant does not appear to meet any of these objectives.

ATTACHMENTS:

Attachment A — Location Map

Attachment B — CEQA Exemption

Attachment C — Findings

Attachment D — September 10, 2009 Planning Commission Staff Report
Attachment E — Letter from Castle’s attorney dated August 28, 2009
Attachment F — Letter {o the applicant from PPW dated June 9, 2009
Attachment G — E-mail from county staff to Gregor Blackburn
Attachment H — E-mail from Sally Ziolkowski to county staff
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ATTACHMENT A
LOCATION MAP
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LOCATION MAP

ATTACHMENT A
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ATTACHMENT B

Categorical Exemption
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COUNTY RECORDER
Filing Requested by:

Yolo County Planning and Public Works
Name

282 West Beamer Strest

Address

Woodland, CA 95695

City, State, Zip

Attention: Donald Rust

Notice of Exemption

To: Yolo County Clerk To: Office of Planning and Research
625 Court Street . 1400 Tenth Street, Room 121
Woodland, CA 95695 Sacramento, CA 95814

Project Title;: ZF 2004-037 — Appeat of the Piarnning and Public Works Department evaluation

and letter of determination regarding Castle Companies’ proposed modifications to
residential dwelling units.

Applicant: Castle Companies (Dan Boatwright)
12885 Alcosta Boulevard, Suite A
San Ramon, CA 94583

Project Location:

The project site is located at the western end of 6™ and 9" Streets and bordered by Colusa Basin Drainage Canalto

the west in Knights Landing (APN: Number 056-381-01 to 29, 056-372-01 to 08, 056-371-01 to 18, and 0566-372-01
to 10)

Proiect Description:

The applicant has proposed the construction of partial foundations (garage only) for the 42 remaining homes to be
built, as part of the River's Edge (White) residential subdivision project. The Planning and Public Work's Depariment
(PPW) reviewed, evaluated and provided a letter of determination,

Exempt Status:

Categorical Exemption: Review for Exemption “15061(b)(4)” and Projects which are Disapproved 15270 (a)”

Reasons why project is exerapt:

CEQA does not apply to projects which a public agency rejects or disapproves.

Lead Agency Contact Person: Donald Rust, Principal Planner Telephone Number: (530) 666-8835

Signature (Public Agency): Date:

Date received for filing at OPR:

FILE #2004-037 FILE NAME: Castle Companies RECEIPT #
AUTHORIZED SIGNATURE FEE STATUS
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ATTACHMENT C

FINDINGS
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FINDINGS REGARDING THE
RIVER’S EDGE (WHITE) RESIDENTIAL SUBDIVISION PROJECT
(ZF 2004-037)

(A summary of evidence to support each FINDING is shown in Italics.)
Upon due consideration of the facts presented in this staff report and at the public hearing for
Zone File # ZF2004-037, the Yolo County Planning Commission finds the following:

A. Introduction

The River's Edge (White) residential subdivision project was originally proposed as a
rezone from A-1 to Residential One-Family, Planned Development (R-1/PD) zone and a
Tentative Subdivision Map (TSM# 4708) to subdivide 22.19 acres into 63 single-family
residential units and two non-residential lots. One of the non-residential lots, 1.36 acres in size,
is to be utilized o create a 5-acre-foot detention pond in the southwest corner of the project site.
The detention basin is to drain into the Colusa Basin Drain with a low-lift pump. The other non-
residential lot, 7.87 acres in size, consists of the levee for the adjoining Colusa Basin Drain.

B. California Environmental Quality Act (CEQA) and Guidelines

That the recommended Categorical Exemption is the appropriate levels of environmental
review in accordance with the California Environmental Quality Act (CEQA) and Guidelines, as
CEQA does not apply to projects that a public agency rejects or disapproves (CEQA Guidelines
§ 150681(b)(4)).

C. Building Regulations, Standards and Vested Rights

In denying the applicant's appeal to overturn the Planning and Public Works Department
determination regarding the proposal to construct partial foundations, the Planning Commission
considers the factors set forth in the approved construction drawings, FEMA regulations,
California Building Code, Flood Damage Prevention Ordinance and the Yolo County Code. in
denying the applicant’s appeal, the Planning Commission finds, on the following grounds: (1)
that in the absence of accepted engineering calculations, the use of partial foundations would
not be consistent with the requirements of the California building code and FEMA reguiation;
and (2) that the use of partial foundations would not establish a grandfathered right with regards
to construction under the County Flood Damage Prevention Ordinance, as described in detail
below.

1. Yolo County Planning and Public Works — Building Division is the local building and
safety department, and responsible for the regulation and enforcement of the California
Building Codes (CBC), Flood Damage Prevention Ordinance, Yole County Code, and
ordinances associated with the review, issuance, and final approval of all building
permits within Yolo County.

The applicant’s proposal to construct partial foundations for non-livable space was
reviewed by the Building and Pianning Division, in consultation with other local
jurisdictions and FEMA. Siaff believes that the applicant should be required to use best
building practices for construction of the entire concrete siab (on-ground) foundation as
one unit (monolithically), utilizing a tight grid of a steel cables that actively helps support
the slab creating a strong and stable foundation for the life of the dwelling unit as
designed by the structural engineer. In the absence of structural calculations supporting
the applicant's proposal, the construction of partial foundations would allow a
substandard construction practice to introduce cold joints into the foundation, weakening
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the overall structural integrity of the foundation, and could allow movement and possible
degradation of the structure.

With regard to the FEMA and County definition of “start of construction,” a partial
foundation limited only to an attached garage is not sufficient to grandfather the building
permit for the home. The definition states that a number of things_are not sufficient to
constitute the “start of construction.” The list inciudes “the installation on the property of
accessory buildings, such as garages or sheds not occupied as dwelling units or not part
of the main structure.” Staff has concluded that this language means that work to install
an unoccupied garage, even if attached to the main structure, falls short of what
constitutes the “start of construction” under this definition. In other words, an applicant
has to start work on the livable area ~ not the garage, even if it is attached — in order to
qualify for grandfathering. '

County staff sees no sound basis to interpret this standard in a more lenient manner
than its plain language suggests. And certainly, the importance of maintaining good
standing with FEMA fo ensure the County’s continued participation in the NFIP dictates
a careful approach to interpreting this definition so that FEMA does not later assert that
the entire subdivision was wrongily interpreted by the County to be grandfathered.

Altogether, the Commission agrees with staff's position that while the construction of a
complete slab foundation clearly qualifies as the “start of construction,” partial
construction does not.

. The time limitation for issuance and expiration of building permits for a residential

dwelling unit is enforced by the California Building Code Sections 105.3.2 — Time
limitation of application, 105.4 — Validity of permit, and 105.5 — Expiration. Construction
must be completed within 180 days of building permit issuance and additional 90-day
extensions can be approved at the discretion of the Chief Building Official.

Here, County staff has agreed that the applicant may have up to 36 months to complete
construction of the entire residential dwelling unit. Staff has advised that the applicant
accepted this during a meeting on May 29, 2009, but now appeals this offer even though
it represents far more than what the California Building Code requires. The Planning
Commission sees no reason to disturb staff's judgment on this issue. After a lengthy
discussion regarding issuance and expiration dates, the applicant requested that the
Planning and Public Works Depariment provide written confirmation that the Yolo
County Building Division would commit o the specific time frame, described above. The
Chief Building Official agreed and provided written confirmation as requested by the
applicant. [If the applicant prefers the time frames reflected in California Building Code
(CBC), and wishes to eliminate the previously agreed upon time frame, the Pianning
Commission has no objection, but it finds no basis for allowing the applicant more time
than staff have previously offered to complete construction.
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County of Yolo R

PLANNING AND PUBLIC WORKS DEPARTMENT

292 West Beamer Streef

Woodland, CA 95695-2598

{530) 666-8775 FAX (530) 666-8728
vww.yolocounty.org

PLANNING COMMISSION STAFF REPORT September 10, 2009

FILE #2004-037: Appeal of the Planning and Public Works Depértment determinations regarding
the Castie Companies’ proposal to construct partial foundations for the 49 remaining homes to be

built as part of the Rivers Edge (White) residential subdivision project in the Town of Knights
Landing.

APPLICANT: | Castle Companies (Dan Boatwright)
: 12885 Alcosta Boulevard, Suite A
San Ramon, CA 94583

LOCATION: Located at the western end of | SUPERVISORIAL DISTRICT: 5TH (Sup,'
8" and 9" Streets and bordered by Colusa | Chamberlain)

Basgin Drainage Canal tc the wesg in | GENERAL PLAN: Residential
Knights Landing (APNs: 056-381-01 thru - . . . .
20 056-372-01 thru 08, 056-371-01 thru - ZONING: R-1/PD-58 {Residential One-Family /

19! and 056-372-01 thru -10) (Attachment Planned Development) _
A). SOILS: Sycamore (8p) silt loam, drained (Class 1)

. FLOOD ZONE: A (areas of 100-year fiood) and B
(areas beiween the limits of the 100-year flood and
500-vear flood).
ENVIRONMENTAL DETERMINATION: Categorical Exemption

REPORT PREPARED BY: REV!EW&D BY:
(ansldfﬂéi, P}iq\:ipal Planner awm Assnstant Dietor |
RECOMMENDED ACTIONS

That the Planning Commission recommends the following actions to the Board of Supervisors:

1. CONTINUE the item to the next regularly scheduled Planning Commission hearing of October 8,
2009, as requested by the applicant; or,

2. RECEIVE a staff presentation, hold a public hearing, accept public testimony regardmg the appeal,
and:

A. DETERMINE that the Categorical Exemption prepared for the appeal is the approbriate
level of environmental review in accordance with the California Environmental Quality Act
{CEQA) and CEQA Guidelines {Attachment C);

B. ADOPT the recommended Findings (Attachment D); and



C. DENY the appeal.

REASONS FOR RECOMMENDED ACTIONS

The applicant has requested a continuance to the October meeting, as their attorney is unavallabie on . .-
September 10, Staff does not oppose the continuance. However, should the Commission wish'to -

entertain the appeatl in September, staff recommends denial on the folliowing grounds: (1) that in the
absence of accepted engineering calculations, the use of partial foundations would not be consistent
with the requirements of the California building code and FEMA regulation; and (2) that the use of
partial foundations would not establish a grandfathered right with regards to construction under the
County Fiood Damage Prevention Ordinance.

BACKGROUND
History

The River's Edge {White) residential subdivision project was originally approved as a rezone from

Agricuitural Generai (A-1) zone to Residential One-Family, Planned Development (R-1/PD) zone and a .

Tentative Subdivision Map (TSM# 4708) to subdivide 22.19 acres into 63 sing§e~fami§y residential units
and two non-residential [ots. One of the non-residential lots, 1.36 acres in size, is a five acre-foot
detention pond in the southwest corner of the project site. The detention basin drains into the Colusa
Basin Drain with a low-lift pump. The other non-residential lot, 7.87 acres in size, cansists of the levee
for the adjoining Colusa Basin Drain. Vehicle access to the proposed project is provided via 6th Street
and 9th Street. Levee maintenance access is provided via a ramp at the detention pond, and an
access point near the northern edge of the project area. All sireets are public, and all utilities on the
site have been placed underground. Residential and agricultural land uses surround the River's Edge
(White) residential subdivision, The site is bordered by the Colusa Basin Drain and agricultural land
beyond to the west, residential subdivisions to the east, a walnut orchard to the south, and suburban
residences and open land to the north.

The following is a timeline of events éssociated with the overall development project, as well as the
current proposal and appeal.

PRIOR APPROVALS AND RELATED ACTIONS

April 1, 2004: The apphcant submitted an application for the River's Edge residential subdivision
project to allow for a Residential One-Family, Planned Development (R-1/PD) zone and a Tentative
Subdivision Map (TSM# 4708) to subdivide 22.19 acres into 83 single-family residential units and
two non-residential lots.

June 18, 2005 The Planning Commission reviewed the project, and received comments from the
public. No- concerns were expressed regarding the pro;ect and the Planmng Commission
racommended its approval with a 5-0-1 vote.

July 18, 2005: The Board of Supervisors took the following actions regarding the White Residential
Tentative Subdivision map (TSM #4708) pursuant to Minute Order No. 05-189: (1) Adopted the
Mitigated Negative Declaration as the appropriate level of environmental review; (2) Adopted the
Mitigation Monitoring and Reporting Plan implementing all Mitigation Measures; (3) Adopted and
authorized the Chair to sign Ordinance No. 13837, approving the zone change from Agricultural
General {A-1) Zone fo Single Family Residential / Planned Development (R-1/PD) Zone; (4)
Directed staff to include building codes for disability access; (5) Approved correction to the
Conditions of Approval, tem No. 23; (6) Adopted the recommended Findings for approval of
TSM#4708; and (7) Approved TSM #4708 in accordance with the Conditions of Approval.
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February 27, 2007: The Board of Supervisors took the following actions regarding the White
Residential Final Subdivision map (FSM #4708) pursuant to Minute Order No. 07-53 as part of the
Consent Agenda as follows: (1) Adopled and authorized the Chair to sign Resolution No. 07-24
approving Subdivision Map No. 4708, sccepting specified right-of-way and easements, and
approving a subdivision improvement agreement and an inclusionary housing agreement; (2)
Accepted on behalf of the public, the right-of-ways and easements offered for dedication, as
provided for and indicated on Subdivision Map No. 4708; (3) Approved and authorized the Chair of
the Board of Supervisors to sign Agreement No. 07-48 Subdivision Improvement Agreement; (4)
Approved and authorized the Chair of the Board of Supervisors to sign Agresment No. 07-49,
Inclusionary Housing Agreement for White Residential Subdivision, and (5) Adopted and
authorized the Chair of the Board of Supervisors to sign Resolution No. 07-25 establishing parking
restrictions on a portion of State Route 113 in Knights Landing.

Seplember 9, 2008: The Board of Supervisors took the following actions regarding the White
Residential Subdivision (FSM #4708} pursuant to Minute Order No, 08-218 as part of the Consent
Agenda as follows: (1) Adopted a resolution of acceptance of public improvements for Subdivision
No. 4708 to accept streefs, curbs, gutters, sidewalks, and storm drainage faciliies in the
subdivision; and (2) Approved a resale and rental restriction agreement for affordable units fo
ensure compliance with certain requirements of Title 8, Chapter 9, of the Yolo County Code.

September 29, 2008: The developer proposed a Planned Development (PD-58) amendment to
reduce the floor plan sizes of 43 of the 49 remaining homes to be constructed. Previously, the
project had been approved to allow the construction of floor plans that range in sizes from 1,900 to

2,800 square feet. The proposed Planned Development amendment would allow floor plans of
1,300 to 2,400 square feet.

On March 12, 2009: The Planning Commission reviewed the project, and received comments from

the public. No concerns were expressed regarding the project, and the Planning Commission
recommended its. approval with a 6-0-0 vote,

April 7, 2009 The Board of Supervisors took the following actions regarding the White Residential
Subdivision (FSM #4708) pursuant to Minute Order No. 08-84: (1) Approved an amendment to
Planned Development (PD-58) to reduce the fioor plan sizes of 43 of the 49 remaining homes to be
constructed to allow floor plans of 1,300 to 2,400 square feet; (2) Deferred the development impact
fees 1o the final certificate of occupancy for each unit, totaling approximately $332,490 {$303,780
for Facilities Authorization and Fee (FSA) and $28,710 for General Plan Cost Recovery fees); (3)
Allowed for different roofing materials; (4) Clarified the types of materials/improvements to be
included in the interiors; (8) Reduced the number of front facades; (8) Established setbacks and
construction standards for improvements near existing levees; and (7) Provided initial flood
-insurance coverage for homebuyers for a period of at least one year for all market rate units, and
four years for affordable units (ho general fund impact).

EVENTS LEADING TO THIS APPEAL

May 6, 2008: The applicant provided an e-mail requesting that the Planning and Public Works
Department evaluate and provide comments regarding a proposal to construct partial foundations
(garage only) for the 49 homes remaining to be built as part of the residential subdivision project.
The purpose of the partial foundations was to attempt to ensure that the homes would be
grandfathered in under the existing Federal Emergency Management Agency (FEMA) Flood
insurance Rate Maps (FIRMs), instead of the new FIRMs which are expected to be adopted in
June, 2010. The new FIRMs are anticipated to require the elevation of new structures in the
Knights Landing community anywhere from two to 25 feet, depending on location.

June 9, 2008: The Planning and Public Works Department provided the applicant with a letter of
determination denying the proposal to construct partial foundations for the 49 remaining homes to
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be built. The letter also documented issues discussed during a meeting held on May 28, 2009,
between the applicant and staff as follows: . '

e All remaining 49 foundations must be fully installed to obtain final approval of the foundation,
ensuring the foundation meets the current floodplain criteria, the California Building Code, and
local ordinances associated with the issuance, inspection, and completion of a building permit.

+ A reminder to the applicant that the preliminary FIRM Maps for the new flood zone designations
are near and any required building permit that needs to be issued should occur as soon as
possible and the start of construction shall commence prior to the adoption of the new flood
zone designations and update to the FIRM.

« Based on a discussion about the construction of the 49 remaining homes, the applicant
 requested a specific time frame, if building permits were issued. The applicant and the Building
Division agreed to the following specific time frame as it relates to the required building permits
for the remaining homes to be constructed as part of the subdivision project. This specific time
frame, 24 months, will be used in the construction of the remaining units, with the potential for a
12-month extension that must be requested in writing, and approved by the Chief Building
Official. By agreeing to this approach, the Building Division effectively gave the applicant a
significant extension of time to complete work under each building permif, as such permits
typically expire in 180 days uniess extended.

s Each building permit must maintain continuous building construction, and approved
inspections, to aliow the permit to remain active and valid, without incurring additional fees.
This is a typical condition of all building permits.

June 22. 2008: The applicant filed an Application for Appeal regarding the Planning and Public
Works letter of determination denying the Departments’ determination that constructing partial
foundations (garage only) is insufficient to grandfather such homes in the event of a change to the
FIRM Maps and related fiood zone designations.

Post-tension Concrete Slab (on-ground) Foundation

Concrete slabs can be prone to cracking due o deflection or bending when the earth under the slab
sinks or becomes unstable due to soil types and soil movement based on moisture level, and can
damage the structural integrity of foundations and ultimately the entire 'structure. The applicant was
required to utilize a post-tension concrete slab foundation for the project site due to the soil types and
other design criteria. : ‘

The proposed foundation for the remaining homes. is a “post tension” foundation design that ties the

living space and garage together with tendons (steel cables), creating a tight grid system throughout to

develop a single unit, ensuring a strong and stable foundation. The cables also provide flexibility,

where setfling is expected due to sandy soils and/or high water tables. Slabs using the post-tension

method can also be built thinner, which can cut down on construction costs and curing time. The post-
tensioning method is the best practice for building stronger, and more reliable foundations.

With regards to this proposal, the applicant must submit revised plans and calculations if Castle plans
on pouring the garage slab onty, and building permit addendums must be reviewed by the Building
_ Division for approval. The foundation slab structural design must be reviewed by the soils engineer
and be approved for the design. The type of post-tensioned slab/foundation on the current plans will
not allow a two pour system because the way the post-tension tendons are placed and the way the
tendons must be stressed. This system works as one unit due to the expansive soil conditions
encountered throughout the project site. If the applicant proposes a different application, he must
submit the changes for the Building Division to review.
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As part of the review of the proposed partial foundations, the Chief Building Official (CBO) requested
that the applicant provide a leiter from the project’s design professionals indicating their review and
wet stamp approval of the partial foundation {(garage only) placement. In several conversations
between the applicant’s representative, the CBO and the planner regarding the proposal, the

representative indicated that the applicant’s design professional was unwilling to provide a letter and
wet stamp approval.

The Department believes this is very significant. It indicates the potential for serious problems to arise
with the foundation of homes bullt in the manner proposed by the applicant (.e., with construction of
the foundation for the garage only, followed at some later point by the addition of the foundation for the

livable area), if the applicant’s own design professional cannot endorse this apptoach, there is no
reason for the County to effectively endorse it by issuing building permits.

Flood Regulations and Changes to the Depth of Flooding

In compliance with the Federal Emergency Management Agency (FEMA) National Flood Insurance
Program (NFIP), like most jurisdictions in California, Yolo County adopted a Floodplain Management
Ordirtance several years ago. This ordinance requires that the lowest floor, including basement, for all
new structures within a flood hazard area be elevated one foot above the Base Flood Elevation for that
area, which is the height of the water during a 100-year storm event. By participating in the NFIP and

remaining in good standing, the County ensures that its residents can purchase flood insurance.
Obviously, this is important as a matter of public policy.

FEMA periodically audits the County’s compliance with various aspecis of the NFIP and related federal
regulations. In the past 18-months, FEMA has performed two specific audits of the Yoio County
Building Division with regards to the NFIP and Community Rating System (CRS8). The first audit was in
early 2008; this is a three-year cycle audit, and is a requirement to participate in the NFIP, Basically,
FEMA checks for the following during an- audit: (1) Flood elevation certificates are complete; (2)
Appropriate permit issuance of structures built within special flood hazard areas; (3) Field inspections
for verifications for flow through vents and elevations; and (4) Review and evaiuat:on of Yolo County’s
Floodplain Management Program. The second audit was in early July 2009, and was based on a new
program which Yolo County is participating in, the CRS. In this program, if the County adopts flood

protection measures, public outreach, and other efforts beyend the minimum required, flood Insurance
rates throughout the County may be lowered.

Currently, Knights Landing is designated under Flood Insurance Rate Maps (FIRMs) issued by FEMA
as Zone C, or within an area considered to be outside the 100-year floodplain. However, in December
19, 2008, FEMA issued new preliminary FIRMs as part of the Flood Map Modernization Program.
FEMA based these preliminary maps on new flooding analysis that takes into account local and
regional flooding concerns, levee stability, and new Base Flood Elevations for several communities
within Yolo County. In general, the new flooding risk is associated with within fow lying properties
along the Sacramento River and/or on Cache Creek. The preliminary FIRMs have been reviewed and
are expected to be officially adopted by June, 2010. As a consequence, all new building permits
submitted after the new FiIRMs have been adopied will be required to comply with the new flood
requirements. This anticipated change is at the heart of this appeal.

In March and April 2009, county and FEMA staff provided information and answered questions
regarding what the proposed changes mean to owners and residents within areas affected by the new
Flood Map Modernization Program. On April 12, 2009, the applicant’s representative, local residents, -
property owners, and other interested parties aftended the Knights Landing Citizen's Advisory
Committee. The Flood Map Modernization Program was discussed extensively at that meeting with the
focal community. Letters and mailers have been provided to al} affected landowners within the areas

proposed for designatien in the 100-year floodplain, and the Planning and Public Works Department
maintains a detailed website of updated flood information.
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In August 2008, county staff received Flood Depth Maps for Knights Landing, Clarksburg, and Yolo
that provide very approximate calculations of the potential depth of flooding during a 100-year storm
event. This information isn't sufficient to be used to require specific Base Flood Elevations at this time,
but they do provide a general idea of how high structures may be required to be elevated once the new
FIRMs are adopted in June, 2010. For the River's Edge Subdivision, if the Colusa Basin Drainage
levees were to fall, flood depths could range anywhere from six feet to more than 15 feet (Attachment
F). '

Permit issuance, Vesting, and Expiration

The Planning and Public Works Department is responsible for the enforcement of the California
Building Codes, Yolo County Code, and ordinances associated with the review, issuance, inspection,
and final approval of all building permits within Yolo County. The applicant’s proposal to construct
partial foundations was reviewed by the Chief Building Official, in consuliation with other local
jurisdictions, and the Federal Emergency Management Agency (FEMA).

The home on each individual lot must receive a separate building permit and comply with all current
adopted California building codes, adopted Floodplain Insurance Rate Maps (FIRM), and local
ordinances in effect at the time of issuance. if a building permit expires, the applicant or property

owner is required to obtain a new building permit and provide updated construction plans fo ensure

compliance with all requirements in effect at the time of issuance, Any modifications to the approved
construction plans requires the review and approval of the Building Division, and may require the
design professional (architect or engineer) to provide supporting documents that the proposed change
meets the current building standards.

In this case, building permits for the complete slab foundations have already been approved by the
Chief Building Official. The applicant has indicated his intent to amend the applications to instead
praovide partial slab foundations. To approve the amended building permit, the applicant must provide
supporting evidence from the structural engineer indicating how the partial slabs would be constructed.

Per the 2007 California Building Code Volume 2, Appendix Chapter 1 Administration Section 106.4 -
Amended construction documents: Work shall be instafled in accordance with the approved
construction documents, and any changes made during construction that are not in compliance with
the approved construction documents shall be resubmitted for approval as an amended set of
construction documents.

As indicated above, these calculations have not yet been received by staff and staff therefore cannot
act—and have not yet taken final action—on any applications for building permits for the partial
foundations. But without these supporting documents, the 49 remaining residential dwelling units can
not be approved for partial foundations.

if building permits are not issued and the foundations constructed for the 49 homes prior to June,
2010, all remaining unbuilt homes will be required to be elevated in accordance with the new FIRM
maps adopted at that time, As indicated above, the living space of the homes may need to be
elevated from 7 to more than 186 feet (Base Flood Elevation plus one foot). At a minimum, the ground
level floor of each home woauld have to be limited to a garage and storage area, or the home would
have to be elevated on piers.

Under applicable county regulations, existing building permits are grandfathered—and thus éxempt
from subsequent FIRM Map changes—upon the “start of construction,” defined as foilows:

Start of consiruction” includes substantial improvement and other proposed new development, and
means the date the building permit was issued, provided the actual start of construction, repair,
reconstruction, rehabilitation, addition, placement, or other improvemsnt was within 180 days of the
permit date. The actual start means either the first placement of permanent construction of a
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structure on a site, such as the pouring of slab or footings, the installation of piles. the construction
of columns, or any work bevond the stage of excavation; or the placement of a manufactured homs
ont a foundation. Permanent consfruction does not include land preparation, such as clearing,
grading and filling; nor does it include the instaliation of streets and/or walkways; nor does it
include excavation for a basement, footing, piers, or foundations or the erection of temporary
forms; nor does it include the installation on the property of accessory buildings, such as garages
or_sheds not occupied as dwelling units or not part of the main structure. For a substantial
improvement, the actuai start of construction means the first alteration of any wall, ceiling, floor, or

other structurai part of a building, whether or not that alteration affects the external dimensions of
the building. '

As explained further below, staff interprets this to mean that if building permits are issued for the
complete siab foundation and the actual work is started within six months for all 48 homes prior to
June, 2010, they would be grandfathered with regards to the new FIRMs and could be constructed
under the existing FIRMs. As a result, they would not have to be elevated. Any homes that did not
have completed foundations within six months of the issuance of building permits would not be vested.

In addition, under the requirements of the California Building Code, in order for a building permit to
maintain its approval, work must be continuous or the permit will expire. The initial period within work
must be completed is 180 days of permit issuance (as verified by final building inspection or final
occupancy, approved by the Couniy). The Chief Building Official may grant exiensions of at least 80
days, at his/her discretion. As a practice, extensions are not unlimited. Building Codes, Zoning
Requirements, General Plan policies, and Flood Ordinances all change on a regular basis and if a
vested permit is extended for a lenthy period of time, it can result in a structure that is considerably
inconsistent with updated requirements. At the applicant’s request, staff has agreed to extend any
building permits issued for the 49 remaining homes for a period of 24 months from the time of permit
issuance, with the possibility of an additional 12 month extension. This should be adequate time for
construction of the entire hoime (not just the foundation) to be completed. If at any time a building
permit expires, it loses ifs vested status, and the applicant must reapply subject to the regulations
applicable at the time of re-application. In this case, if the permit for the foundation is issued and the
home is not completed within three years, a new building permit applicant would have o be submitted
showing how the home would be elevated in accordance with the new FIRMs.

Letter from the Applicant’s Legal Counsel

On August 28, 2009, the applicant’s attorney {Kent Calfee) notified the Planning and Public Works
Department, via e-mail (Attachment E), that he will represent the applicant with regards to the appeal
of the department’s determination regarding the proposal to construct partial foundations at the River's
Edge (White) subdivision. Mr. Calfee’s letter indicates that he has concemns regarding two specific
items from the Planning and Public Works’ letter dated June 9, 2009, (Attachment D).

Mp. Calfee indicates that the conclusion of the staff’s determination is not supported by FEMA
regulation or the county’s Flood Ordinance. The definition of the start of construction does not indicate
anything regarding garage slabs or partial foundetions.

Per the Flood Damage Prevention Ordinance, as described above, the staff agrees that the definition
of “start of construction,” includes the date of permit issuance. However, the permit issuance dale is a
small portion of the discussion. As discussed in further detail below, some amount of actual
construction is necessary as well, and staff does not believe that pouring a fraction of the entire
foundation is sufficient under FEMA regulations or the County’s Flood Ordinance. Also, the proposed
changes to the foundations have not been reviewed or approved by the Building Division, nor has staff
seen any structural and soils engineer reports regarding the proposed changes to date.
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The applicant contacted FEMA personnel regarding the start of construction garage slabs (or pamal
Joundations) for their opinion. FEMA confirmed the definition of start of construction.

Mr. Calfee has attached an e-mail from Gregor Btackbum, FEMA’s Chief, Floodpiain Management and
Insurance Branch to the applicant (Mr. Dan Boatwright). Mr. Blackburn provided clarification in his
opinion regarding the start of construction, but he has not provided any opinion regarding the main
issue: what is the threshold for establishing a grandfathered right. Mr. Blackburn has repeatedly
indicated that the deétermination of grandfathered is at the discretion of the local Floodplain
Adminisirator.

My. Calfee is requesting clarification of the county’s authority regarding its determination of the
proposed partial foundations.

The county has been in consultation not only with FEMA (Mr. Gregor Blackburn), but with other
regional jurisdictions regarding staff's determination. With regards to grandfathered rights, it is a widely
accepted practice to require that the entire foundation for the livable or habitable space be constructed
and approved by the Chief Building Official in order to establish a grandfathered right.

M. Calfee indicates that he cannot find the authority to allow the proposed terms provided in the
second detérmination, the 24-month and 1 2-month extension. »

This portion of the appeal is puzzling to staff, as the 36-month timeline was jointly agreed to by both
staff and the applicant during a meeting on May 29, 2009. After a lengthy discussion regarding
issuance and expiration dates, the applicant requested that the Planning and Public Works
Department provide wiitten confirmation that the Yolo County Building Division would commit to the
specific time frame, described above. The Chief Building Official agreed to the requested to the time
frame and provaded written confirmation as requested by the applicant. If the applicant prefers the time
frames reflected in California Building Code (CBC), and wishes to eliminate the previously agreed
upon time frame, staff has no objections. Construction must be completed within 180 days of building
permit issuance and additional 90-day extensions can be approved at the discretion of the Chief
Building Official.

© ANALYSIS

County staff has worked collaboratively with the applicant for the past six years and is committed to
ensuring the success of ihe River's Edge subdivision. This includes having recently supported the
applicant’s request for various modifications to the project, such as a decreased square footage of
most of the remaining homes to be built, deferment of approximately $360,000 dollars in F8A and
other standard fees, and general coordination regarding design and construction issues and solutions.
While staff is sympathetic to the applicant’s dilemma, concemmg hoth the severe downturn in the
housing market and the proposed changes in flood mapping, further accammodations can only be
supported so long as they comply with local, state, and federal requ:rements, protect the health and
safety of future residents as well as the community, and do not resuit in a subsiandard product.

The developer has already constructed 14 of the 63 homes wﬁhm the subdivision project, and all 14
homes were constructed with the entire foundation being installed at the same time, as one unit.” Staff
believes that the applicant should be required o use best building practices for construction of the
entire concrete slab (on-ground) foundation as one unit (monolithically), utilizing a tight grid of a steel
cables that actively helps support the slab creating a strong and stable foundation for the life of the
dwelling unit as designed by the structural engineer. In the absence of structural calculations
supporting the applicant’s proposal, the construction of partial foundations would allow a substandard
construction practice to introduce cold joints into the foundation, weakening the overall structural
integrity of the foundation, and could allow movement and possible degradation of the structure.
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With regard fo the FEMA and County definition definition of “start of construction,” quoted above, a
partial foundation limited only to an attached garage does not appear {o be sufficient to grandfather the
building permit for the heme. The definition states that a number of things are not sufficient to
constitute the “start of construction.” The list includes “the installation on the properly of accessory
buildings, such as garages or sheds not occupied as dwelling units or noi part of the main structure.”
Staff have concluded that this language means that work to install an unoccupied garage, even if
aftached to the main structure, falls short of what constitutes the “start of construction” under this
definition. In other words, an applicant has to start work on the livable area — not the garage, even if it
_is attached — in order to qualify for grandfathering.

Certainly, this language is somewhat vague and may be susceptible to other inferpretations. For
instance it could be read o say that if the attached garage is constructed at a separate time from the
main house, the grandfathering would apply only to the attached garage and not extend to the main
house. i could also be read in the manner argued by the applicant, to grandfather a permit for an
entire home even if only the garage foundation is poured. And taking that argument fo its extreme, this
language could even be read to say that the permit vests at the moment the first portion of the

foundation, however small, is poured — effectively vesting the permit for a home site if the slab for a
garage and patio are in place. .

Bui staff believe that the regulaiory language should be interpreted reasonably, and that the most
reasonable interpretation is to read "the pouring of slab or footings” to' mean just that—the pouring of
the entire slab or all footings for a structure.  Presumably, FEMA intended to grandfather projects
where an appiicant had obtained all necessary permits and taken substantial steps (and made a
significant financial investment) toward completion. Hence it opted to define “start of construction” as
the “pouring of slab or footings,” rather than as "starting to pour the slab or footings” or the “pouring of
a portion of the siab or footings.” County staff sees no sound basis to interpret this standard in a mors
lenient manner than its plain language suggests. And certainly, the importance of maintaining good
standing with FEMA to ensure the County’s continued participation in the NFIP dictates a careful
approach to interpreting this regulation so that FEMA does not later assert that the entire subdivision
was wrongly interpreted by the County to be grandfathered.

Further, it should be noted that Section 8-3.305 regarding interpretations of the Flood Damage

Prevention Ordinance (which includes the “start of construction” definition) includes the following
{underline added):

in the interpretation and application of this chapter, all provisions shall be:
{a) Considered as minimum requirements;
{b) Liberally construed in favor of the governing body; and
{c) Deemed neither to limit nor repeal any other powers granted under siale statutes.

More importantly, even without these interpretations, staff believes that the applicant's efforts are in
conflict with the intent of the grandfathering regulation. Consfruction of a single-family residence
(including a complete slab foundation) clearly qualifies as the “start of construction”” However,
according to the applicant, building all 49 complete foundations at this time would be economically
infeasible. This is a reasonable concern. Instead, the applicant is hedging his bet by seeking to
reduce costs by building what is essentially the equivalent of a detached garage (would clearly would
not qualify under the definition of “start of construction”), while claiming that it will eventually be
integrated into a larger attached residence, and thus the entire residence should be grandfathered.
This, despite fhe fact that the applicant aiso appears to challenge the County's agreement to allow 24
or even 36 months to build the remainder of the home as not lenient enough.  Nor is there a
guarantee that the building permit won’t be amended at a later date to request a detached garage.
Altogether, the applicant is seeking the advantages of grandfathering under the existing FIRMs in a

manner that not only seem inconsistent with the plain language of the FEMA regulations, but the
underlying policy as weil.
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LOCATION MAP

PROJECT SITE

ATTAGHMENT A



"ATTACHMENT B

Categorical Exemption



COUNTY RECORDER
Filing Requested by:

Yolo County Planning and Public Works
Name

292 West Beamer Street

Address

Waondland, CA_ 95895

City, Btate, Zip .

Attention: Donald Rust

Notice of Exemptibn

To:  Yolo County Clerk To:  Office of Planning and Research
625 Court Street 1400 Tenth Street, Room 121
Woodland, CA 95695 Sacramente, CA 95814

Project Title; ZF 2004-037 - Appeai of the Planning and Public Works Department evaluation
and lefter of determination regarding Castle Companies’ proposed modifications to
residential dwelling units,

Applicant: Castle Companies (Dan Boatwright)
. 12888 Alcosta Boulevard, Suite A
San Ramon, CA 94583

Project Location:

The project site is located at the western end of 6" and 9" Streets and borderéed by Colusa Basin Drainage Canal to
the west in Knights Landing (APN: Number 056-381-01 {0 28, 056-372-01 {o 08, 086-371-01 to 19, and 056-372-01
to 10} : ‘

Proiect Description:

The applicant has proposed the construction of partial foundations {garage only) for the 48 remaining homes o be
built, as part of the River's Edge (White) residential subdivision project. The Planning and Public Work’s Department
{PPW) reviewed, evaluated and provided a letter of defermination,

Exempt Status:

Categorical Exemption: Review for Exemption ®15081(b)(4)” and Projects which are Disapproved “15270 (a)"

Reasons why project is exempt: .

CEQA does not apply to projects which a public agency rejects or disapproves.

Lead Agency Contact Person: Donald Rust, Principal Planner Telephone Number: (330) 666-8835

Signature (Public Agency): Date:
Date received for filing at OPR:

FILE #2004-037 FILE NAME:; Castle Companies | RECEIPT #
AUTHORIZED SIGNATURE FEE STATUS
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FINDINGS REGARDING THE
RIVER'S EDGE (WHITE) RESIDENTIAL SUBDIVISION PROJECT
(ZF 2004-037)

(A summary of evidence to support each FINDING Is shown in Itai;ics. y
Upon due consideration of the facts presented in this staff report and at the public hearing for
Zone File # ZF2004-037, the Yolo County Planning Commission finds the following:

A. Introduction

The River's Edge (White) residential subdivision project was originally proposed as a
rezone from A-1 t©o Residential One-Family, Planned Development (R-1/PD) zone and a
Tentative Subdivision Map (TSM# 4708) to subdivide 22.19 acres into 63 single-family
residential uhits and two non-residential iots. One of the non-residential lots, 1.36 acres in size,
is to be utilized to create a 5-acre-foot detention pond in the southwest corner of the project site,
The dstention basin is to drain info the Colusa Basin Drain with a low-lift pump. The other non-
residential lot, 7.87 acres in size, consists of the levee for the adjoining Colusa Basin Drain.

B. California Environmental Quality Act (CEQA) and Guidelines

That the recommended Categorical Exemption is the appropriate levels of environmental
review in accordance with the California Envifonmental Quality Act (CEQA) and Guidelines, as
CEQA does not apply to projects that a public agency rejecis or disapproves {CEQA Guidelines
§ 15061(b)(4)).

C. Building Regulations, Standards and Vested Rights

in denying the applicant’s appeal to overiuin the Planning and Public Works Department
determination regarding the proposal to-construct partial foundations, the Planning Commission
considers the factors set forth in the approved construction drawings, FEMA regulations,
- Califoriia Building Code, Flood Damage Prevention Ordinance and the Yolo County Code. In
denying the applicant's appeal, the Planning Commission finds, on the following grounds: (1)
that in the absence of accepted engineering calculations, the use of partial foundations would
not be consistent with the requirements of the California building code and FEMA regulation;
and (2) that the use of partial foundations would not establish a grandfathered right with regards
to construction under the County Flood Damage Prevention Ordinance, as described in detail
below.

1. Yolo County Planning and Public Works — Building Division is the local building and
_safety department, and responsible for the regulation and enforcement of the California
Building Codes (CBC), Flood Damage Pravention Ordinance, Yolo County Code, and
ordinances assocciated with the review, issuance, and final approval of all building
permits within Yolo County.

The applicant’s proposal fo construct parfial foundations for non-livable space was
reviewed by the Buiding and Planning Division, in consultation with other local
jurisdictions and FEMA. Staff believes that the applicant should be required to use best
building practices for construction of the entire concrete slab {(on-ground) foundation as
one unit (monolithically), ufilizing a fight grid of a steel cables that actively helps support
the slab creating a strong and stable foundation for the life of the dwelling unit as
designed by the structural engineer. In the absence of structural caiculations supporting
the applicant's proposal, the construction of partial foundations would allow a
substandard construction practice to introduce coid joints into the foundation, weakening
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the overali structural integrity of the foundation, and could allow movement and possible
. degradation of the structure.

With regard to the FEMA and County definition of “start of construction,” a partial
foundation limited only to an attached garage is not sufficient to grandfather the building
permit for the home. The definition states that a number of things_are not sufficient to
constifute the “start of construction.” The list includes “the instaliation on the property of
accessory buildings, such as garages or sheds not cccupied as dwelling units or not part
of the main structure.” Staff has concluded that this language means that work to install
an unogcupled garage, even if attached to the main structure, falls short of what
constitutes the “start of construction” under this definition. In other words, an applicant
has to start work on the livable area — not the garage, even if # is attached - in order to
qualify for grandfathering.

County staff sees no sound basis to interpret this standard in a more lenient manner
than its plain language suggests, And cerfainly, the importance of maintaining good
standing with FEMA to ensure the County's continued participation in the NFIF dictates
a careful approach {o interpreting this definition so that FEMA does not later assert that
the entire subdivision was wrongly interpreted by the County {o be grandfathered. |

Altogether, the Commission agrees with staff's position that while the construction of a

compiete slab foundation clearly qualifies as the “start of consiruction,” partial
construction does not.

. The time limitation for issuance and &xpiration of bullding permits for a residential
dwelling unit is enforced by the California Building Code Sections 105.3.2 ~ Time
fimitation of application, 105.4 — Validity of permit, and 105.5 — Expiration. Construction
must be completed within 180 days of building permit issuance and additional 80-day
extenisions can be approved at the discretion of the Chief Building Official.

Here, County staff has agreed that the applicant may have up to 36 months to complete
. construction of the entire residential dwelling unit. Staff has advised that the applicant
accepted this during a meeting on May 29, 2009, bt how appeals this offer even though
it represents far more than what the California Building Code requires. The Planning
Commission sess no reason to disiurb staff's judgment on this issue. After a lengthy
discussion regarding issuance and expiration dates, the applicant requested that the
Planning and Public Works Depariment provide writien confirmation that the Yolo
County Building Division would commit to the specific time frame, described above. The
Chief Building Official agreed and provided written confirmation as requested by the
applicant. If the applicant prefers the time frames reflected in California Building Code
(CBC), and wishes to eliminate the previously agreed upon time frame, the Planning
Commission has no obiection, but it finds no basis for alfowing the applicant more time
than staff have previously offered fo complete construction.
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Letter to the applicant from PPW dated June 9, 2009



County of Yolo s

DIRECTOR
PLANNING AND PUBLIC WORKS DEPARTMENT

202 West Beamer Street

Woodland, CA 95695-2598

(530) 666-8775 FAX (530} 666-8728
wwws yolocounty.ong

June 9, 2000

Castle Companies
12885 Alcosta Boulevard, Suite A
San Ramon, CA 94583

Attenfion: Dan Boatwright, Project Manager

Subject: ZONE FILE #2004-037 — The River's Edge (White) residential subdivision project a
Planned Development (R-1/PD) zone and Tentative Subdivision Map (TSM# 4708)

to subdivide 22.19 acres into 63 single-family residential units and fwo non-
residential lots '

Mr. Boatwright:

On May 6, 2009, you provided an e-mail requesting that the Planning and Public Works
Department evaluate and provide comments regarding your proposal to construct partial
foundations for the 49 homes remaining to be built as part of the residential subdivision project.
The Department has reviewed your request and provides the following comments:

1. All remaining 49 foundatioris (i.e. entire footprint of the building) must be completely
installed to obtain entitlement to ensure that the foundation meets the current floodplain
criteria. Partial foundations will not be considered vesting with regards o FEMA., As
you are aware, the flood zones and Floodplain Insurance Rate Maps (FIRM) has been
reviewed and will be updated by Federal Emergency Management Agency (FEMA) in
the early spring of 2010. All new building permits submitted after the FIRM maps have
been adopted will have to comply with the flood requirements in effect at that time.

2. i a building permit is issued for a residential dwelling unit, the construction of that
" residential dwelling unit must be completed within 24 months, with the potential for a 12

month extension that must be requested in writing, and approved by the Chief Building
Official.

3. Each building permit must maintain continubus building construction, and approved
: inspections to alfow the permit to remain active, and no incurring additional fees.

4. For any residential dwelling units that have not been completed under the building
permit issued within the three year time frame discuss above, a new building permit and
congtruction plans will be required, and the residential dwelling unit will need to meet all
current adopted California building codes, adopted Floodplain Insurance Rate Maps
(FIRM), and other ordinances in effect at the time of issuance.



Castle Companies

ZF 2004-037 White Subdivision
June 8, 2009

Page 2 of 2

if you have any questions or concerns regarding the above, please contact me at my ofﬁcé'by
mail, e-mail at: donald rust@yolocounty.org or phone at (530) 666-8835. ' '

Sincerely,

ALD RUST}
Principal Planner

ce:  John Bencomo, Yolo County, Planning & Public Works
David Morrison, Yeio County, Planning & Public Works
Lonall Butier, Yoio County, Planning & Public Works
Sergio Caldera, Yolo County, Planning & Public Works
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CALFEE | KONWINSKI

A PROFESSIONAL CORPORATION

611 NORTH STREET

WOODLAND, CALIFORNIA 956953137
TELEPHONE (530) 6662185
FACSIMILE (530} 666-3123

kealfee@calfeelaw.com

August 28, 2009

Phil Pogledich, Esq.
Yolo County Counsel
625 Court Street
Woodland, CA 95695

Mz, John Bencomo
Yolo County Planning
and Public Works
292 W. Beamer Street
Woodland, CA 95693

Gentlemen:

KENT N. CALFEE

DAVID W, CALFEE 111
CHRISTOPHER J. KONWINSKI
SARAH B. ORR

1 have been asked to assist Dan Boatwright with his appeal dated June 22, 2009, a copy of which

is enclosed.

Castle Homes contends that two portions of the County’s Jetter of June 9, 2009, are contrary to
the applicable law. Inasmuch as the issues relate primarily, if not exclusively, fo statutory

interpretations, I think it is critical to have counsel weigh in.

The first issue relates to Don’s conchusion under his Paragraph 1 that:

All remaining 49 foundations (i.e. entire footprint of the building) must be
completely installed to obtain entitlement to ensure that the foundation meets the
current floodplain criteria. Partial foundations will not be considered vesting with

regards to FEMA.

That conclusion is simply not supported by the language of the FEMA regulations nor the
language of the Yolo County Flood ordinance. The definitions for the NFIP Regulations are set
forth in § 59.1 (copy enclosed, see page E-6). 1 cannot see anything in the definition of “Start of
Construction” that supports the conclusion that a garage slab does not meet the definition. In
addition, Dan sought advice from Gregor Blackburn of FEMA. Mr. Blackburn is a senior staff



Phil Pogledich, Esq.
Mr. John Bencomo
August 28, 2609
Page 2

roember and has the title Chief, Floodplain Management and Insurance Branch, DHS-FEMA
Region 1X. | have attached the email exchange with Mr. Blackburn and have taken the liberty to
underline the portions that were highlighted in red by Mr. Blackburn in the original.

Mr, Blackburn confirmed that the definitions of New Construction and Start of Construction in

§ 59.1 are the only regulations on this issue. If the County has any authority to support its
conclusion that a garage slab does not meet the definition of “Start of Construction,” we would
appreciate the opportunity to evaluate the authority. Absent additional authority, it seems clear to
me that an attached garage slab meets the definitional requirements of § 59.1 of the FEMA
Regulations and § 8-3.245 of the Yolo County Code.

The second issue relates to Paragraph 2 of Don’s letter. I cannot find any aothority for Don’s
conclusions relating to a 24-month term or an extended 36-month term for a building permit.
Please provide me with the statutory basis for these time restrictions. My understanding is that
the Uniform Building Code (“UBC”) provisions relating to “Expiration” control this issue,

Enclosed is a copy of the applicable provision from the UBC, § 106.4.4. Nowhere in § 106.4.4
can I find a twenty-four {24) month term for a building permit.

I would appreciate the opportunity to meet with the two of you, and any other staff member you
think appropriate, to discuss these issues. I feel strongly that we should explore these legal issues
informally in an attempt to avoid having a legal debate at the appeal hearing. Assuming you are
willing to meet with us, please let me know some available dates.

Tharks.
Very tmly yours,

CALFEE | KONWINSKI
A Professional Corporation

ent N. Caifee

sfp

enc.

cc:  Mr. Dan Boatwright
Mr. Donald Rust
My, Lonell Butler

WSepvertoldWPKNCICastiepogledich rust 050827 .doc
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Assessor Parcel Numbers for Application for Appeal .

(356-371-01 through (9
(56-372-01 through 08
156-381-01 through 1!
056-381-13 through 16
(356-381-18 through 29
056-382-01 and 02

056-382-06 through 08

49 total parcels.



County of Yolo —

DIRECTOR
PLANMING AND PUBLIC WORKS DEPARTMENT

292 West Boamer Slres!

Woodiang, CA 05695.2508

(830) 666-8775 FAX {530} 666-8728
Wk YolICounlv.ony

June 8, 2009

Castle Companies
128885 Alcosta Boulevard, Suite A
San Ramon, CA 84583

Attention:  Dan Boatwright, Project Manager

Subject: ZONE FILE #2004-037 - The River's Edge (White) residential subdivision project a
Planned Deveispment {R-1#PD} zone and Tentative Subdivision Map (TSM# 4708)
o subgivide 2219 actes into 83 single-family residential unils and two non-
residentiai lots

Mr. Boatwright:

On May 8, 2008, you provided an e-mail requesting that the Planning and Public Works
Department evaluate and provide comments regarding your proposal to construct partial
foundations for the 49 homes remaining to be built as part of the residential subdivision project.
The Department has reviewsd your request and provides the following comments:’

1. All remaining 49 foundations (ie. eatire footprint of the building) must be completely
installed to obtain entitiement io ensure that the foundation mests the current floodplain
criteria.  Partial foundations will not be considered vesting with regards fo FEMA. As
you are awars, the flood zones and Floodplain Insurance Rate Maps (FIRM} has been
reviewed and will be updated by Federel Emergency Management Agency (FEWMA) in
the eary spring of 2010, All new building permits submitted after the FIRM maps have
been adopted will have to comply with the flood requirements in effect at that time.,

2. H a building permit is issued for a residentiat dwelling unit, the construction of that
residentiat dwelling unit must be completed within 24 months, with the potential for a 12
maonth extension that must be requested in wriling. and approved by the Chief Building
Official.

3. Each building permit must maintain cantinuous duilding construction, and approved
inspections 1o allow the permit to remain active, and.no incurring additional fees.

4, For any residential dwelling units that have not been completed under the bullding
permit issued within the three year time frame discuss sbove, & new building permit and
construstion plans wilt be required, and the residential dwelling unit will need to meat all
current adopted Califoraia building codes, adepted -Floodpiain Insurance Rate Maps
(FIRM), and other ordinances in effect at the time of issuance.




Castie Companies

ZF 2004-037 White Subdivision
June 9, 2008

Page? of 2

if you have any questions or goncerns regarding the above, please contact me at my office by
_ail, e-mait at! donald.rusi@volocounty.org or phone at (530) 666-88385.

Sincerely,

LD RUST! .
Principal Planner

o Johss Bencamo, Yoo Sounly, Planning & Publis Wosks
David Morison, Yoo Counly, Flanning & Pubiic Works
Loaelt Bules, Yolo County. Planning & Public Wodkis
Sesurs Chktens, Yoo Toualy, Planning & Publis Works




APPENDIX E:
NFIP REGULATIONS

This Appendix contains the text of the Code of Federal Regulations {CFR) for the National
Flood Insurance Porgram: 44 CFR Parts 59, 60, 65 and 70.

~

PART 5% — GENERAL PROVISIONS
Subpurt A ~ General

See.

501 Delinitions

592 Deseription of program
543 Emergency program
594 Roferences

Subpart B -~ Eligibility Requirements

59.21  Purpose of subpart

5022  Prerequisiles (ur the sale of flood insurance

5923  Priovities for the sate of flood insurance under
. the regular program

59.24  Suspension of*compunity eligibitity

Authority: 42 U.8.C. 400! ¢! seq.; Reorganization Plan
No. 3 of 1978, 43 FR 41943, 3 CFR, 1978 Comp., p.
329, E.O. 12§27 of Mar. 31, 1979, 44 FR 19367, 3
CFR, 1979 Comp., p. 376.

Source: 41 FR 46968, Oct. 26, 1976, 44 ¥R 31177,
May 31, 1979; 50 FR 36022, Sept. 4, 1945; S| FR
303006, Aug, 25, 1986; 57 FR 19540, May 7, 1992; 58
FR 62424, Nov. 26, 1993; 59 FR 53597, Oct. 25, 1994;
62 FR 53715, Oct. 27, 1997, unless otherwise noted.

Subpart A ~ General

§ 59.1 Definitions.

Ag used in this subchapter.

YAct” means (he statules awthorizing the National Flood
Insurance Program that are incorporaled in 42 US.(.
4001-4128.

"Actuarial rates™. see “risk premium rates,”

" Administrator” means the Federal insurance Adminis-
trator.

"Agency" means the Federal Emergency Management
Agency, Washingten DC.

“Alluvial fan flooding" means flooding occurring on
the surface of an aluvial fan or simifar landform which
oviginates o the apex and is characterized by high-
velocity flows, selive processes of crasion, sediment

NFIP Regalations

transpord, and deposition; and, unpredictable flow
pratins.

“Apex” méans & point on an aifuvial fan or similay
tandform below which the How path of the major
stecam that formed the fan becomes unpredictabie and
alluvial fan Booding can oceilr.

"Applicant™ means a community which Indicates a
desire to participate in the Program.

“Appurtenant Structure” meany a structure which s on
the same parcel of propesly as the principal structure {o
he insured and the use of which is incidentat to the use
of the principal stracture,

“Area of shallow floading” means a designated AQ,
AH ARIAQ, ARIAH, or VO zone on a community's
Flood Insurance Rate Map (FIRM) with a | percent or
greater anuwal chance of flooding (o an average depth
of | to 3 feet where a clearly defined chwmel does not
exist, where the path of flooding is uapredictable, and
where velocity fow may be evident.  Such flooding is
chasacterized by ponding or sheel flow. .

“Area of special flood-relaled erosion hawwd" is the
tand within a community which is most likely 1o he
subject to severe ood-related erosion losses.  The aren
may be designated as Zove E on the Flood Hazard
Boundary Map (FHBM).  After the dewiled evaluation
of the spesial Aood-related crosfon hazasd area in
preparation For publication of the FIRM, Zone B may
be further refined. '

"Area of special flood hazard" is the land in the flood
plain within a conmmunity subject o a | percent or
grenler chance of flooding in any given year, The area
may he designated as Zone A an the FHBM. After
detatled ratemaking bas been completed fn preparation
for publication of the tlood insurance rate map, Zone A
usuatly is refined into Zones A, AQ, AH, A1-30, AE,
A0, AR, AR/AL-30, AR/AE, ARJAC, AR/AH, AR/A,
VO, or V230, VE, or V. For purposes of these regu-
lations, the ftormy "special flood hazard arcd" is

* gsynonymaus in meaning with the phrase “area of spe-

cial Nood bazard”. .

“Arca of special mudstide {i.e., mudflow) hazard” is the
landd within a community most Hkely 1o be subject to
severe mudsiides {i.e., mudilows). The area may be
designated as Zone M on the FHBM,  After the de-
tailed evaluation of the special mudslide {i.e., mudilow)
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hazard ares in preparalion for publication of the FIRM,
Zone M nuty be further refined.

"Base [lood” means the ood having & one peigont
chance of being equalied or excecded in any given yoear.
“IBasemend” means any arca of the building having s
Nowr subgrade fhelow ground fevel) on ail sides.
“Breakaway wall® means a wall that is not part of the
structurnl support. of the building and s intended
through its dexign and construction o callapse under
specific Interal loading forces, without causing damage
1o the clevated portion of the butlding or supporting
foundation system.

*Buifding”. see "structure.”

"Chargeabie fates” mean the rates established by the
Adminislattor pursuant o section 1308 of the Act for
Tirst layer limis of Nood insuranca on existing sirae-
tures.

sChief Exceoutive Officer” of the community {"CEQ")
means the official of the communily who is charged
with {he authority to implement and administer haws,
ordinances and regulations for that compmunily.
“Coastal high hazard aren” means an ares of special
flood hazard extonding lvom offshore to the inland Hmit
ol a primary fromal dune along wn open coasl and any
other arca subject to high velocity wave action from
storms or seismic sources, :
“Community™ means any State oy area or political sub-
division thereof, or any Indian vibe or authorized tribal
organization, or Alaska Native village or authorized
nalive organization, which has authority to adopl and
enforee flood plain management regulations for the
areas within ils jurisdiction.

"Contents coverapge” I8 the insurance on personst prop-
erty within an enclosed structure, including the cost of
debris removal, and the reasonable cost of removal of
contents to minimize damage.  Personal propesty nay
be houschold goods usual or incidental to residentind
oceupancy, or merchandise, [urniture, fixtures, machin-
ary, cquipment and supplies usual to other than
rexidential occupancies.

*Criterin® means the comprehensive criteria for land
margement and use for flood-prone areas developed
under 42 U.S.C. 4102 lor the pwrposes st forth in Part
60 of this subchaptor.

“Critical Teature” means an infegrel and readily identifi-
able part of « flood protection systemy, without which
the flood protection provided by the entiie system
would be compromised.

Curvilingar Line' means the border on either a FHEM
or FIRM that delincates the special Nood, mudstide
{i.e., mudilow) andfor flood-related erosion hazard
arcas and consists of a curved or contowr {ine that fbl-
lows the topography.

“Deductible" means the fixed amounl or pescentage of
any loss covered by ingurance which is borac by the
tsured prior o the insurer's Hability.

NFIP Repulations

*Developed ared” means an arca of & community that
i

{8} A primarily urbanized, buill-up aren that is a mini-
muty of 20 contiguous  acres, has  busic  wiban
infrastructure, including roads, ntilities, conmunica-
tions, and public fagitities. o sosinin industiial,
residential, and commuercial agtivities, and

(h Within which 75 pewcent of more of (he parcels,
racts, or lofs contain cemmercial, industrial, or rest-
dential struclures o uses; or

{25 by a single parcel, tract, or lot in which 75 percent of
the area coblaing exisfing commercial or industrial
SHUCIUres O uses: oF

(3} Is a subdivision developed at a density of at leasl
iwo residential structures per acre within which 78
percent or mare ol the fots contain existing residential
stiuctuses at the time the designution is adopted.

{1y Undeveloped parcels, tracts, or fols, the combinalion
of which is less than 20 acres and condiguous on at least
3 sides {o arens meeting the eriteria of paragraph (a) o
the time Lhe designation i adopted.

{c} A subdivision that is a minimlim of 20 conliguous
acres thal has oblained all necewsary government ap-
provals, provided that the actual “start of construclion”
of structures has oveurred on al least 10 pescent of the
lots o remaining fots of a subdivision or 10 percent of
the muximun building coverage or remaining building
coverage atlowed for a single lol subdivision at the lime
the designation i adopted and congtruction of siruce
tures is underway, Residential subdivisions must mest
the densily criteria in paragraph (a)(3}.

“Development” meany any man-made change to im-
proved or unimproved real estate, including bul not
fimiled to buildings or other structures, mining, dredg-
ing, filling, grading, puving, excavation or drilling
operations ot slorage of equipment o materials,
“Dircctor” meany the Divector of the Federal Emer-
gency Managemenl Agency.

“Bligihle community” or "participating community”
meiny @ conmunity for which the Administrator has
authorized the sale of flood inswrance under the Na-
tionat Flood Insurance Program.

"Elevaled building” means, for iasurance purposes, 3
nonbasement huilding which has its lowest elevnied
ooy mised above ground level by foundation walls,
shear walls posts, piers, pilings, ot columns.
"Emergency Flood Insurance Program® or Yemcrgency
program” means the Program as implemented on an
emergency basis in accordance with section 1336 of the
Act. It is intended as a progyam 1o provide a first layer
atmount of instrance on all insurable structures before
the cffective date of the initial FIRM.

"Brosion” means the process of the gradual weating
away of land masses.  This peril is rot per se covered
under the Programs.



"Exceplion” means 3 waiver from the provisions of Parl
80 of this subchapler direcied to a conummity which
refieves it from the requirements of a sule, regulation,
order or olher determination made or issued pursuant to
the Act.

“Existing construction,” means for the purposes of
determining rales, structures for which the “start of
canstruction” commenced belore the effective date of
the FIRM or belfore January 1, 1975, for FIRMs effee-
tive hefore that date. "Existing construction” mny also
be referred 1o as “exinting siruclures,”

*Existing mmnulaciarad home pak or \llbdl\:‘l\l{m
means 1 manulictured home park or subdivision Tor
whicli the construction o' facilitics lor servicing the lols
on which the manufactured homes are (o be affixed
{including, at 2 minimum, the installation of wilitics,
the construction of streets, and cither final site grwding
or the pouring of concrete pads) is completed before the
effective dale of the loadplain management regulations
adopted by & conmmunity. ,

"Lm».inm., struétures”™ see "existing construction.”
“Expansion to an existing manufactured home purk or
subdivision™ means the preparation of additional sites
by (he construction of facilities for servicing the lots on
which the munulacluring homes are 1o bo affixed (in-
cluding the instalfation of utilities, (he construction of
streets, and either final site grading or the powing of
concrete pads):

"Federn) ngeney®™ scuns any depariment, agency, ¢or-
poration, or other entity or instrumentality of the
executive branch of the Federal Government, and in-
cludos the Federal National Motlgage Association and
the Federal Home Loan Morgage Compotation.
"Federal instrumentality responsible for the supervi-
sion, approval, regulation, or insuring of banks, savings
and loan associations. or similar institutions® means the
Board of Governors of the Federal Reserve System, (he
Federal Deposit Insurance Corporation, the Compiroller
of the Carrency, the Federsl Home Loan Bank Board,
the Federat Savings and Loan Insurance Corporation,
and the National Credit Union Administration.
*Firancial assistance” menns sny form of Joan, grant,
guarnty. insuranee, payment, rebate, subsidy, disastor
assistance loan gr grand, or any other form of direet or
indircet Federal assistafice, other than geneval or speciat
revenue sharing or formuda grants made to States,
“Fingncinl assistance for acquisition or construction
pmpﬂseq" means any foror of financial assistance which
is intended in whole or in part for the acquisition, ¢on-
struction, reconstruction, repair, or improvement of any
publicly or privately owned butiding or miobile home,
and for any muachinery, equipmenl, fixtures. and fur-
sishings contained or to be contained therein, and shall
includde the purchase or subsidization of mertgages or
muorigage loans but shall exclude assistance pursuant to
" the Disaster Relief Act of 1974 other than assistance
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under such Act in connection with a Jood. it includes
only financial assistance insurable under the Standard
Flood basurunce Policy.

“Fisst-layer coverage” iv the maximum amount of
structieal and contents instrance coverage available
under the Emergency Program.

"Flood” or “Flooding” means:

{a} A general and temporary condition of partizl or
complete intndation of aormally dry kud wreas from:

{ 1) The gverflow of infand of tidal waters.

(2) The wnusual and rapid accumubition or runoff of
surfce waters fom any souree.

(3] Mudsiides fi.e.. mudilows) which are proximately
caused hy flooding as delined in parngraph (a)}2) of
this definition and are akin W a dver of liguid and
flowing mud on the surfaces of normally dry land areas,
s when earth iy earriad by a eurront of water and de-
posited along the path of the urvent,

(h) The collapse or subsidence of land along the shore
of a lake or other body of water as » result of erosion or
undermining caused by waves or cuvents of water
exceeding anticipated cyclical levels or suddenly
caused by an unusually high water level v a natural
budy of waler, accompunicd by u sovere slonm, or by an
unanticipated foree of nature, such ag flash flood or an
abnormal tidal surge, or by some similarly nnrusual and
unforesceable cvent which results in flocding as de-
fined in paragraph (a)(1) of this deftnition.

“Flood elevation determination” means & determinalion
by the Administrator of the water surfree clevations of
the base [ood, that s, the flood fevel thal has & one
percent or greater chance of occurrence fu any giveh
yeur.

“Flood elevation study™ means an examination, evalua-
tion and determination of flood hazards and, ¥
appropriate, corresponding water surface elevations, or
an examination, evaluation and detcrmination of mud-
slide (e, mudflow) and/or (ood-related  crosion
hazards,

UFlood Hazard Boundary Map" (FHBM) means an
official map of & communily, issued by the Adminis
tsalor, wheve (he houndaries of the flood, mudslide {ic..
mudilow) related “Fload plain management” means the
operation of an overall program of corvective and pre-
ventive measures for reducing flood damage, inchuding
but not tinvied to emergency preparedness plans, flood
control works and flood phin management regulations. -
“Flood plain munagement regulations™ means zoning
ordinances, subdivision regulations, building codes,
health regulations, special pvpose ordinances {such us
a food plain ordinance, grading ordinance and erosion
control ordinance) and other applications of police
power, ‘The term deseribes such state or local regula-
tions, in any combimation thereof, which provide
standards for the purpose of food dammge prevention
and reduction.
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“Flood protection system” means those physical strue-
turnf works Tor which funds bave been authorized,
appropriated, and expended and which have been con-
structed specilically to modily NMooding in order to
reduce the extent of the area within a community sub-
jeet to a "speeiad flood hagrd" and the extent of the
depths of associated Mooding.  Such a systent typieally
includes hurticanc tidui barriers, dams. reservoirs, lev-
ves or dikes. These spectatized flood modifving works
are those conslrucied in conlbrmance with sound engi-
neering standurds,

“Flood prooling” acans any combination of strusturat
and non-structural additions, chuages, or adjustments (o
structures which reduce o eliminate flood damage o
real osinte or improved real properly, water and sanitary
factlitics, structurcs and thelr contents.

"Flood-related erosion” meuns the collnpse or subsi-
dence of kind along the shore of 4 lake or other body of
waler as 2 result of undermining caused by waves or
currenis of water exceeding anticipated sychical levels
or suddenly caused by an upusually high water level in
a natural body of waler, accompanicd by @ severe
siorm, or by an unanticipated foree of nature, such as a
flash flood or an abmormal tidal surge, or by some
similarly unusual and unforesscabie event whicl: resulis
in flooding.

“Flood-related erosion arca™ or "food-related erosion
prone area” means a fand area adjoining the shore of a
lake or ather body of water, which duc to the composi-
tion of the shoreline or bank and high water levels or
wind-chiiven currents, is hikely to suffer flood-related
crosion damage.

“Flood-related erosion arca managesent” meons the
operation of an overali program of corrective and pre-
venlive measures for reducing food-related crosion
damage, including but not limired to emergency prepae-
ednesy plans, fAvod-related crosion contral works. and
flood plain management regulations.

"Floodway*, see “reguiatory foodway.”

"Flootway cheroachment lnes™ moun the fines marking
the finnis of Roodways on Fedeval, $uie and local flood
plain maps.

"Freehourd” means a factor of safoty usually expressed
in feet aboave a floed tevel for purposes of flood plain
numagement,  "Frechoard” tends 10 compensate Tor the
onpry tnknewn factors that could conliibute fo flood
heights groater than the height caloulated for & selectsd
size Nood and floodway conditions, such as wave ac-
lion, bridge openings, and the hydrological effect of
whanivation of the watershed.

“Functionally dependent use" moans a uso which can-
not perform jis inteaded purpose uanless it is locuted or
carried out in cloge proximity to water.  The term in-
cludes only docking factlities, port facilities that ae
necessary for the loading and unlouding of cargo or
passengers, and siip building and ship repair facilities,
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- enclosed aren (inchuding basement).

but dogs sot include long-term storage or related manu-
facturing facilites,

"General Counsel” means the General Counsel of the
Federal Emergency Managemem Apency.

“Highest adjacent grade” means the highest fatural
elevation of the ground surface prior (o construction
next @ the proposed walls of & structure.,

"Historic Strusture® means any structure that is

(a) Listed individually in the National Register of Hiy-
toric Places {a listing maintained by the Deparlment of
Interior) or proliminarity determined by the Secretary of
the Interior as meeting the requirements for idividua)
listing on the Nutional Register;

(b) Certified or preliminarily determined by the Seere-
tary of the Interior as contribuling o the historical
significance of a registercd histovic distriet or a distriet
prefiminazily determined by the Secretary Lo qualily as
2 registered historic district:

{c} Individually listed on a state inventory of historic
places in stales with historic prescivation progeams
which have been approved by the Secretury of the Jnie
rior; or

(d) Individually fisted on a local inventory of historic
places in communities with bistoric presorvation pro-
grams that have been certified cither:

(1) By an approved state program as determined by the
Secrelary of the interior or

{2) Directly by the Seeretary of the Interior in stales
without approved prograwms.

“Independent scientific body® menng a non-federsl
teshrical or scienlific organization involved i the
study of land use planning, flood plain mapagement,
hydrology, geology, goopraphy, oF any other related
field of study concerned with flooding.

“Insurance adjustment organization” means any orgasi-
zation or person engeged in the business of adjusting
Toss claims arising under the Standard Flood Insurance
Policy,

“Ingurance company™ or "insurer” means any person or
organizalion auwlhorized (o engage in the insurance
business under the faws of any State.

"Levee" means o man-made  shuclure, usually an
sarthed embankment, dosigned and constructed in fiee
cordance with sound englacering practices fo contain.
contiol, or divert (he flow of water so as © provide
profection from lemporary flooding.

"Levee System™ means a {lood protection system which
consists of a levee, or levees, and associated struciures,
such as closure and drainage devices, which are con-
stucied and operated  in accordance  with  sound
sngineering practices,

“Lowest Floor" means the lowest {Toor of the lowest
An unfinished or
flood resistant enclosure, usable sololy for parking of
vehicles, building access or storage in an area olher
than a basement area is not condidered a building's
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Jowest floor: provided, that such enclosare iy not built
s0 ax 1o render the structure in violation of the applica-
ble non-clovation degign requiremelnts of seotion 60.3.
UMangrove stand” means an assemblage of mangrove
trees which are mostly Jow trees voled for 4 coplous
developmend of interlacing adventitious roots above the
ground and which contain one or more of the following
species: Black mangrove {Avicennia Nitida) red man-
grove  (Rbizophora  Mangle)l  white  mangrove
(Langunculavia Racemosa), and bullenwond {Conocar-
pus Brectu), .
“Mamfoctured home” means a structure, transportable
in one oF more seetions, which is built on s permanunt
chassis and is designed for use witl or withoul a per.
manent foundation when attuched v the requircd
ulitities,  The term "manufactured home" does not
inchude a "recseationdl vehicke”,
"Manufactured home park or subdivision™ means a
_ pareel (or gontiguous parcels} of land divided inlo (wo
or mare manuficlured home ols Tor rent or sale.
“Map" means the Flood Hazwd Boundary Map
(FHBM) or the Flood Insurunce Rate Map (FIRM) fora
comnrinily issucd by (he Agency,
“Mean soa lovel® means, for purposes of the Nalional
Flood lisurance Program, the Nalional Geodctic Vorti-
cal Datum {(NGVD) of 1929 or ather datom, to which
base Nood elevations shown on a conwnunity's Flood
Insurance R:llc Map ave referenced.
"Mudslide” {i.c.. mudfiow) deseribes a condilion where
there is a rwu, flow or imndation of Hguid wud down
& hillside usuatly as a vesult of a dual condition of loss
of brgsh cover, and the subsequent accumulation of
waler an the ground =3wccd¢d by » pariod of unusually
heavy or sustained win. A mudsiide {ie., mudilow)
arty occur as a distinet phenomenon while-a landslide
is in progress, and wiil be recognized as such by the
Administraior only i the mudilow, and ot the land-
slide, is the proximate cause of damage that occurs.
*Mudslide (i.e., nudfiow) arca management” meany the
oporalion of an overall program of corrective and pro-
ventive measures for reducing mudslide (ie.. mudfiow}
dumage, including but nol imited lo emergency prepar-
edness plans, mudshide control works, and flood plain
management regulations,
"Mudstide {ie., nmdﬁnw) prone grea’ moans an areh
with land surfaces anct slopes of unconsolidated mate-
sial where the history, goology and climate indicate a
nolentin! lor mudflow,
“New construction” means, for the pumpeses of deter-
mining isurance rates, stiuctores for which the “start of
construction” commenced on or after the effective date
of an initial FIZM or afler Docember 31, 1074 whichs
ever is later,  and  includes  any \ubscq ent
improvements 0 such structures,  For foodplaid s Mmarn-
fgement purposes, "new gonstruction” means struciures
for which the “starl of construction” commenced on or
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after the effective date of a foodplain management
regulation adopted by a community and inchdes mny
subsequent improverments 1o such structures,

"New manufactured home park or subdivision™ means a
manufactured home park or subdivision for which the
construction ol facilities for servicing the lots on which
the manusiactured homes are to be affixed (including at
a minimuny, the inslallation of ulitities, the construction
of streets, and either final sitc grading or the pouring of -
concrete pads) is completed on or ufter the effective

‘date of fToodplain management regulations adopted by

a community.
*100-year flood” see "base Homl™

“Participating cammum{y alse koown ag an “cligible
community.” sueans a community in which the Admin-
istrator has auihm'izcd the sale of flvod insurance.
*Person™ includes any individua! or group of individa-
als, corporation, partnership. asseciation, or any other
entity, including State and local governments and agen-
cies.
“Palicy” means the Standard Flood Insurance Policy.
“Prenmium® means the total premium payable by the
insured for the coverage ov coverages provided under
the policy.  The caleulation of the premium may be
based upon cither chargeablo rates or visk premium
rates, or a combinatian of both,
Primary frotal dune” means a continuous or nearly
continuous mound or 1idge of sand-wilh relatively steep
seaward and landward slopos mmediately landward
and adjacent to the beach and subject to erosion and
ovettopping from high tides and waves during major
coastal storms.  The inland limit of the prinmary frontal
dune oceurs at the point whers thers is a distinet change
from a relatively steep slope (o 3 relatively mild stope.
*Principally above ground” mouns hat al deast 51 per-
cent of the actual cagh value of the structure, less fand
value, is above ground.
"Prograp”® means the National Flood Insurance Pro-
gram authorized by 42 U.S.C. 4001-4128.
“Prograre deficiency” meany a defect in a community’s
flood piasn management regidations or administrative
procedures that impairs effective implementation of
those flood phin macagement regulations or of the
standdads in §8 603, 60.4, 60.5, or 60.6.
"Project cos(™ means the total financial cost of & flood
protection system (including design, land acquisition,
construction, fees, overhead, and profits), unless the
Federal Inswance Administralor deterivines @ given
“eosl” ot to be a part of such project cost.

*Recrertional vehicle™ means a vehicle which ist
{a) built on a singte chagsis;
{1} 400 square lect or fess whon mcztsmcd at the largest
horizontal projection
{c) designed 1o be seil-propelled or pormanently tow-
able by a light duly truck: and
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{¢) designed primarily vot For use as @ pernusnent
dwelfing Dt as eporary living quarters for recren-
tionad, camping, tavel, or scasonal use.

"Relerence feature” s the receding cdyge of a blulf or
croding [vontal dune, or if such a feature is not present,
the normal high-water Hine or the seaward line of por-
manent  vegelwion i a highewater fine cannot be
identified.

"Regular Program®™ means the Program authorized by
the Act uisder which risk premyium rates are required for
the fist half of available coverage (also known as "l
layer™ coverage) for all now construetion and substan-
tal impravements started on or after the elfective date
of the FPIRM, v after December 31, 1974, for FIRM's
affective on or before that date. Al buildings, the

construction of which started before the effective date.

of the FIRM, or before Jannary |, 1975, for FIRMs
effective before that date, are eligible for first fayer
coverage at cither subsidized rstes or risk promium
rates. whichever are lower.  Regardiess of dale of con-
shiuction, vsk premium rates are xhways regquired for the
second layor coverage and such coverage is offered
ondy alter the Adminigirator has completed a risk study
for the comimunity.

“Regulntory foodway" meany the channel of a river or
other watcroourse and the adjacent tand areas that must
Be reserved in order to discharge the base flood without
cumulatively increasing the water surfuce elevation
more than a designated height.

"Remedy 8 violation™ means o bring the structwre or
other development inio compliance with State or local
fleod plain management regulations, o, if this iy not
possible, 10 reduce the impacts of ity roncompliance.
Ways thal impacts may be reduced include protecting
the structure or other alfected development rom flaod
damages, implementing e enforcement provisions of
the ordinance or ofherwise deferving fudwe similar
violations, or reducing Pederal {inancial exposure with
regard to the structure or other development,

"Risk premium rates® mean those ratex established by
the Adminiswalor pursvant to individual communily
studies and investigstions which are undertaken to
provide flood insurance in sccordance with Section
1307 of the Act and (he accepled acluarial principles,
“Risk premium rates” include provisions for operating
costs and affowances.

“Riverine” means relating 1o, formed by, or resembling
ariver {including tributaries), sfream, brook, otc,

“Sand dunes® moan naturally occurring accumutations
of sand in ridges or mounds landward of the beach,
“Seierifically  incorrest”, The methodologylics)
andfor assumptions which have been utilized are nap-
propriate for the physical processes being evaluated or
are otherwise e1rroneous.

"Second layer coverage” means an additional limil of
coverage equal Lo the amounls made avatlable under the
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Binergency Program, and made avaitable under the
Regulsr Progran.

"Servicing compuny” means a corporation, parinership,
association, or any other organized enlity which con-
wacts with the Fedeml fnsurance Administration 1o
sevice inswrance policics under the National Flood
surance Program tov a particular area,

"Sheet How area”. see "aren of shallow Rooding,”
"o0-year sethack™ roeans a distance cqual to 60 times
the average annual Jong term recexsion e at a sile.
measured {rom the reference feature.

Spectal flood hazard area. see “ares of special flood
Ay

IRPATEAN

“Special hazard arca” means an area having special
flood, madshide (i.c., mudilow), or food-related crosion
hazards, and shown on an FHEM or FIRM ag Zone A,
AD, AL-30, AE, AR, AR/AL30, AR/AE, AR/AC,
ARIAH, ARJALADY, AN, VO, V130, VE, V. M, or E,

“Standard Flood Insucance Policy” mesns the flood
insurance policy issued by the Federal nsurance Ad-
ministrator, of an insurcs prsuant fo an aiTangement
with the Administrator pursuant Lo Federal stalutes and
regulations,

"Start of Construction” (for otier than new conslruction
or substantial improveraents under the Coastal Barrier
Resources Aot (Publl. 97-348}), includes substantisd
improvement, and means the Jate the building permit
way issued, provided the actual start of construction,
repais, feconstruction, rehabililation, addition, place-
ment, or ofher improvement was within 180 days of the
permir date.  The actuad start- means either the first

placement of permunent construction of a slrueure onr a

site. such as the pouring of slab ot foolings, the instal-

fation of piles, the construction of columns, oy any work
3}};&2&5};&3&\3{: of cxeavation; or the placement of a
nanfactured ToTE SIS BURE Hon,  Permanent con-
struction docs not include fand preparation, such as
clearing, prading and filling; nor does it include the
installation of streets and/or walkways, nor does it
include excavation Tor a basement, footings, piors, or
foundations or the erection of temporary forms: nor
does it inchade the instaliation on the propenty of acces-
sary buildings, such as garages or sheds not occupied as
dwelling units or not part of (he main structure. For a
substantial improvement, the actual start of conslruction
menns the {ust alteration of any wall, ceiling, {loor, or
other steuctaral part of a building, whether or a0l that
alteration affecls the external dimensions of the build.
ing.

“Statc” means sny State, the District of Columbia, the
tervitories and possessions of the Uniled States, the
Commonweaith of Puerto Rice, and the Trust Territory
of the Pacific Islands.

"Staie coordinating agency” means the agency of the

state gavernment, or other office designated by the -
Governor of the state or by state statule af the regiiest of
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targest horizontal projection;

(¢} Designed to be selfepropelled or permanently
tewable by a light duty truck; and

(4} Designed primarily not for use 85 a permanent

dwelling  but as femporary living quarters for

recreational, camiping, travel, or seasonal use.
“Reforence feature™ i the receding edge of a bluit or
croding frontal dune, or if such a feature is not
presenl, the normmal high-water line or the scaward
Jling of permanent vegetation il g high-water line
cannot be identificd.

“Regelar Programy™ means the Program authorized by
the Act undor which rigk premium rales are required
for the fhst half of available coverage (aiso known as
Tlirst luyer” coverage) Tor all new constraction and
substantial improvements started on or afler the
elfective date of the FIRM, or after December 31,
1974, for FIRM's effective on or belore that date. All
buildings. the construction of which started before the
effective date of the FIRM, or before January |,
1975, for FiRMs effective before that date, are
eligible [or first layer coverage at either subsidized
rates or risk premium rates, whichever are lower
Regardless of date of construction, risk premiom
rates arc always required for the second layer
coverage and such coverage is offered only after the
Adminisirator has completed a risk study for the
comamnily.

“Regulatory foodway™ means the channel of a river
or other watercotrse and the adjacens land areas that
must be reserved in order 1o discharge the base food
without cumulatively increasing the water surface
elevalion  more than a  designated  height
“Remedy a vickation™ means to bring the structure or
other development into compliance with State or
Tocal flood plain management regulations, or, tf this
is nol possible, 10 reduce the impacts of ils
noncompliance, Ways that impacts may be reduced
include protecting the structure or other affecled
dovelapmeny fram flood damages, implementing the
enforcerment provisions of the ordinance or otherwise
detorsing  Twture  similar  violatiens, or  reducing
Federal financial exposure with regard to the
structure or other development.

“Risk premium rates™ mean those rates cstablished by
the Administrator pursuant to individual community
studies und investigationy which are undertaken to
provide food inswrance in accordance with section
347 of the Act and the accepied actunrial principles.
“Rigk  premium  rates®  include provisions for
operating costs and allowances,

“Riverine” means relating to, formed by, or

NFIP Reyuiations

resembling a river {including uibutaries), stream,
brook, ctc.

“Sand  dunes”  mean  saturslly  occourring
accumuiations of sand in ridges or mounds landward
of the beach, '

“Seientifically  incorrect”. The methodology(ies)
andfor assumplions which have been wilized are
inappropriaie  for  the physical processes  being
evaluated or are otherwise eryvoncous,

“Second Jayer coverage” means an additional fimit of
coverage equal o he amounts made available under
the Bmergency Program, and made available under
the Regular Program,

“Servicing  company”  means & corporation,
partership, association, or any other organized entity
which  conlcts  with  the  Federal  Insurance
Administration to service insurance policies under the
National Flood Insurance Program for a particular
area. '

“8heet flow area™ see area of shaliow flooding.
“60-year setback”™ means a distance equal to 60 times
the average annual fong tenm recession rate at a site,
measured from the reforence feature,

“Specisl flood hazard area™- see “area of special
flood hazard™.

“Special hazard area™ means an arca having special
flood, mudshide {i.e., mudflow), or food-related
erosion hazards, and shown on an FHBM or FIRM as
Zone A, AQ, A1-30, AB, AR, AR/AL-30, AR/AL,
AR/AQ, ARIAH, ARIA, A99, AH, VO, Vi-30, VE,
V.M, or E. :
“Standard Flood Insurance Policy” means the floed
insurance policy issued by the Federal Insurance
Administrator, or an inswrer pursmanl {0 an
arrangement  with  {he  Administralor pwrsuant to
Federal statutes and regulations.

CuStar o Construction™  (for  other than  new

construction or substantia] inmprovements under the
Coastal Basrier Regources Aot (Pub. L. 97348)),
wcludes substantial improvement, and means the date
the building permit was issued, provided the actual
starl  of  comstruclion, ' repair,  reconstruction,
rehabilitation, addition placement, or other
improvement was within 180 days of the permit
date, The actual slart means either the first placement
of permancnt construction of a structure on a site,
such as the pouring of slab or footings, the
installation of piles. the constuction of cojunns, or
any work beyond the stage of excavation: or the
placement of # manufactured home on a loumdation,
Permanent construction does not  include land
preparation, such as clesring, grading and  [illing;
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nor does 3t include the ingtallation of streets andfor
walkways: nor does it include cxeavalion for &
bagement, footings, yers, or foundations or the
creclion of tempaorary forms; nor does it include the
instadluiion oo the property of accessory buildings,
sueh as garnges o sheds not eceupied as dwelling
units or not purt of the maia structure, For a

substanptial  improvement, the actual  start of

construction means the first alieration.of any wall,
ceiling, floor, or other structural part of 2 building,
whather o not thal alferafion affects the external
dimensions of the building,

“State”™ means any State, the Distriet of Columtna, the
torritories and possessions of the United States, the
Commonwealth of Puerto Rico, and the Truy
Territory of the Pacilic Jslands:

State conrdinating agency means the agency of the
slate government, or other offlice designated by the
Governor of the staie or by state statufe at the request

of the Administrator (o assist in the implementation .

of the National Flood Insurance Progeant in that state.
“Storm ceitr™ means a space below grade used o
accommodate  occupants  of the  structure  and
emergency supplies as a means of temporary shelter
against severe tornade or simitar wingd storm activity.
“Steucture”  moeans,  for floodplain  managenion(
purposes, ¢ walled and roofed building, including »
gas or Hquid storage lank, that is principally above
ground, as well 98 a manufactured home, Structure,
for insurance purposes, means:

(1) A building with two or more oulside yigid walls
and a fully secured roof, that iz affixed 10 a
permanent site;

(2) A manufactured home (a manufactured home,”
also known as 1 mobile home, is a structure: built on
a permanent chassie, transported fo ifs site in one or
more  scotions, and  affixed 0 a  permanent
Foundation); or

(3 A travel trailer without wheels, bailt on a chassis
and affised lo a permanent foundation, that ig
rogufated  under  the  community's floodplain
management and building ordinances or faws.

For the fatier purpose, structure™ does not mean a
recrealional vehicle or a park tradler or other similar
vehicle, except as deseribed in paragraph {3) of this
definition, or a gas or liquid storape tank,

“Subsidized rates” mean the rales established by the
Administrator  involving - in the aggregate a
subsidization by the Federal Government,

NFIP Regulations

“Substantial damage” means damage of any origin
sustained by a structure whereby the cost of restoring
the structure to its before damaged condition would
equal or exceed 50 percent of the market value of the
structure before the damage occurred.

“Substantial improvement”™ means any
reconshuction, rehabilitation, addition, or other
improvement of a structisre, the cost of which equals
or exceeds 50 percent of the market value of the
structuse before the “start of construction” of the
improvement.  This term includes structures which
have incurred “substantial damage”, regardless of the
actual repair work performed. The term dees not.
however, include either:

(1) Auny project for improvement of a structure to
correel existing violalions of state or local health,
sanitary, or safely code specifications which have
been identified by the local code enforcement ofticial
and which are the minimun necessary o assure safe
living conditions ar '

(2) Any alteration of a “historic structure™, provided
that the alieration will not preclude the stracture's
continued designation as a “historié structire™.

30-year setback™ means a distance equaj fo 30 times

the average annual long term recession rate at a site,
measured from the reference feature.

“Techpivally incorvect”.  The  methodology{ies)
utilized has  been erroncously applied due to
mathematical  or  measurement  error,  changed
physical sonditions, or insulticient guantity or quality
of input data. ’

“V Zone” - see “coastal high hazard area”™
“Variance” meang a grant of relict by a community
from the terms of a flood plain management
regulation,

“Viclation' means the fatlure of a struciure or other
development o be fully compliant  with  the
community's flood plain manegement regulations. A
structure or other development without the elevation
certificate, other certifications, or other cvidence of
compliance requived in Sec. 60.3(b)5). {c)4),
(X180, {3, ()2) (e)4). br(c¥S) is presumed (o
be in violation until such time as that documentation
is provided.

“Water surface elovation” means the height, in
refation to the National Geodelic Vertical Datum
(NGVDY of 1929, (or other datum, whaee
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Kent Calfee _ (

From: Dan Boatwright [dboatwright@castlecompanies.com] .
Sent:  Monday, August 17, 2009 9:38 AM

To: Kent Calfee

Subject: FW: New Homes in Krights Landing

From: Blackburn, Gregor [maiito:gregor.blackburn@dhs.gov]
Sent: Monday, August 17, 2009 9:45 AM

To: Dan Boatwright

Ce: lohell.butler@yolocounty,org

Subject: RE: New Homes in Knights Landing

Mr. Boatwright: First let me apologize for the delay in response. | also cored Lonsli Butier at Yolo County
in order {o provide him with the findings of our conversation. .

o
Your synopsis of our discussion and conclusions as written below are an accurate account of
conversation. There are some details which | have added as appropriate in your text below in red. if you
have further questions, please contact Mr. Butier and me...or if those questions concern insurance policy,
premium, payment or timing issues, please contact our Insuranee Industry Specialist, Ms. Jana Critchfield
at 510-627-7268. (She is out of the office for the next few weeks, but she does answer calls left on her
voice mait system.)

Thank you.

Gregor Biackburn, CFM

desk: 510-827-7186
fax:  510-627-7147

From: Dan Boatwright [mallto:dboatwright@castiecompanles.com
Sent: Thursday, July 30, 2009 3:48 PM

‘Teo: Blackburn, Gregor

Subject: New Homes in Knights Landing

Gregor,

Thank you for discussing the implementation of the FEMA regulations with regard to the "Start of
Construction” and “Actual Start” for the new homes that we have constructed and will construet in Knights
Landing. As you know, it appears Knights Landing will be located in a 100-year flood zone starting
sometime eatly next year. :

You indicated that under FEMA regulations "new construction” and “start of construction” are defined
[Section 59.1 ] and that there are no further regulations specifying how much construction (garage slab,
whole house slab, efc.) is required to qualify as “actual start” of construction. You further indicated that as
long as the local building official issued a valid building permit prior to the effective date of the new 100-
year flood zone, {and the iocal floodplain administrator does not require the use of additionat flcod dat

wwmmmmﬁ

ecause the community has a ‘free-board’ requifement) and as Tong as that bullding permit Femained

‘Valid 85 determined by-the 1ocal jurtsdichion (Yoo County), then it would not fall under the definition of

“New Construction,” and the structures for which a building permit was issued would be vested for

FEMA’s NFIP purposes. {{ would phrase it — not as a ‘vesting’ issue ~ but 'as the structures were g
. designed and built In accordante wilh the an s Enecl at the tme the permits were (

isstied, Note: This becomes important for the home buyers TASUTATICE Tmplications. .. Grandiathenng
e - et oo et

8/27/2009
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rates are tied to what the older maps showed when permiited, rather than what the current map mi@_tfﬁgﬂi) The

above assumes 1hat the actual start of construction is within 180 days of the Bulding permit date.
Please et me know If the above understanding is accurate.
Sincerely,

Dan Boatwright

8/27/2009



g AR

FEBME BTN o T M e THN AR e e

2001 CALIFORNIA BUILDING CODE

authorizations from the building official, and il Qork regulated
by this cade shalf be done in accordance with the approved plans.

The building official may issue 2 permit for the construction of
part of a building or structure before the entire plans and specifica-
tions for the whole building or structure have been submisted or
approved, provided adequate information and detailed statements
have been filed complying with all pertinent requirements of this
cade. The holder of a pactial peemit shall proceed without assur-
ance that the permit for the entire building or structure will be
granted, .

@

TR

Pgr e rtel

106.4.2 Retention of plans. One set of approved plans, specifi- -

cations and computations shalt be retained by the building otficial
for a period of not less than 90 days from date of completion of the
work covered therein; and one set of approved plans and specifica-
tions shall be retuned to the applicant, and said setshail be kepton
the site of the bujlding or wark at all times during which the work
authorized thereby is in progress.

146.4.2.1 {For HCD 1} Retention of plans

NOTE:Reft BuildingStandards Law, Healthand SafetyCode,
Sections 10850 and 1985 1, )'or p:ovi:zons related to permanent refen-
tion of plans,

106.4.3 Validity of permit. The issuance or granting of a permit
or approval of plans, specifications and computations shall not be
constroed to be a permit for, or an approval of, any violation of any
of the provisions of this code or of any other ordinance of the jucis-
diction. Permits presuming 0 give authority to violate or cancel
the provisions of this code or other ordinances of the jurisdiction
shall not be valid.

The issuance of a permit based on plans, specifications and oth-
er data shall not prevent the building official from thereafter re-
quiring the correction of errors in said plans, specifications and
other data, or from preventing building operations being carried
on thereunder when in violalion of this code or of any other ordi-
nances of this jurisdiction,

106.4.4 Tupiration. Bvery perniit issued by the building officia}
under the provisions of this code shali expire by limitation and be-
come null and void if the building or work authorized by such per-
mit is not cammenced within 180 days from the dats of such
permit, or if the twilding or work authorized by such permitis sus-
pended or abandoned at any time after the work is commenced for
a period of 180 days. Before such work can be recommenced, a
new permit shall be first obtained to do so, and the fee therefor
shall be one half the amotwnt required for a new permnit for such
work, provided no changes have been made or will be made inthe
original plans and specifications for such work, and provided fur-
ther that such suspension or abandonment has not excesded one
year. [n order to renew action an a permit after expiration, the per-
mittee shall pay 2 new full permit fee.

Any permitiee holding an unexpired permit may spply for an
extension of the time within which work may commence under

that peeniit whenthe permittee'is unable to comimencyd work with-

in the time required by this section for goud and satisfactory req-
sons, The building official may extend the time for action by the
permittee for a period not exceeding 180 days on written request
bythe permmee showing that circumstances beyond the controd of
the permittes bave prevented action from being taken, No permit
shall be extended moxe than once.

106.4.5 Suspension or revocation. The building official may, |

inwriting, suspend or revoke a permit isswed under the provisions
ofthis cade whenever the permit is issued in error or on the basis of
invorrect information supplied, or in violation of any ordinance or
regulation or any of the provisions of this code.

o5 T S N IE U SRR,

U v

BCRSLE:

106.4,1
107.5.2

SECTION 107 - FEES AND PLAN REVIEW

107.1 General. Fees shall be assessed in accordance with the
provisions ofthis section arshall be as set forth in the fee scheduie
adopted by the jurisdiction.

167.1.1 {For BCD 1} General. Subject t0 other laws, reference
State Housing Luw, Health and Safety Code, Division 13, Part 1.5,
Section 17951 and California Code of Regulations, Title 23, Divi-
sionl, Chapter 1 commencing withSection 1 Jor the local enforce-
ment ageney'’s authority (o prescribe fees.

wrd B2 1.2 {Eor HOR.1) Phan. reviow and time. linitutions.Subject

<
A

to vihier provisions of law, provisions related 10 plan checking,
prokibition of excessive delays and contracting with or employ-
ment of private parties io perform plan checking are set forth in
State Housing Law, Health and Safety Code, Sectian 179611 and
Jor employee housing, Health and Sufety Code Sections 17021
and 17055.

107.2 Permit Fees. The fee for each permil shall be as set forth
in Table 1-A. .

The determination of value or valwation under any of the provi-
gions of this code shall be made by the huilding official. The value
to bie used in computing the building permit and bullding plan re-
view fees shall be the total value of ail construction work forwhich
the permit is Jssued, as well as a1l finish waork, paluting, roofing,
electrical, plumbing, heating, air conditioning, elevators, fire-
extinguishing systems and any other permanent equipment.

1073 Ilan Review Fees. When submittal documents are re-
quired by Section 106.3.2, a plan review fee shall be paid at the
time of submitting the submittal documents for plan review, Said
pian review fec shall be 65 percent of the building penunit fee as

. shown in Table 1-A.

The plan review fees specificd in this section are separate fees
from the permit fees specified in Section 107.2 and are in addition
to the permit fess.

When submittal documents are incomplete or changed so as to
reqquire additional plan review or when the projedt involves de-
ferred submitial items as defined in Section 106.3.4.2, an addi~
tional plan review fee shalt be charged at the rate shown in Table
1-A.

1874 Expiration of Flan Review. Agplications for which no
permit Iz issued within 180 days following the date of application
shall expire by limitation, and plaas and other data submitted for
review may thereafier bereturned to the applicant or destroyed by
the building official. The building official may extend the time for
action by the applicant for  period nol exceeding 180 days on re-
quest by the applicant showing that circumstances beyond the
control of the applicant have prevented action from being taken.
No application shall be extended more then once. In order to re-
new action on an application after expiration, the applicant shall
resubmit plans and pay 2 new plan review fee,

107.5 avestigation Fees: Work without a Permit,

107.8.3 Investigation. Whenever any work for which a permft’ ™~ f2

is required by this code has been commenced without first obtain-
mg said permit, a special investigation shall be made before a per-
mit may he jssued for such work,

107.5.2 Fee. An investigation fee, in addition to the pernyit fee,
shall be collected whether or nof a pernit is then or subsequently
issued. The investigation fee shall be equal to the amount of the
permit fes required by this code, The minimum investigation fee
shall be the same-as the minimum fee set forth in Table 1-A. The
payment of such invesligation fee shall not exempt any petsos
from compliance with afl other provisions of this code nor from
any penalty prescribed by law,

1-6.7
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ATTACHMENT F
Depth Map — Knights Landing
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ATTACHMENT E

 Letter from Castle’s attorney dated August 28, 2009
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CALFEE | KONWINSKI

A PROFESSIONAL CORPORATION

611 NORTH STREET

WOODLAND, CALIFORNIA 95695-3237
TELEPHORE (530} 666-2185
FACSIMILE (530) 666-3123

kealfee@calfeelaw.com

KENT N, CALFEE

DAVID W. CALFEE III
CHRISTOPHER }. KONWINSK]
SARAH B. ORR

August 28, 2009

Phil Pogledich, Esq.
Yolo County Counsel
625 Court Street
Woodland, CA 95695

Mr. John Bencomo
Yolo County Planning
and Public Works
292 W. Beamer Street
Woodland, CA 95695

Gentlemen:

I have been asked to assist Dan Boatwright with his appeal dated June 22, 2009, a copy of which
is enclosed.

Castle Homes contends that two portions of the County’s letter of fune 9, 2009, are contrary to
the applicable law. Inasmuch as the issues relate primarily, if not exclusively, to statutory
interpretations, I think it is critical to have counsel weigh in.

The first issue relates to Don’s conclusion under his Paragraph 1 that:

All remaining 49 foundations (i.e. entire footprint of the building) must be
completely installed to obtain entitlement to ensure that the foundation meets the
current floodplain criteria. Partial foundations will not be considered vesting with
regards to FEMA.

That conclusion is simply not supported by the language of the FEMA regulations nor the
language of the Yolo County Flood ordinance. The definitions for the NFIP Regulations are set
forth in § 59.1 (copy enclosed, see page E-6). I cannot see anything in the definition of “Start of
Construction” that supports the conclusion that a garage slab does not meet the definition. In
addition, Dan sought advice from Gregor Blackburn of FEMA. Mr. Blackburn is a senior staff






Phil Pogledich, Esq.
Mr. John Bencomo
August 28, 2009
Page 2

member and has the title Chief, Floodplain Management and Insurance Branch, DHS-FEMA
Region IX. 1 have attached the email exchange with Mr. Blackburn and have taken the liberty to
underline the portions that were highlighted in red by Mr. Blackburn in the original.

Mr, Blackbum confirmed that the definitions of New Construction and Start of Construction in

§ 59,1 are the only regulations on this issue. If the County has any authority to support its
conclusion that a garage slab does not meet the definition of “Start of Construction,” we would
appreciate the opportunity to evaluate the authority. Absent additional authority, it seems clear to
me that an attached garage slab meets the definitional reguirements of § 59.1 of the FEMA
Regulations and § 8-3.245 of the Yolo County Code.

The second issue relates to Paragraph 2 of Don’s letter. I cannot find any authority for Don’s
conclusions relating to a 24-month term or an extended 36-month term for a building permit.
Please provide me with the statutory basis for these time restrictions. My understanding is that
the Uniform Building Code (“UBC”) provisions relating to “Expiration” control this issue.

Enclosed is a copy of the applicable provision from the UBC, § 106.4.4. Nowhere in § 106.4.4
can I find a twenty-four (24) month term for a building permit.

I would appreciate the opportunity to meet with the two of you, and any other staff member you
think appropriate, to discuss these issues. I feel strongly that we should explore these legal issues
informally in an attempt to avoid having a legal debate at the appeal hearing. Assuming you are
willing to meet with us, please let me know some available dates.

Thanks.
Very truly yours,

CALFEE | KONWINSKI
A Professional Corporation

Kent N. Caifee

sfp
enc.

ce:  Mr. Dan Boatwright
Mr, Donald Rust
Mr. Lonell Butler

Werverold\WRKNC\Castleipogledich rust 090827 doc
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Received. by~ ‘ . T Rewo#

Receipt # | Zoning
sup. Dist. # File #
Gen./Spec. Plax Pate Piled

Code Reference

APPLICATION FOR APPERAL

Please understand that after yon have made your application for an appeal,
staff will plate your appeal on the agenda at the earliest possible legal date
and will prepare a brief report to accompany your appeal. The move information
you cam provide, the more complete your appeal will be at the time it is heard.
According to the Yolo County Code, I request my appeal to be heard by:
{Check one) X Planning Commission (Title 8, Chapter 2)rec. #-3. 907 Comintss Lode
' e BORYE 0F Supervizors " "

—— Building Code Appeals Board (Title 7, Chapters 1, 2, 3 and 4)

State what you requestea to do: 6‘!“"%4({‘@@{'/'&" éu;/‘f{f\""?‘? //7@!"14"1.{‘9 .ﬁoﬂ}" f:‘gMA J-’/owa/ 2o e
Rurpeses by Aa v:‘hf bt iy i I % ]wz'ef»r L8_mwawr FIRM 2% cn've. a'{?rfe)

4 s
;’M;fcf//my garagd  slabs :;/M,h (82 dayi  ard npt "abasdesing _wert
Clore ol Lomds are complfied: s
Give the location (straet/z):ddress ¢ genexkl location, etc.) WhEe Gubeltve dizn

(TE67 #H]28), Kuiphts Lawdii ,
Give the assessor's parcel nusber(s): - — g2l apvracked L5A ef AFls
State in detail why you think your regquest was denied: See. attached /leiter
frew fele Cornty , edich tokes @ jec'tins_ cos trary re
@/};0//@4’5’1@— /‘Z’rW! 1';4@/«[/;’)7% bosete 22,9{,{ logrt-e el £o CRBC  CFR Gnc/
Hf X ? 7 ; 7
Yolo Couppy  Cede. ,
Name of Respondent Loy gﬁ@ﬁwf’;?é%‘é Lo §1te C'ﬂ»;ﬁ‘izﬁz'?%’f"' L Bhine L5
Address JA B85 M/ cosia /5’7/5’7{:(. San /?mmap;; A T9s8F

I certify that the above statements are correct and that ail accompanying documents

and maps are accurate.
Siqnatnreﬁ /

Dated éw ;BW@?

-8/82







Assessor Pareel Numbers for Application for Apneal

056-371-01 through 09
156-372-01 through 08
056-381-01 through 11
056-381-13 through 16
056-381-18 through 29
056-382-01 and 02

056-382-06 through 08

49 total parcels.






County of Yolo g

PLANNING AND PUBLIC WORKS DEPARTMENT

202 West Bgemer Steeel
Wondlang, CA 356952598
{530} 666-8775 FAX (530) 665-8228

s yQlocounty.org

June 9, 2008

Caslle Companies
412865 Alcosta Boulevard, Suite A
San Ramon, CA 94583

Attention:  Dan Boatwright, Projeet Manager

Subject; ZONE FILE #2004-037 — The River's Edge {(White) residential subdivision project a
Planned Development (R-14PD) zone and Tentative Subdivision Map (TSM# 4708)
1o subdivide 22.19 acres Into 63 single-femily residential units and two non-

residentiat fots

M. Boatwright:

On May 6, 2009, you provided an e-mail requesting that the Planning and Pubfic Works
Department evaluate and provide comments tegarding your proposal to consfruct partiat
foundations for the 49 homes remaining te be built as pan of the residential subdivision project.
The Department has reviewed your request and provides the following comments:

1, All remaining 49 foundations (ie. entire footprint of the building) must be completely
installed to oblain entitiement to ensure that the foundation mests the current floodplain
criteria.  Parbat foundations will not be considered vesting with regards fo FEMA. As
you are aware, the fiood zones and Floodplain Insurance Rate Maps (FIRM) has been

" reviewed and will be updated by Federat Emergency Management Agency (FEMA) in
the early spring of 2010, All new building permits submitted aftet the FIRM maps have
wwwmm. adopted wilt have to comply with the fload requirements in effect at that time.

2. if a bullding permit is issued for a residential dwelling unil, the construction of that
residential dwelling unit must be completed within 24 months, with the potential for a 12
month exiension that must be requested in writing, and approved by the Chief Building
Official.

3. Each building permit must maintain continuous éuilding construction, and approved
inspections io allow the permit to remain active. and no incurring additionat fees.

4, For any residential dwelfing units that have not bgen compieted under the buliding
permit issued within the three year fime frame distuss above, a new building permit and
construction plans will be requiired, and ths residential dwelling unit will need fo meet afl
current adopted Caldornia buiiding codes, adopted -Floodplain insurance Rale Maps
(FIRM), and other ordinances in effect at the time of issuance.
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"APPENDIX E:
NFIP REGULATIONS

This Appendix containg the text of the Code ol Federal Regulations (CFR) for the National
Flood Insurance Porgram: 44 CFR Parts 59, 60, 65 and 70.

.

PART 5% — GENERAL PROVISIONS
Subpurt A — General

See,

39.4 Dalinitigns

.2 Deseription of program
59.3 Emergency program
394 References

Subpart 8 — Eligibility Reguirements

5921 Pumpose of subpast

8922 Prerequisites for the sale of' flood insurance

$923  Priorities for the sale of fioed innirance under
. the repuiar program :

59.24  Suspension ol communily eligibitity

Authority: 42 U.S.C. 400! et seq.; Reorganization Plan
No. 3 of 1978, 43 FR 41943, 3 CFR, 1978 Comp., p.
329 B.O. 12127 of Mar, 31, 1979, 44 FR 19367, }
CFR, 1979 Comp., p. 376,

Source: 41 FR 40968, Out, 26, 1976, 44 FR 31177,
May 31, 1979; 5O PR 36022, Sepl. 4, 1985; 5t FR
20306, Aug. 25, 1986 57 FR 19540, May 7, 1992 58
FR 62424, Nov. 26, 1993; §9 FR 53597, OcL. 25, 1994;
62 PR 55715, Oct. 27, 1997, unless othorwise noted.

Subpart A —~ General

§ 59.3 Definitions.

As used i this subchapter. '
"Act” means Lhe statutes authorizing the Nations! Flood
Insurance Program that ase incorporated in 42 U.S.C.
40014124,

*Actuarial rates”, see "risk prentium rales.”
"Adwministrator means the Federal surance Adminise
tratar.

"Agency” means the Federal Emerpency Managorment
Ageney, Washington DC.

“Alluvial fan flooding” means flooding ocevring on
the swrface of an allavial fan or similar landform which
originates at the apex and is characterized by high-
velocily flows; active processes of crosion, sediment

NFIP Regulations

trwsport, and  deposition: and,  uapredicuhle  Tlow
paths,

"Apex" meéans a point on an atluvial fan or similar
landform below which the flow path of dwe major
stream that Tormed the fan becomes unpredictable and
atuvial fan flooding can cceur,

"Applicant means a communily which indicates a .
desire 1o pasticipate in the Program,

“Appurlenant Structure™ means a struclure which is on
the same parcel of propesty as the principal structure 1o
be insured and the use of which is incidental to the use
of the prineipal structure,

"Arca of shallow flooding” menns 3 designated AO,
AR, ARIAD, ARIAH, or VO zone on a community's
Flood Ingurance Rate Map (FIRM) with a 1 percent or
greuter annual chance of flooding to an average depth
of 1 to 3 feet where a clearly defined channet docs not
exist, where the path of flooding is unpredictable, and
where vefocity flow may be evident.  Such Nooding is
characterized by ponding or sheet flow, )

“Arca of special flood-refated erosion bazard" is the
land within a community which is most fikely to be
sulzject to severe Nuod-related erosion losses,  The area
may be designated a5 Zone E oun lhe Flood Hazmd
Boundary Map (FHBM},  Afler the delailed evaluation
of ihe special flood-related evosion hazard area in
preparation for publication of the FIRM, Zone B niy
be lurther refined,

"Area of speoial flood hagard™ i5 the land in the flood
plata within & community subject to a | percent or
greater chunce of looding in any given year. The area
ray be designated as Zone A on (he FHBM.  Afer
detailed ratemaking bay been completed in preparation
for publication of the flood insurance rale map, Zone A
usuatly i 1efined into Zones A, A, AH, A1-30, AE,
A9 AR, AR/AT-30, ARIAB, AR/AQ, ARJAH, AR/A,
VO, or Vi-30, VE, or V. For purposes of these regu-
tations, the term “special flood hazard area" s

" synonymous in meaning with the phrage "area of spe-

cial Mood hazard”.

YArea of special mudstide {i.e., mudfow) hazard"” is the
tand within a community most likely 10 be subject 1o
sovere mudslides (f.e., mudflows).  The area may be
designated as Zone M on the FHBM.  Afler the de-
tailed evaluation of the special mudslide {i.c.. mwdflow)
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Tazard area in preparation for publication of the FIRM,
Zone M may be further refined.

"Base Nood” means the food having a one pereent
charce of being equalled or exceeded in any given year,
“Basement” means any area of the building having its
Roor subgrade (helow ground level) on all sides.
“Brogkaway wall" means a wall Bat is vot part of the
structural support of the buikling and s intended
through its design and construction o collapse under
specifie lateral loading forees, without causing damage
w0 (e clevated portion of the building or supporting
foundation systeny,

"Building”. see “struclure.”

"Chargeable rales” moan tho rates established by the
Adpsindsirator pursuant W section 1308 of the Act for
Tist layer limits of flood insurance on existing struc-
Lures,

"Chiel Executive Officar” of the community {"CEOQ"}
means the official of the commwnity who is charged
with the authorily to implement and administer taws,
ardinances and regolations for thal conununity.
“Ceastal high bazard arca” means an arce of special
flood hazard extonding from offshere (o the infand limit
ol o primary frontal dune along an opoen coast and any
other arca subject to high velocity wave action from
slorims Or seismic Sources. .
“Communily” means any State or area o political sub-
division thereol, or any [ndian tribe or authorized Libal
organization, or Alaska Native village or authorized
native organization, which has authority (o adopt and
enforce flood plain management rogudations lor the
arens within its jrisdistion.

“Contents coverage” is the insurance on poersonal prop-
ety within an enclosed structure, including the cost of
debeis remaval, aind the reasonable cost of removal of
contents to minimize damage.  Peorsonal property may
be houvschold goods usual or incidental to residenmtial
occupancy, or merchandise, furniture, Bxtures, machin-
ery, eguipment and supplies usual lo other than
rexidential occupancies.

"Criteria® moans the comprehensive criteria for fand
management and use for flood-plane areas developed
under 42 U.S.C. 4102 for the purposes sel forth in Part
o of thix subchapior,

"Critical feature™ means oy infegral and readily identif-
able part of a flood proteclion systom, without which
the flood protection provided by the entire sysiem
woutld be compromised.

“Curvilinenr Line” means the border on either a FHBM
ur FIRM that delingates the special {lood, mudsiide
{i.e., mudilow) andfor food-related erosion hazard
areas and consists of a curved vr contour line that fol-
tows the lopograply.

"Deductible” means the fixed amount or percentage of
any loss covercd by insurance which is borne by the
insured prior to the insurer's Hahility,

NFIP Regulations

“Developed area® means an area of a community that
i

ta) A primartly urbanized, built-up area that is a mini-
mum  of 20 contiguous acres, hay  bagic wrban
infrastructure, including roads, wtilities, communica-
tons, and public fctlitiex. to sustain  industrial,
residential, and cormercial activities, and

{1} Within which 75 pereent or more of the paeels,
tracts, of lols confain commercial, industsial, or vesie
dential structures o uses; or

{2} Is & single parced. tact, or ot in which 75 percent of
the ares contains oxisting commercial or. indusirind
SUUCLUILS OF 1USCs: OF

(3) i 2 subdivision developed at a density of at leaxt
two residential structures per acre within® which 73
percent or viore of the fols contain existing residential
structures at the thne the delsignation is adopted.

{b) Undeveloped pascels, tracts, or lols, the combination
of which is tess than 20 acres and conliguous on af least
3 sidey (o arons meeting the critevia of paragraph (a) at
the time the designation is adopled.

{c) A subdivision that is a minimum of 20 conliguous
acres that has obtainod afl necessary govenyment ap-
provals, provided that the actual "starl of construclion”
of structures has occurred on af least 10 percent of the
foty or remaining ots of a subdivision or 10 percent of
the maximum building covemge or remaining butlding
coverage allowed for a single Jot subdivision at the time
the designation is adopled and construction of strue-
tures is underway.  Residential subdivisions must meet
the densily criteria in parageaph (2)(3).

“Development” means any man-made change to im-
proved of wnimproved real estate, including bul not
fimited fo buildings or other structures, mining, dredg-
ing, filling, grading. paving, excavation or diilling
operations o stotage of equipment or naterials.
Director” means the Director of the Federal Bmer-
geney Management Agency,

“Bligible community” or “pattieipating comumunity”
mgans @ community lor which the Administrator has
authorized the sale of flood inswrance under the Na-
tional Flood surance Program, '
YElevated building® means. for insurance purposes, a
nonbazement building whick has 13 lowest elevated
floor ruised above ground fevel by foundation walls,
shear walls, posls, piess, pitings, or columns.
“Emergency Flood Insurance Program™ or "emwergency
program® means the Program as implemented on an
emergenty hasis in accordance with section 1336 of the
Act. It is intemled as a program to provide u [iest layer
amount of insurance on sll insurable siructures before
the effective date of the intlial FIRM,

"Evosion” means the process of the gradusl wearing
awgy of land muasses.  This puiit is nol per se covered
under the Program.






“Exception” means o waiver from the provisions of Part
ol of thix subchapier directed o & community which
refieves it from the requirements of & ruke, regulition,
order or vther determination made or issued purssant to
the Act.
"Exisling construction,” mcans for the purposes of
delermining rales, stroctures for whiel the "stary of
constraction commencad before the ellective dale of
the FIRM or before Januvary 1, 1975, for FIRMs effee-
tive before ihat date. "Existing construction” may also
le referred 1o as "existing stractures,”
"Existing manufactured home pak or subdivision”
megns & manutietured home park or sebdivision [or
which the construction of factlitics for servicing e fots
on which the manutactured homes are to be aflixed
(inclucling, a1 & munimum, the installation of utilities,
the construction of streets, and clther final sile grading
ot the pouring of concrete pady) is completed before the
elfective date of the floodpinin management regulations
adopiedd by a community.
“Bxisting strudtures” woe “exisling construction,”
“Bxpansion to an existing manuficured home park or
subdiviston” memns the preparation of additionat sites
by the construction of facilitics for servicing the lots on
which the manufactaring homes are to be affixed {in-
cluding the instaliation of utilities, the construction of
streets, and cither fual siie grading ov the pouring of
concrete pads),
“Fedem! agency” memns any depariment, agengy, cot-
poration, or other enlity or instrementality of the
executive branch of the Feders! Goverwnent, and in-
cludes the Federal National Motrigage Association and
the Federal Home Louan Morigage Corporation.
"Federal instrumentalily cesponsible Tor the supervi-
sion, approval, regutation, or insuring of banks, savings
and loan associations, or similar institutions” mcans the
Board of Governors of the Federal Reserve System, the
Pederal Deposit Insurance Corporation, the Complrolier
of the Currency, the Federn} Home Loan Bank Board,
the Fedueral Savings and Loan Insurance Corporation,
and the Nattional Credit Union Administration.
“Financial assistance” means any form of loan, grant,
guaranty, nsurunce, paymenl, rebate, subsidy, disaster
agsistance loan or grant, or any other form of direet or
fudirect Federal assistahice, other than general or speciat
revenue sharing or formuia grants made to States.
"Froancial assistange for acquisition or caristucson
purposes” weans any form of financial assistance which
is inteaded in whole or in part for the acquisition, con-
slruction, reconstruction, repair, or improvement of any
publicly or privately owned building or mobile home,
and for any machinery, equipment, fixtuyes, and fur-
sishings contained or w be conlained therein, and shalt
inclucle the purchase or subsidization of mortgages or
mortgage loans but shall exclude assistance purstant to
" the Disaster Relief Act of 1974 other than assistance

NFIP Regulations

undler such Ael in connection with a flood. Tt includes
only financial assistance insursble under the Standard
Flood Insurance Policy.

“First-layer coverage” is (he maxinm amount of
sotctural and conlents instrance coverage available
under the Emergency Program.

"Flood" or "Flooding" means:

{a) A goneral and temporary condition of partial or
complete innndation of normally dry land areas from:
{11 The overflow of inland or fkial walers.

{2) The unusual and vapid accumulalion or runoll of
surfice waters from any source,

{3} Mudslides {i.e. mudliows) which are proximately
caused by flooding as defined in pavagraph (0)(2) of
this definition and are akin to 2 river of liquid and
flowing mud on the surfices of normatly dry fand areas,
as when earth is carvied by a cwyenl of water and de-
posited along the path of the cinyens.

(b} The coliapse or subsidence ol 1and along the shore
of a lake or other bady of water as a result of erosion or
undermining caused by waves or currents of water
exceeding  anficipated  cyclical levels or suddenly
caused by an unusually hipgh water level in a natural
body of waler, accomynmed by # sevore stonm, or by an
unanticipated foree of nature, such as flash flood or an
aboorms] tide! surge, or by some similarly wnusual and
unforesceable cvent which resulis in flooding as de-
Fined in pavagraph (a4} 1) of this definition.

"Flood elevation determinalion” means a determination
by the Administrator of the wiier surface elevations of
the buse floud, that s, the flood level that has a one
percent or groater chance of occurrence in any given
yeir,

“Flood clevation study" means an examination, evalud-
lion and determination of flood hazards and, il
appropriate, corresponding water surface elevations, or
an examination, evajuation and determination of mud-
slide {i.e., mudflow) andfor flood-relaisd  crosion
hazards,

“Flood Hazard Boundwry Mup™ (FHBM} mesns an
official map of a communily, issued by the Adminise
grator, where (he boundaries of the flood, mudslide {ic.
mudflow) related "Flood plain management” means the
operation of an overalt program of corvective and pre-
veutive meastres for reducing Rood dumuge, including
bat not Himiled to emergency preparedncss plans, Rood
control works and Nood plain mamagement regulations.
"Flood plain management regulations™ means zoning
ordinances, subdivision regulations, building codes,
health regulations, special purpose ondinances {such s
a flood plain ordinance, grading ordinance and erosion
control ordinance) and other applications of police
power.  The term describes such state or Iocal regula-
tiong, in any combination thereof, which provide
standards for the purpese of flood damage prevention
and recuction,

B-3






ATTACHMENT F

Letter to the applicant from PPW dated June 9, 2009
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County of Yolo

DIRECTOR
PLANNING AND PUBLIC WORKS DEPARTMENT

282 West Beamer Strest

Woodland, CA 95695-2598

(530) 666-8775 FAX (530) 666-8728
www.yolocounty.org

June 9, 2009

Castle Companies
12885 Alcosta Boulevard, Suite A
San Ramon, CA 94583

Attention: Dan Boatwright, Project Manager

€

Subject: ZONE FILE #2004-037 - The River's Edge (White} residential subdivision project a
Planned Development (R-1/PD) zone and Tentative Subdivision Map (TSM# 4708)

to subdivide 22.19 acres mto 83 single-family residential - units and two non-
residential lots

Mr. Boatwright:

On May 6, 2008, you provided an e-mail requesting that the Planning and Public Works
Department evaluate and provxde comments regarding your proposal to consiruct partial
foundations for the 49 homes remaining to be built as part of the residential subdivision project.
The Department has reviewed your request and provides the following comments:

1. All remaining 49 foundations (i.e. entire footprint of the building) must be completely
installed to obtain entitiement to ensure that the foundation meets the current floodplain
criteria. Partial foundations will not be considered vesting with regards to FEMA. As
you are aware, the flood zones and Floodplain Insurance Rate Maps (FIRM) has heen
reviewed and will be updated by Federal Emergency Management Agency (FEMA) in
the early spring of 2010. All new building permits submitted after the FIRM maps have
been adopted wili have to comply with the flood requirements in effect at that time.

2. If a building permit is issued for a residential dwelling unit, the construction of that
residential dwelling unit must be completed within 24 months, with the potential for a 12

month extension that must be requested in writing, and approved by the Chief Building
Official.

3. Each building permit must maintain continuous building construction, and approved
: inspections to allow the permit to remain active, and no incurring additional fees.

4. For any residential dwelling units that have not been completed under the building
permit issued within the three year time frame discuss above, a new building permit and
construction plans will be required, and the residential dwelling unit will need to meet all
current adopted California building codes, adopted Floodplain Insurance Rate Maps
(FIRM), and other ordinances in effect at the time of issuance.



Castle Companies

ZF 2004-037 White Subdivision
June 9, 2009

Page2of2

if you have any questions or concerns regarding the above, please contact me at my office by'
mail, e-mail at: donald.tust@yolocounty.org or phone at (530) 666-8835. '

Sincerely,

ALD RUST}
Principal Planner

cc Jahn Bencome, Yolo County, Planning & Public Works
David Morrison, Yeio County, Planning & Public Works
L.onell Sutler, Yolo County, Planning & Public Works
Serglo Caldera, Yolo County, Planning & Public Works
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E-mail from county staff to Gregor Blackburn
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Donalid Rust

From: L.onell Butler
Sent: Thursday, October 01, 2008 10:09 AM
To: Donald Rust

Subject: FW:. FEMA
Attachments: Agenda ltem 6.1 - Castle Companies.pdf

Lonell Butler

Chief Building Official

Planning and Public Works Department
Development Services Division

292 W. Beamer Street

Woodland, California 95695

(530) 666-8803

From: Donald Rust

. Sent: Monday, September 14, 2009 9:49 AM
To: 'gregor.blackburn@dhs.gov'

Ce: Lonell Butler

Subject: FW: FEMA

Mr. Blackbum,

 am the Project Planner for the River's Edge residential subdivision project in Knights Landing that Dan
Boatwright (Castle Companies), Lonell Butler, Yolo County - CBO and you have been discussing regarding the
*grandfathering” of partial (non-livable space) foundations for the remaining 49 homes fo be constructed under the
current approvals for the subdivision. Castle has constructed 14 of the 63 homes of the subdivision. However,

they have requested a change in the manner and method of construction for the placement of foundations for 49
remaihing homes.

Mr. Boatwright has brought you and FEMA into the conversation regarding this “grandfathered” issue to beat the
new FIRM maps deadline of June 2010, as it relates to the construction of the 49 remaining homes. Last
Thursday, September 10. 2009, there was a public hearing regarding an appeal by Mr. Boatwright due do the
county determination that the partial (non-livable space) foundations would not grandfather the remaining 49
homes. After the public meeting, Lonel! indicate that he spoke with you again regarding this proposal of partial
foundations; he indicated that you agreed that partial (non-fivable space) foundations would not be acceptable.
The public hearing has been continued to October 8, 2009, '

There are two basic questions;

(1) In the absence of accepted engineering calculations, the use of partial (non-livable space) foundations would
not be consistent with the requirements of the California building code and FEMA regulation; and

{2) The use of partial (non-livable space) foundations would not establish a grandfathered right with regards to
construction under the County Flood Damage Prevention Ordinance.

I have attached the staff report for your review and comments. | believe that the county’s analysis and
recommendation regarding its determination is based on the appropriate data, information, approved constriction

plans, and all codes, ordinances, and regulation regarding the issuance, inspections, and final occupancy of the
49 remaining homes.

[f you have any quesﬁons, please feel free to contact Lonell or me regarding this issue.

10/1/2009
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Thanks,

Don Rust, Principal Planner
(630) 666-8835 - Desk
(530) 666-8156 - FAX
dona id. rust@yolocounty oa'g

From- Loneli Butler

Sent: Thursday, September 10, 2009 9:48 AM
To: John Bencomo

Cc: David Morrison; Donald Rust

Subject: FW: FEMA

Lonell Butler

Chief Building Official

Planning and Public Works Department
Development Services Division

292 W. Beamer Street

Woodland, California 95695

(530) 666-8803

From. Blackbum, Gregor [manlto gregor. biackbum@dhs gov]
Sent: Thursday, September 03, 2009 2:08 PM

To: Loneli Butler

Subject: RE: FEMA

Lonell,

Under the assumption that area in question is NOT currently in a Special Flood Hazard Area: if these permits are
issued in May, and if the construction plans show that the garage slabs are for attached garages and not
detached garages, and then new DFIRMs become effective in June, FEMA would view this situation as one
where valid permits were issued using a FIRM that did not require floodplain construction requirements in the
developed area. Provided that actual start of construction begins within 180 days of permit issuance, the County
would not be in violation of your ordinance or NFIP regulations, nor be penalized for this in a CRS audit.

Gregor Blackburn, CFM

desk: 510-627-7186
fax.  510-627-7147

From: i_onell Batler [maiito:Lonell. Butler@yolocounty. org]
Sent: Thursday, September 03, 2009 12:28 PM

To: Blackburn, Gregor

Subject: RE: FEMA

Gregor,
If Yolo County permits and allows the construction of 49 partial garage foundation slabs in May 2010,
and the Draft Preliminary Maps become effective June 1, 2010. Yolo County participates in the NFIP

and CRS program, will FEMA penalize Yolo County in the next CRS and regular audit for allowing
these partial foundation.

10/1/2009
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Lonell Butler

Chief Building Official

Planning and Public Works Department
Development Services Division

292 W, Beamer Street

Woodland, California 95695

(530) 666-8803

From: Blackburn, Gregor [mailto:gregor.blackburn@dhs.gov]
Sent: Thursday, September 03, 2009 12:04 PM

To: Lonell Butler

Subject: RE: FEMA

Lonell, then | need clarification. The definition of Start of Construction is in your Yolo County Ordinance {8-3.245)
and the Code of Federal Regulations (44 CFR §59.1) and is fairly explicit. What do you mean when you ask if
something is ‘vested?

Gregor Blackburn, CFM

desk: 510-627-7186
fax: 510-827-7147

From: Lonell Butler [mailto:Lonell. Butler@yolocounty.org]
Sent: Thursday, September 03, 2009 11:03 AM

To: Blackburn, Gregor

Subject: RE: FEMA

Importance: High

Gregor,

I am asking you this question again because your email below did not address/clarify the key issue here,
which is, the start of construction and whether or not pouring a partial foundation garage slab is
considered “vested” according to FEMA Federal Code of Regulations.

Lonell Butler

Chief Building Official

Planning and Public Works Department
Development Services Division

292 W. Beamer Sitreet

Woodland, California 95695

(530) 666-8803

From: Blackburn, Gregor [mailto:gregor.blackburn@dhs.gov]
Sent: Wednesday, September 02, 2009 4:46 PM

To: Lonell Butler

Subject: RE: FEMA

Lonell.

I understand that Mr. Dan Boatwright, in his justification to the Yolo County Planning Commission to gain approvai
for his project, intends to use the e-mail communication between he and [, which appears below (in which you
were cc:ed).

10/1/2009
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Mr. Boatwright and | had a number of phone calls prior to his e-mail of July 30, 2009. His issue was, essentially,
he was planning a multi-building development but with the current economic situation he would find it difficulf to
construct all the residences at one time. And with the impending change in the Yolo County Flood Insurance
Rate Maps (FIRMs), would he be able (financially and actually) to begin construction under a permit issued before
the new FIRMs became effective? Floodplain construction requirements may be significantly different under a
permit issued with the existing FIRM conditions than they might be under a permit with the new FIRM: Base Flood
Flevations might be increased on new maps and/or entire building site might be in high-risk flood hazard areas,
where those same sites might be low-risk flood hazard areas on the old maps.

His questions were directed towards definitions of ‘start of construction’ and ‘new construction’. He had
researched both definitions in the Code of Federal Regulations. His understanding was that ‘Start of
Construction’ is the date the permit is issued, provided that the actual building begins within 180 days of the
permit date. Further, the work must be more than merely grading or other excavation work but must be, ata
minimum, the first placement of permanent construction, such as the pouring of a foundation slab. His
understanding correct, and reflected in his language of his e-mail o me, dated July 30.

He also wanted to know if a break in construction would require getting a new permit: (where the second phase
would probably occur after the new FIRM for Yolo County became effective, and most likely have additional
construction requirements and costs.) Taking his scenario, if only slabs for the garage were poured but not the
remainder of the structure, could he then come back to finish the buildings at a later time without having to pull
new permits which might be subject to a new FIRM? | had to research that answer with our Headquarters office
staff. The answer was that communities have their own procedural standards to determine when, and if, a permit
expires due to (for lack of a better term of mine) abandonment or lack of forward progress. The controlling
organization to answer that question is the County, not FEMA.

| believe Mr. Boatwright understood that, considering the language in his e-mall reply: “local building official
issued z valid building permit...and as long as that building permit remained valid as determined by the local
jurisdiction “. Therefore, delays or lag times between construction phases, or determinations of the iength of time
where no physical permanent construction occurs without a jeopardizing a permit’s validity, etc. are all issues that
are decided by local county building officials based on their established practices. The possibility that a project
could be done in phases doesn’t mean that a project must be done in phases; or that FEMA’s National Flood
insurance Program's reguiations require it. If an issued permit remains valid the floodplain management
construction requirements of the original permit remains valid. However if the permit expires or becomes invalid
for whatever reason, a new permit must be obtained. The floodpiain management requirements for that new

- permit must meet the conditions of the County’s FIRM in effect at the time.

| believe that my conclusion with Mr. Boatwright was understood; any questions about a permit’s length of time or
type of work between construction ‘phases’ while still remaining a valid permit was one that the County has the
sole authority and responsibility to answer,

| hope this clarifies my past communications. If you have any questions or if | can be of further assistance please
contact me via e-mail or telephone using the number below

Sincerely,

Gregor Blackbum, CFM

desk: 510-627-7186
fax: 510-627-7147

From: Blackburn, Gregor [mailto:greger.blackburn@dhs.gov]
Sent: Monday, August 17, 2009 9:45 AM

To: Dan Boatwright

Cc: Lonell Butler

Subject: RE: New Homes in Knights Landing

10/1/2009
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Mr. Boatwright: First let me apologize for the delay in response. | also ccied Lonell Butler at Yolo County in order
to provide him with the findings of our conversation.

Your synopsis of our discussion and conhclusions as written below are an accurate account of conversation.

There are some details which | have added as appropriate in your text below in red. If you have further questions,
please contact Mr. Butler and me...or if those questions concern insurance policy, premium, payment or timing
issues, please contact our Insurance Industry Specialist, Ms. Jana Crifchfield at 510-827-7266. (She is out of the
office for the next few weeks, but she does answer calls left on her voice mail system.)

Thank you.

Gregor Blackburmn, CFM

desk: 510-627-7186
fax:  510-827-7147

From: Dan Boatwright [mailto:dboatwright@castlecompanies.com]
Sent; Thursday, July 30, 2009 3:48 PM

To: Biackburn, Gregor

Subject: New Homes in Knights Landing

Gregor,

Thank you for discussing the implementation of the FEMA regulations with regard to the “Start of Construction”
and “"Actual Start” for the new homes that we have constructed and will construct in Knights Landing. As you
know, it appears Knights Landing will be located in a 100-year flood zone starting sometime early next year.

You indicated that under FEMA regulations “new construction” and “start of construction™ are defined [Section
59.1 ] and that there are no further regulations specifying how much construction (garage slab, whole house siab,
etc.) is required to qualify as “actual start” of construction. You further indicated that as long as the local building
official lssued a valid building permit prior to the effective date of the new 100-year flood zone, {(and the local
floodplain administrator does not require the use of additional flood data other sources because there is a
‘greater-than-mapped’ risk, and/or higher lowest flocor elevations because the community has a ‘free-board’
requirement) and as long as that building permit remained valid as determined by the local jurisdiction (Yolo
County), then it would not fall under the definition of "New Construction,” and the structures for which a building
permit was issued would be vested for FEMA’s NFIP purposes. {} would phrase it ~ not as a ‘vesting' issue — hut
‘as the structures were designed and built in accordance with the FEMA FIRM and BFE’s in effect at the titme the
permits were issued.” Note: This becomes important for the home buyers’ insurance implications. ..
-grandfathering rates are tied to what the older maps showed when permitted, rather than what the current map

might show.} The above assumes that the actual start of construction is within 180 days of the building permit
date.

Please let me know if the above understanding is accurate.
Sincerely,

Dan Boatwright

10/1/2009
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Donald Rust

From: John Bencomo

Sent:  Monday, September 21, 2009 10:18 AM
To: David Morrison; Donald Rust; Lonell Butler
Subject: FW: FEMA NFIP Yolo County inquiry

-

From: Ziotkkowski, Sally {mailto:sally.ziolkowski@dhs.gov]
Sent: Friday, September 18, 2009 8:48 PM

To: John Bencomo

Cc: Blackburn, Gregor; Simmons, Eric W

Subject: FEMA NFIP Yclo County inquiry

Mr. Bencomo,

Thank you for providing me with information regarding National Flood Insurance Program (NFIP)
compliance initiatives in Yolo County. It was not our intent to get in-between a community’s review of
an applicant’s new construction/building permit, and actions implementing your local NFIP Ordinance
provisions. That is a responsibility and action which rightly belongs within the local NFIP community,

and therefore, your County can reject the application for new building permits, and/or require
compliance with the best available flood risk data.

We fully support the community’s task of approving and issuing building permits for development using
the available data on the preliminary Digital Flood Insurance Rate Map (DFIRM). Additionally, we
affirm the goal of building structures (new construction) which take into account the flood threats and
risks faced by those new buildings in areas that are expected to be mapped into a Special Flood Hazard
Area (SFHA) on the effective Flood Insurance Rate Maps (scheduled for 2010).

Your condition for issuing the building permit(s) for the River’s Edge residential subdivision project --
stating that the entire residential structures’ foundations be completed at one time, not just the garage or
a portion of the foundation, under the current Yolo County Flood Insurance Rate Map -- is within the
authority of Yolo County’s Planning and Public Works Department. Additionally, the County can be
more restrictive in implementing the NFIP provisions of your Ordinance that are related to the issuance
of building permits ~- due to the threat that flooding poses in this community.

It was not Mr. Blackburn’s intention to intrude into Yolo County’s decision making when providing a
reply to an NFIP inquiry, and we regret any misunderstanding that has happened related to development
in the County. If you have questions or need additional information, please contact Gregor Blackburn,
Floodplain Management and Insurance Branch Chief. For inquiries regarding the status of Yolo
County’s DFIRMs, you may contact Eric Simmons, Regional Engineer.

Thank you again for bringing this concern to my attention, as I would like to recognize your due
diligence in reducing flood risks within your community and monitoring new construction in areas
expected to be mapped as a SFHA. [ am also available if additional coordination is required.

Sally Ziolkowski
Mitigation Division Director

10/1/2009
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FEMA Region IX

From: John Bencomo [mailto:John.Bencomo@yolocounty.org]
Sent: Tuesday, September 15, 2009 11:31 AM

To: Ziolkowski, Sally

Cc: gregor.blackburn@dhs.gov

Subject: FW: FEMA

Importance: High

Ms. Ziolkowski,

The purpose of this email is to bring to your attention an issue that is continuing fo evolve based
on conversations between your employee (Mr. Blackburn) and a housing developer (Mr. Boatwright)
that is making efforts to evade the FEMA flood regulations for his proposed residential
development project. The Castle Development Corporation is a successful bay area firm, and Mr.
Boatwright is an effective representative, and while we at Yolo County have made our position
clear, I suspect he has made a series of well framed inquiries to your staff to help raise an
argument of conflicting interpretations between both of our respective agencies (see attached
email below). As noted in the exchange of emails, Mr. Boatwright's effort is to obtain
"grandfathered rights” prior to the issuance of the revised FEMA flood maps by constructing the
cement slabs only for the garages, that are supposed to be a part of the complete residential
structure. The implication being that the subsequent construction of the remaining residential
element (after new flood maps issued) will also be covered by this grandfathering status.

It is the county's position that the segmentation by a partial construction (as now apparently
supported by the FEMA staff) is inconsistent with the intent of the FEMA regulations. The
FEMA regulations and the historic practice had routinely required an appraisal process for any
reconstruction/additional construction exceeding 50% of the value of the existing structure
(post flood maps), and thusly required adherence to the then current flood elevation
requirements. The county's position and agreement (prior to Mr. Boatwright speaking with FEMA
staff) was that the entire residential structural foundation was to be constructed prior to the
issuance of the revised flood maps, not just the garage or any other part thereof. I have serious
concerns regarding the information provided by your staff to the developer that is now being
used against the local entity’s interpretation in this appeal process, and for the precedent that it
will set in the Sacramento region that is grappling with expansive new flood zones currently
containing partially built housing developments. There also seems fo be concurrence with our
interpretation, based on inquiries with other local flood administrators and fema representatives
in the area.

I would appreciate your consideration and clarification in this matter,
Sincerely,

John Bencomo, Director
Yolo County, Planning and Public Works Department

From: Donald Rust

10/1/2009
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Sent: Monday, September 14, 2009 9:49 AM
To: 'gregor.blackburn@dhs.gov'

Cc: Lonell Butler

Subject: FW: FEMA

Mr. Blackburn,

I am the Project Planner for the River's Edge residential subdivision project in Knights Landing that Dan
Boatwright (Castle Companies), Lonell Butler, Yolo County - CBO and you have been discussing regarding the
“grandfathering” of partial (non-livable space) foundations for the remaining 49 homes to be constructed under the
current approvals for the subdivision. Castle has constructed 14 of the 63 homes of the subdivision. However,

they have requested a change in the manner and method of construction for the placement of foundations for 49
remaining homes.

Mr. Boatwright has brought you and FEMA into the conversation regarding this “grandfathered” issue to beat the
new FIRM maps deadline of June 2010, as it relates to the construction of the 49 remaining homes. Last
Thursday, September 10. 2009, there was a public hearting regarding an appeai by Mr. Boatwright due do the
county determination that the partial (non-tivable space) foundations would not grandfather the remaining 49
homes. After the public meeting, Loneli indicate that he spoke with you again regarding this proposal of partial

foundations; he indicated that you agreed that partial (non-livable space) foundations would not be acceptable.
The public hearing has been continued to October 8§, 2009.

There are two basic guestions:

{1) In the absence of accepted engineering calculations, the use of partial (non-livable space) foundations wouid
not be consistent with the requirements of the California building code and FEMA regulation; and

(2) The use of partial (non-livable space) foundations would not establish a grandfathered right with regards to
construction under the County Flood Damage Prevention Ordinance.

I have attached the staff report for your review and comments. | believe that the county’s analysis and
recommendation regarding its determination is based on the appropriate data, information, approved construction

plans, and ali codes, ordinances, and regulation regarding the issuance, inspections, and final occupancy of the
49 remaining homes.

If you have any questions, please feel free to contact Lonelt or me regarding this issue.
Thanks,

Don Rust, Principal Planner

(530} 666-8835 - Desk

(530) 666-8156 — FAX
donald.rust@yolocounty.org

10/1/2009
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County of Yolo

DIRECTOR
PLANNING AND PUBLIC WORKS DEPARTMENT

292 West Beamer Street

Woodland, CA 95695-2598

(530) 666-8775 FAX (530) 666-8156
www.yolocounty.org

PLAN REVIEW COMMENTS
FIRST REVIEW

Number of Pages= 4
Attachments =2

FROM: Sergio Caldera, Yolo County Building Division
TO: Dan Boatwright

DATE: 10-30-09

PLAN REVIEW #: 61118

OWNERS’ NAME: Castle Companies

SITE ADDRESS: Master Plan # 1 White subdivision
OCCUPANCY GROUP: R-3and U

TYPE OF CONSTRUCTION: V-B, Dwelling 1312 sq. ft., Garage 443 sq. ft., Cover porch 49 sq. ft

The design documents submitted for this project have been reviewed for compliance with the State of
California Building Standards as modified and adopted by Yolo County. Plan reviews are active for 180
days from the application date. Applications may be extended for an additional 180 days upon written
request if shown that the delay is due to circumstances beyond the control of the applicant.

For processing:
Please return all original documents

L2

Please submit 3 Sets of complete and revised documents with all revisions clouded.

Please respond in writing to each comment by marking the attached list or creating a response letter.
Indicate which detail, specification, or calculation shows the requested information.

Please be sure to include on the re-submittal the engineers or architects wet stamp, signature,
registration number and expiration date on all sheets of the plans and calculations.

General Comments:

1. List the requirements for the code sections listed on the plans.

2. Four (4) sets of fire sprinkler plans with two (2) sets of hydraulic calculations must be submitted.

3. Two sets of “WET STAMP?” Truss calculations must be submitted.
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Master Plan # 1

Plan check # 61118
4.

5.

10.
11.

12.

13.

14.

15.

16.

17.

18.

19.

20.
21.

22.

Void or delete all items, details and notes that do not pertain to this project.

Incorporate all comments as marked on this correction sheet. Resubmit 3 sets of “WET STAMP”
plans and specifications.

Title 24 Energy Compliance documentation: Submit two wet signed sets.
Include the Soils Report no. # and date of the report.

Provide each bedroom with a minimum of one exterior window with a 44” maximum sill height, 5.7
sq. ft. minimum clear openable area, 24” minimum clear openable height and 20 minimum clear
width. (CBC 1026)

All door hardware shall be 34”- 48” in height above the floor.

The threshold for sliding doors shall not exceed 0.75 inch or 0.5 inch for other doors.

Plans must be label as “MASTER PLAN".

Provide location and details for the propane tank, foundation, anchoring, clearance to property line,
clearance to building and windows.

Provide a note that reads; Installation instructions for all equipment must be on site for inspection.

Provide a minimum of one 20AMP receptacle to be used as a laundry receptacle. CEC 210.11 ©
(2). Provide a minimum of one 20AMP circuit for bathroom outlets CEC 210.11 (C) (3).

Kitchen and dinning areas must have a minimum of two 20AMP circuits. Provide requirements for
the spacing of the outlets on the counter and island.

Provide the spacing requirement for the outlets on the walls.

Bond all metal gas and water pipes to ground. All ground clamps shall be accessible and of an
approved type. CEC 250.104.

Furnace installed in the attic shall have light switch and receptacle in the space. Provide a receptacle
with fusible link for furnace. Furnace must be hard-wired.

All bedroom outlets shall have combination type Arc Fault Circuit Interrupter protection. CEC
210.12

Water closet shall be located in a space not less than 30” in width. CPC 407.6
Provide anti-siphon valves on all hose bibs. CPC 603.2

Provide minimum 100 square inches of make-up air for laundry closet. CMC 504.3.2
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Master Plan # 1
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TITLE 24 ENERGY REQUIREMENTS

Luminaries recessed in insulated ceilings must meet three requirements (150(k)(5)):
e They must be rated for direct insulation contact (IC).
o They must be certified as airtight construction.

e They must have a sealed gasket or caulking between the housing and ceiling to
prevent flow of heated or cooled air out of living areas and into the ceiling cavity.

1. Provide gaskets on all interior outlets that are located on an exterior wall. (1 17)
2. Provide a gasket/ insulation on all interior attic/under-floor accesses. (1 17)
‘3. Insulate the first 5° of hot/cold water lines from the water heater. (150()(2))

4. Dwelling must meet California Energy Commission (CEC) standards. Provide
compliance documentation and mandatory measures.

5. Air infiltration, insulation, space heating, space cooling, water heating, orientation,
windows, etc, shall meet California
Energy Commission (C.E.C.) standards.

6. Weatherproofing of exterior surfaces above and below grade is required (CBC 1402).
For air infiltration mandatory
requirements, see Title-24.

Summary of 2005 Residential Lighting Standards (150(k))

General Requirements Alternate Options
(All rooms/areas) (Room/Area specific)
e Unless allowed under “alternate options”, Kitchen:
all hardwired lights must be fluorescent and Up to 50% of re-lamping related wattage can be must not
contain conventional (medium screw other than fluorescent.
based sockets.

Bathroom, Garage, Laundry, & Utility:
e  Electronic ballast for fluorescent lights rated Manual-on occupancy sensor
13 watts or more.

All other room (Hallway, Dining, Bedroom. Etc.):
e  Switch fluorescent lights separate from Manual-on occupant sensor, or dimmer.
non-fluorescent lights.
Outdoor lighting attached to building:
Motion sensor plus photo control.
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Structural Plan Review:

The structural plan review conducted by Interwest Consulting Group is attached:
For any questions regarding the structural plan review please contact Curtis Hume at (925)-462-1114.

Planning Plan Review:

The Planning plan review comment letter is attached:

For questions for the plan review comments from Planning Division please contact Don Rust Principal
Planner at (530)-666-88335.

If you have any questions on the comments above I can be reached Monday-Friday; 7:00-4:30 at
(530)666-8805 or my email at sergio.caldera@yolocounty.org.
The front counter is open from 9:00AM to 12:00PM and 1:00PM to 3:00PM.
Thank You for Your Business

END OF COMMENTS




INTERWEST CONSULITING GrOUPF

November 4, 2008

Yolo County — FIRST REVIEW
Jurisdiction Application 61118
Interwest Job: 200901222

Loneli Butler, CBO

202 West Beamer Street

Building Department

Woodland, CA 95695

Phone: 530.666.8775

e-mail: lonell.butler@yolocounty.org

Re: Plan Review: Knights Landing Plan 1- Structural Only
Address: Knights Landing

Dear Mr. Butler:

Interwest Consulting Group has completed a first code compliance review of the following documents:

1. Drawings: Two (2) copies of sheets C1, GN1 through GN5, A1.1 through A1.6, D1.1 through D4.1,
R1.1 dated 10/16/09 by William Hezmalhalch Architects, SN1 through SN3, S1-1-0 through $1-2-1,
SD1.0 through SD3.0 not dated by Borm Structural Engineers.

2. Structural Calculations: One (1) copy dated 09/23/09 by Borm Structural Engineers.

The structural provisions of the 2007 California Building Code (i.e., 2006 International Building Code as
amended by the State of California) were used as the basis of this review. Plan review comments follow
on the attached list. '

Please submit an itemized response letter and two (2) sets of complete and revised documents with all
revisions clouded to the County of Yolo or directly to Interwest Consuiting Group.

Sincerely,

Interwest Consulting Group
Curtis S. Hume, SE

Senior Plan Review Engineer

ch:csh
attachment

YoloCo/C:\Documents and Settings\scaldera\Local Settings\Temporary Intemet Files\OLKF\200901222-PC1.doc
Bin No: 11

interwest Consulting Group | 8150 Sierra College Boulevard | Suite 100 | Roseville, CA 95661



Knights Landing Plan 1- Structural Only Yolo County - First Review

Knights Landing Interwest Job No.:200901222
November 4, 2009 Page 2 of 5
GENERAL COMMENTS:

A. This plan review is based on the County of Yolo Building Regulations. For your convenience,

the following comments refer to the 2007 California Building Code unless otherwise noted.

B. Please respond in writing to each plan review comment by legibly marking the attached
comment list or creating a separate response letter. Indicate which details, specifications, or
calculations show the requested information. Your complete and clear responses will expedite
the recheck and possible approval of this project.

C. Please be sure to include on the re-submittal the engineers “wet” stamp, signature,
registration number and expiration date on all sheets of plans depicting structural designed
elements and cover sheets of calculations. CBC 106.3.2

D. If site-related comments are applicable to this project they will be generated by others, i.e. City
Engineering, Public Works, Health, etc.

STRUCTURAL COMMENTS:

General:

S1. Obtain two (2) copies of the County of Yolo Special Inspection and Testing form and include
them with your resubmittal, completely filled-out and signed by all requested parties. Please note
that this form is required as a condition of approval before a building permit will be issued.

S2. Provide copy of the geotechnical report for review.

S3. Submit a letter from the geotechnical engineer confirming that the foundation plan, details, and
specifications have been reviewed and that it has been determined that the recommendations in
the geotechnical report are properly incorporated into the plans.

S4.  Please remove the note “preliminary documents not for construction...” from the drawings.

S5. Please provide cross-referencing for all of the details on sheets SD3.0 or delete or mark “not

used” those details that aren't applicable for this project.

Structural Drawings Review:

S6.

Please respond to the following comments for sheet SN1:

A. At “Nailing Schedule” note #5 revise the note for 3x plate connection to be “where 3x
plate occurs (2) 20d box face nails shall be used in lieu of (2)16d face nails”.

B. At “General Framing Notes, Wood” revise the detail cross-references at notes #22 and
#23.
C. At “Foundation Notes: Post-Tensioned, Wood Framing, IBC” revise the cross-

reference at note #3 to be 18/SD1, amend note #6 to include reference to detail
4/SD1, and revise the cross-reference at notes for MAS anchors.
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S7.

S8.

S9.

S10.

D.

Yolo County - First Review

Y Tate P e b )

Page 3of 5

At “Inspection and Observation Program” notes #4 and #5 delete “registered deputy
inspector” (also at “Concrete” note #9 and note 01420 on sheet SN2).

At “Concrete, Cast in Place” note #7 on sheet SN2 please specify that special inspection and
cylinder testing is required for 4000psi concrete.

Please respond to the following comments for sheet SN3:

A.

At “Wood Trusses, Light Metal Plate Connected, for Roof Systems Design Build”
specify that the engineer-of-record shall favorably review the truss submittals before
they are submitted to the building department.

At “Rough Carpentry” note #4 revise “the structure is wrapped” to be “of installation
and fabrication” and at note #6 revise ICBO report reference to be current ICC-ES
report.

Please respond to the following comments for sheet S1-1-0:

A

B.

Clarify if scoop footing per detail 17/SD1 should be provided at interior bearing walls.

Clarify what shaded areas at edges of slab represent — the details don't indicate
thickened edges.

Specify that garage slab slopes to front. Clarify if control joints are to be provided at
this siab.

Extend the tendon 1x27’ delta=2" tendon to the front exterior edge of slab.

Where detail 37/SD1.1 is called out at right wall of garage clarify if this detail is also
applicable in the perpendicular direction at this location.

There are several duplicate notes at the piers and grade beam and post-tensioned
notes — consider deleting the duplicate piers and grade beam notes.

At note #3 revise the cross-reference at note #3 to be 18/SD1, amend note #6 to
include reference to detail 4/SD1, and revise the cross-reference at notes for MAS
anchors.

Please respond to the following comments for sheet S1-1-1:

A.

B.

Clarify if scoop footing per detail 17/SD1 should be provided at interior bearing walls.

Clarify what shaded areas at edges of slab represent - the details don't indicate
thickened edges.

Specify that garage slab slopes to front. Clarify why control joints are provided at this
slab (post-tensioned slab shouldn't have joints).

Relocate the dead end symbol to be at the end of the first tendon from the back of the
garage.
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Knights Landing Interwest Job No.:200901222
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E. At note #3 revise the cross-reference at note #3 to be 18/SD1, amend note #6 to

S11.

Si2.

S13.

S14.

include reference to detail 4/SD1, and revise the cross-reference at notes for MAS
anchors.

Please respond to the following comments for sheets $1-2-0 and S1-2-1:

A

Amend the L=12’ blocking and strapping collector to extend to the right exterior wall
(partial length collectors aren't allowed for plywood diaphragms).

Provide a section through 4x6 beam at front porch. If wall top plate(s) aren't
continuous on top of this beam provide strap at each end of beam to wall top plates for
chord/collector continuity.

Provide shearwalls at front wall(s) and left side wall of bedroom #3, and at right
exterior wall of garage (these wall lines will act as hardpoints and not allow the roof
diaphragm to deflect as assumed in the calculations).

Please respond to the following comments for sheet S1-2-1:

A

B.

Amend “Roof Framing Plan C” to show collector trusses.

Provide connection between right end of drag truss over garage to front wall of entry
porch (also clarify if this wall is balloon framed).

At detail 23 on sheet SD2.0 please provide vent hole at main roof and provide backnailed
edge nailing to valley nailers.

Please respond to the following comments for sheet SD3.0:

A

Amend the graphics at the “lower high heel’ and “higher high heel” details at detail 1
so that all lines are shown (similar to detail 6). Also, revise A35F to be LTP4.

At detail 2 specify nails shown at blocking between truss top chords.

At detail 3 revise the “edge nail” between the drag truss bottom chord and blocking to
be 16d nail at edge nail spacing.

At detail 7 provide diagonal bracing from to of wall to blocking between truss top
chords to laterally brace shearwall and collector truss (gyp board ceiling shouldn’t be
used for this purpose).

At detail 9 clarify what the upper arrow at the note for “edge nail” is pointing to (at both
details) and specify nail shown at bottom chord of truss to wail blocking.

At detail 18 provide “E.N.” at 2x plate at top of beam.
At detail 19 provide tension tie between roof framing and wall studs, at the upper detail

provide strap at ledger splices for roof diaphragm chord continuity, and at lower detail
clarify how continuous roof diaphragm chord is to be provided.
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Knights Landing interwest Job No.:.200907222
November 4, 2009 Page 50f 5
H. At detail 24 provide connection at vertical edges of panel blocking to trusses to resist

overturning.

Structural Calculations Review:

S15. At pages 24 and 25 please amend design of 2’ long shearwalls to account for h/w ratio per
CBC 2305.3.4.

S16. Please amend lateral force calculations per comment $11.C above.

S17. Please provide calculations checking post tensioned slab for point loads at shearwall
holdowns (up and down).

Please contact Curtis Hume at (925) 462-1114 with any questions.

[END]



County of Yolo

DIRECTOR
PLANNING AND PUBLIC WORKS DEPARTMENT

292 West Beamer Street

Woodland, CA 95695-2598

(530) 666-8775 FAX (530) 666-8728
www. volocounty.org

November 5, 2009

Castle Companies
12885 Alcosta Boulevard, Suite A
San Ramon, CA 94583

Attention:  Dan Boatwright, Project Manager

Subject: ZONE FILE #2004-037 — PLAN REVIEW of the River's Edge (White) residential subdivision
project to develop 63 single-family residential units and two non-residential lots.

A submittal package was received on October 20, 2009, the Planning Division offers the following
comments.

1. The Developer needs to review the approved Conditions of Approval (COA), Planned Development
Ordinance (PD-58) and amendment, and Subdivision Improvement Agreement (SIA) for the project
to ensure that all requirements have been incorporated into the plans, specifically:

A. Conditions of Approval (COA):

o Al building plans shall be submitted to the Planning and Public Works Department for
review and approval in accordance with County Building Standards prior to the
commencement of any construction.

e Provide a revised Landscape Plan or verify that the Landscaping Plan has not changed due
all the alterations in home sizes throughout the subdivision.

o The developer shall pay all appropriates prior to the issuance of Building Permit, except the
deferment of the Facilities Authorization and Fee (FSA), and the General Plan Cost
Recovery (GPCR) fees, until the final certificate of occupancy is issued for each unit.

s Al dwelling units shall incorporate visitability features such as no-sill threshold, grab bars in

the bathrooms and wider doorways and hallways.

No adjoining houses shall have the same elevation.

The front setbacks of all houses shall be staggered.

All dwelling units shall have electrical conduit stubs installed for photovoltaic circuits.

All dwelling units shall be equipped with energy star appliances, low-e windows, and water

efficient fixtures.

e A complete soils report for the project site shall be prepared and accepted by the County
Building Official.

» Provide the location of the propane tanks, and remove the natural gas that is shown on the
plans.

» Each dwelling unit shall have a fire sprinkier system.

« Before construction activities start, new pre-construction survey for nesting raptors are
required.
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B. Planned Development Ordinance (PD-58):

o Section 3. Architectural Diversity. Provide a separate site plan showing all residential units
within the subdivision indicate the six (6) different models and sixteen (16) elevations that
are required.

o Section 11. Architectural Standards. Provide or incorporate the following design feature into
the plan:

1. All dwellings shall be equipped with Energy Star appliances and energy saving
windows. All houses will have water saving showerheads and toilets.

2. All dwellings shall be wired with CAT-5 telephone wires and RG-coaxial cables,
allowing for home network communication systems and telecommuting.

3. No dwelling shall have wood-burning fireplaces.

4. All of the houses shall be provided additional electrical conduits to allow for the
installation by the homeowner of photovoltaic (PV) panels on the southerly-facing roof
areas, with two spaces for PV circuits on the electrical panel. Roof vents, where
feasible, shall be located to allow solar panels on the southerly-facing roof area.

5. The project shall meet the visitability requirements of Assembly Bill (AB) 1400 which
provides for the construction of universal access.

6 Exterior colors and materials shall be comparable to existing residential units in
Knights Landing, which shall emphasize quality and attractiveness with consideration
for maintenance and longevity. Exterior building materials including wood siding,
plaster or stucco, with wood, brick or stone accents are strongly encouraged. Plywood
siding (T-111) or equivalent shall not be allowed on the front of any single-family
dwelling within the proposed development.

7. Each dwelling shall display address numbers in accordance with Section 8.1706 of the
County Code prior to issuance of occupancy permits.

8. Interior amenities/materials shall be similar throughout the subdivision (e.g. tile
counter tops, carpets, solar connectivity, etc.).

C. Subdivision Improvement Agreement (SIA), specifically Section 13. Miscellaneous Obligations:
o The General Conditions of Approval (No. 1 through 7) for White Subdivision shall
continue in force and apply after the Final Subdivision Map is approved by the County.

e The Planning and Building requirements described in the Conditions of Approval Prior
to Issuance of Building Permits No. 43 through 54 and 56 through 64 accordingly shall
continue in effect and pertain to the Subdivider and subSubdividers and the lots and

parcels in the White Residential Subdivision after the Final Subdivision is approved by
the County.

o The Mitigation Measures Conditions of Approval Nos. 65 through 95 of the Tentative
Map shall remain in effect and apply to the Subdivider and its successors in interest
after the Final Subdivision Map is approved by the County.

e In order to comply with Condition of Approval 47, design of the homes in the White
Residential Subdivision shall include the following visitability features:

(1) “Zero step” threshold garage entrance (1/2” max), standard

(2) Minimum 36" clear width at hallways (standard).
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(3) Minimum 32" clear opening to one bathroom (standard).

(4) Rocker light switches throughout (offered to buyer at no additional cost)
(5) Grab bar backing in first floor bathroom (standard).

(6) Minimum 32" clear opening to one first floor bedroom where applicable.

(7) Single action front door hardware and/or lever action hardware at its interior
(offered to buyer at no additional cost)

(8) Accommodate buyers’ special needs upon request at no charge.

o Each home shall be constructed with PG&E “energy star” appliances, low-E glass and

water efficient fixtures to meet minimum Title 24 requirements. Subdivider also will offer
or arrange, as an extra feature on each home at buyer's additional cost, solar panel
system. Subdivider will install electrical conduit stubs, two spaces for photovoltaic (PV)
circuits on the electrical panel and relocate roof vents where feasible to accommodate
PV panels. Subdivider shall provide confirmation acceptable to the Planning, Resources
and Public Works Department that the features described above will be available in
each home prior to the issuance of the first building permit.

e The Ongoing Conditions of Approval No. 96 and 97 for the White Residential
Subdivision of the Tentative Map shall continue in force and effect and apply after the
Final Subdivision Map is approved by the County.

D. Provide a separate site plan showing all residential units within the subdivision; indicate the
units that have or will have a full foundation, and those that will have the initial partial (garage
only) foundation. Also, the site plan shall indicate the different models and elevations required
per PD-58 — Section 3 Architectural Diversity, show staggered front setbacks for each house,
the square footage of each unit, the finished floor elevation, and the location of each dwelling
unit.

2. The soils report(s) for the project seems to have several issues, specifically:

A. The Mitigated Negative Declaration dated June 4, 2005, under the Geology and Soils section
(ai-aiii, ¢, and d) indicates a specific mitigation measure, pagé 35 — Mitigation Measure VI-10
(COA # 76) and page 35 - Mitigation Measure VI-10 (COA # 80):

VI-10 “All grading and foundation plans for the development must be reviewed and
approved by the Yolo County Planning and Public Works Department prior to issuance of
grading and building permits to ensure that all geotechnical recommendations specified in

the July 2004 Geotechnical Investigation are properly incorporated and utilized in design.”

Vi-14 “Implement Mitigation Measure VI-10.”

B. A letter from Stevens, Ferrone, and Bailey (SFB) to Castle Companies dated October 15,
2009, was submitted as part of the plan review package. The letter identifies a geotechnical
report prepared by SFB dated December 16, 2006, and the report provides foundation
recommendations. The soils report was not submitted as part of the plan review package.
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C. COA # 56 requires the developer to provide a complete soils report for the project site. It now
appears that there are two (2) soils reports that may be in conflict with each other, however,
the PPW Department has not seen the report prepared for the project that is referenced in

the letter from SFB dated December 14, 2006. The PPW Department will need to review the
soils report prepared by SFB.

If a new soils report is to be used by the developer for the subdivision project, the Building Division
will need to review the report.

3. The foundation details needs to provide additional details, as follows:

« The accessibility entrance (the front door or access from the garage, as previously approved
for the project) into the residential unit must maintain a “zero step” threshold.

« In the letter from Stevens, Ferrone, and Bailey (SFB) to Castle Companies dated October 15,
2009, indicates that there could be as much as 1" of movement between the slabs.

e Detail 34 and 38 on sheet # SD 1.1 shows that the garage slab and the residential unit slab are
not joined together. This appears to weaken the overall foundation by having a “floating” slab,
that would allow the garage slab to movement, as indicated in the SFB letier.

e The 6"-crushed rock may need to be extended under a portion of the post-tension slab

foundation were it meets the conventional (pier-grade beam) foundation to provide/allow
adequate drainage for the entire foundation system.

s Provide/identify the location of foundation details 31, 33, and 36 for each plan, if the details are
not required remove them from the detail sheet.

If you have any questions or concerns regarding the above, please contact me at my office by mail, e-
mail at: donald.rust@yolocounty.org or phone at (530) 666-8835.

Sincerely,

ALD RUST,
Principal Planner
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PLAN REVIEW COMMENTS
FIRST REVIEW

Number of Pages =4
Attachments = 2

FROM: Sergio Caldera, Yolo County Building Division
TO: Dan Boatwright

DATE: ' 10-30-09 '

PLAN REVIEW #: 61119

OWNERS’ NAME: Castle Companies

SITE ADDRESS: Master Plan # 2 White subdivision
OCCUPANCY GROUP: R-3andU

TYPE OF CONSTRUCTION: V-B, Dwelling 1417 sq. ft., Garage 427 sq. ft., Cover porch 71 sq. ft.

The design documents submitted for this project have been reviewed for compliance with the State of
California Building Standards as modified and adopted by Yolo County. Plan reviews are active for 180
days from the application date. Applications may be extended for an additional 180 days upon written
request if shown that the delay is due to circumstances beyond the control of the applicant.

L2

Please submit 3 Sets of complete and revised documents with all revisions clouded.

For processing:
Please return all original documents

Please respond in writing to each comment by marking the attached list or creating a response letter.
Indicate which detail, specification, or calculation shows the requested information.

Please be sure to include on the re-submittal the engineers or architects wet stamp, signature,
registration number and expiration date on all sheets of the plans and calculations.

General Comments:

1. List the requirements for the code sections listed on the plans.
2. Four (4) sets of fire sprinkler plans with two (2) sets of hydraulic calculations must be submitted.

3. Two sets of “WET STAMP” Truss calculations must be submitted.
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4,

5.

10.

11.

12.

13.

i4.

15.

16.

17.

18.

19.

20.

21.

22.

23.

Void or delete all items, details and notes that do not pertain to this project.

Incorporate all comments as marked on this correction sheet. Resubmit 3 sets of “WET STAMP”
plans and specifications.

Title 24 Energy Compliance documentation: Submit two wet signed sets.
Include the Soils Report no. # and date of the report.

Provide each bedroom with a minimum of one exterior window with a 44” maximum sill height, 5.7

sq. ft. minimum clear openable area, 24 minimum clear openable height and 20” minimum clear
width. (CBC 1026)

All door hardware shall be 34”- 48” in height above the floor.
The threshold for sliding doors shall not exceed 0.75 inch or 0.5 inch for other doors.
Plans must be label as “MASTER PLAN”.

Provide location and details for the propane tank, foundation, anchoring, clearance to property line,
clearance to building and windows,

Provide a note that reads; Installation instructions for all equipment must be on site for inspection.

Provide a minimum of one 20AMP receptacle to be used as a laundry receptacle. CEC 210.11 (C)
(2). Provide a minimum of one 20AMP circuit for bathroom outlets CEC 210.11 (C) (3).

Kitchen and dinning areas must have a minimum of two 20AMP circuits. Provide requirements for
the spacing of the outlets on the counter and island.

Provide the spacing requirement for the outlets on the walls.

Bond ail metal gas and water pipes to ground. Ali ground clamps shall be accessible and of an
approved type. CEC 250.104.

Furnace installed in the attic shall have light switch and receptacle in the space. Provide a receptacle
with fusible link for furnace. Furnace must be hard-wired.

All bedroom outlets shall have combination type Arc Fault Circuit Interrupter protection. CEC
210.12

Water closet shall be located in a space not less than 30” in width. CPC 407.6
Provide anti-siphon valves on all hose bibs. CPC 603.2
Provide minimum 100 square inches of make-up air for laundry closet. CMC 504.3.2

Provide details for island vent for kitchen sink.
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24. Provide clearance to combustible for lights in walk-in closet.

TITLE 24 ENERGY REQUIREMENTS

Luminaries recessed in insulated ceilings must meet three requirements (150(k)(5)):
e They must be rated for direct insulation contact (IC).
o They must be certified as airtight construction.
e They must have a sealed gasket or caulking between the housing and ceiling to
prevent flow of heated or cooled air out of living areas and into the ceiling cavity.

1. Provide gaskets on all interior outlets that are located on an exterior wall. (117)
2. Provide a gasket/ insulation on all interior attic/under-floor accesses. (117)
3. Insulate the first 5° of hot/cold water lines from the water heater. (150(G)(2))

4. Dwelling must meet California Energy Commission (CEC) standards. Provide
compliance documentation and mandatory measures.

5. Air infiltration, insulation, space heating, space cooling, water heating, orientation,
windows, etc, shall meet California
Energy Commission (C.E.C.) standards.

6. Weatherproofing of exterior surfaces above and below grade is required (CBC 1402).
For air infiltration mandatory
requirements, see Title-24.

Summary of 2005 Residential Lighting Standards (150(k))

General Requirements Alternate Options
(All rooms/areas) (Room/Area specific)
e  Unless allowed under “alternate options”, Kitchen:
all hardwired lights must be fluorescent and Up to 50% of re-lamping related wattage can be must not
contain conventional (medium screw other than fluorescent.

based sockets.
Bathroom, Garage, Laundry, & Utility:
o Electronic ballast for fluorescent lights rated Manual-on occupancy sensor
13 watts or more.

All other room (Hallway, Dining, Bedroom. Efc.):
e  Switch fluorescent lights separate from Manual-on occupant sensor, or dimmer.
non-fluorescent lights.

Outdoor lighting attached to building:
Motion sensor plus photo control.
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Structural Plan Review:

The structural plan review conducted by Interwest Consulting Group is attached:
For any questions regarding the structural plan review please contact Curtis Hume at (925)-462-1114.

Planning Plan Review:

The Planning plan review comment letter is attached:

For questions for the plan review comments from Planning Division please contact Don Rust Principal
Planner at (530)-666-8335.

If you have any questions on the comments above I can be reached Monday-Friday; 7:00-4:30 at
(530)666-8805 or my email at sergio.caldera@yolocounty.org.
The front counter is open from 9:00AM to 12:00PM and 1:00PM to 3:00PM.
Thank You for Your Business

END OF COMMENTS
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November 4, 2009

Yolo County - FIRST REVIEW
Jurisdiction Application 61119
Interwest Job: 200901223

Lonell Butler, CBO

292 West Beamer Street

Building Department

Woodland, CA 95695

Phone: 530.666.8775

e-mail: lonell.butler@yolocounty.org

Re: Plan Review: Knights Landing Plan 2- Structural Only
Address: Knights Landing

Dear Mr. Butler:

Interwest Consulting Group has completed a first code compliance review of the following documents:

1. Drawings: Two (2) copies of sheets C2, GN1 through GN5, A2.1 through A2.6, D1.1 through D4.1,
R2.1 dated 10/16/09 by William Hezmalhalch Architects, SN1 through SN3, S2-1-0 through §2-2-1,
SD1.0 through SD3.0 not dated by Borm Structural Engineers.

2. Structural Calculations: One (1) copy dated 09/23/09 by Borm Structural Engineers.

The structural provisions of the 2007 California Building Code (i.e., 2006 International Building Code as
amended by the State of California) were used as the basis of this review. Plan review comments follow
on the attached list.

Please submit an itemized response letter and Four (2) of complete and revised documents with all revisions
clouded to the County of Yolo or directly to Interwest Consuliing Group.

Sincerely,

Interwest Consulting Group
Curtis S. Hume, SE

Senior Plan Review Engineer

ch:csh
attachment

YoloCo/C:\Documents and Settings\scaldera\l.ocal Seftings\Temporary Internet Files\OLKF\200901223-PC1.doc
Bin No: 11

Interwest Consulting Group | 8150 Sierra College Boulevard | Suite 100 | Roseville, CA 95661
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Page 2 of 4

GENERAL COMMENTS:

A. This plan review is based on the County of Yolo Building Regulations. For your convenience,
the following comments refer to the 2007 California Building Code unless otherwise noted.

B. Please respond in writing to each plan review comment by legibly marking the attached
comment list or creating a separate response letter. Indicate which details, specifications, or
calculations show the requested information. Your complete and clear responses will expedite
the recheck and possible approval of this project.

C. Please be sure to include on the re-submittal the engineers “‘wet’ stamp, signature,

registration number and expiration date on all sheets of plans depicting structural designed
elements and cover sheets of calculations. CBC 106.3.2

D. If site-related comments are applicable to this project they will be generated by others, i.e. City
Engineering, Public Works, Health, etc.

STRUCTURAL COMMENTS:

Generai:

S1. Obtain two (2) copies of the County of Yolo Special Inspection and Testing form and include
them with your resubmittal, completely filled-out and signed by all requested parties. Please note
that this form is required as a condition of approval before a building permit will be issued.

S2. Provide copy of the geotechnical report for review.

S3. Submit a letter from the geotechnical engineer confirming that the foundation plan, details, and
specifications have been reviewed and that it has been determined that the recommendations in
the geotechnical report are properly incorporated into the plans.

S4.  Please remove the note “preliminary documents not for construction...” from the drawings.

S5. Please provide cross-referencing for all of the details on sheets SD3.0 or delete or mark “not
used” those details that aren’t applicable for this project.

Structural Drawings Review:

S6. Please respond to the following comments for sheet SN1:

A. At “Nailing Schedule” note #5 revise the note for 3x plate connection to be “where 3x
plate occurs (2) 20d box face nails shalll be used in lieu of 2-16d face nails”.

B. At “General Framing Notes, Wood” revise the detail cross-references at notes #22 and
#23.
C. At “Foundation Notes: Post-Tensioned, Wood Framing, IBC” revise the cross-

reference at note #3 to be 18/SD1, amend note #6 to include reference to detail
4/SD1, and revise the cross-reference at notes for MAS anchors.
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D. At “Inspection and Observation Program” notes #4 and #5 delete “registered deputy

S7.

S8.

S9.

S10.

S11.

inspector” (also at “Concrete” note #9 and note 01420 on sheet SN2).

At “Concrete, Cast in Place” note #7 on sheet SN2 please specify that special inspection and
cylinder testing is required for 4000psi concrete.

Please respond to the following comments for sheet SN3:

A

At “Wood Trusses, Light Metal Plate Connected, for Roof Systems Design Build”
specify that the engineer-of-record shall favorably review the truss submittals before
they are submitted to the building department.

At “Rough Carpentry” note #4 revise “the structure is wrapped” to be “of installation
and fabrication” and at note #6 revise ICBO report reference to be current ICC-ES
report.

Please respond to the following comments for sheet S52-1-0:

A

B.

Clarify if scoop footing per detail 17/SD1 should be provided at interior bearing walls.

Clarify what shaded areas at edges of slab represent — the details don't indicate
thickened edges.

Specify that garage slab slopes to front. Clarify if control joints are to be provided at
this slab.

There are several duplicate notes at the piers and grade beam and post-tensioned
notes — consider deleting the duplicate piers and grade beam notes.

At note #3 revise the cross-reference at note #3 to be 18/SD1, amend note #6 to
include reference to detail 4/SD1, and revise the cross-reference at notes for MAS
anchors.

Please respond to the following comments for sheet S2-1-1:

A.

B.

D.

Clarify if scoop footing per detail 17/SD1 should be provided at interior bearing walls.

Clarify what shaded areas at edges of slab represent — the details don't indicate
thickened edges.

Specify that garage slab slopes to front. Clarify why control joints are provided at this
slab (post-tensioned slab shouldn’t have joints).

At note #3 revise the cross-reference at note #3 to be 18/SD1, amend note #6 to
include reference to detail 4/SD1, and revise the cross-reference at notes for MAS
anchors.

Please respond to the following comments for sheets $2-2-0 and S2-2-1:
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A

S12.

S13.

B.

Provide sections through 4x6 beams at front porch. if wall top plate(s) aren't

continuous on top of beam provide strap at each end of beam to wall top plates for
chord/collector continuity.

Provide shearwall at right exterior wall of garage (this wall line will act as a hardpoint
and not allow the roof diaphragm to deflect as assumed in the calculations).

At detail 23 on sheet SD2.0 please provide vent hole at main roof and provide backnailed
edge nailing to valley nailers.

Please respond to the following comments for sheet SD3.0:

A

Amend the graphics at the “lower high heel” and “higher high heel” details at detail 1
so that all lines are shown (similar to detail 6). Also, revise A35F to be LTP4.

At detail 2 specify nails shown at blocking between truss top chords.

At detail 3 revise the “edge nail” between the drag truss bottom chord and blocking to
be 16d nail at edge nail spacing.

At detail 7 provide diagonal bracing from to of wall to blocking between truss top
chords to laterally brace shearwall and collector truss (gyp board ceiling shouldn’t be
used for this purpose).

At detail 9 clarify what the upper arrow at the note for “edge nail” is pointing to (at both
details) and specify nail shown at bottom chord of truss to wall blocking.

At detail 18 provide “E.N.” at 2x plate at top of beam.
At detail 19 provide tension tie between roof framing and wall studs, at the upper detail
provide strap at ledger splices for roof diaphragm chord continuity, and at lower detail

clarify how continuous roof diaphragm chord is to be provided.

At detail 24 provide connection at vertical edges of panel blocking to trusses to resist
overturning.

Structural Calculations Review:

S14.

S15.

S16.

At pages 115, 116, and 117 please amend design of 3.5’ and 2’ long shearwalls to account for
h/w ratio per CBC 2305.3.4.

Please amend lateral force calculations per comment S11 .B above.

Please provide calculations checking post tensioned slab for point loads at shearwall
holdowns (up and down).

Please contact Curtis Hume at (925) 462-1114 with any questions.

[END]
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November 5, 2009

Castle Companies
12885 Alcosta Boulevard, Suite A
San Ramon, CA 94583

Attention:  Dan Boatwright, Project Manager

Subject: ZONE FILE #2004-037 - PLAN REVIEW of the River's Edge (White) residential subdivision
project to develop 63 single-family residential units and two non-residential lots.

A submittal package was received on October 20, 2009, the Planning Division offers the following
comments.

1. The Developer needs to review the approved Conditions of Approval (COA), Planned Development
Ordinance (PD-58) and amendment, and Subdivision Improvement Agreement (SIA) for the project
to ensure that all requirements have been incorporated into the plans, specifically:

A. Conditions of Approval (COA):

e All building plans shall be submitted to the Planning and Public Works Department for
review and approval in accordance with County Building Standards prior to the
commencement of any construction.

e Provide a revised Landscape Plan or verify that the Landscaping Plan has not changed due
all the alterations in home sizes throughout the subdivision.

o The developer shall pay all appropriates prior to the issuance of Building Permit, except the
deferment of the Facilities Authorization and Fee (FSA), and the General Plan Cost
Recovery (GPCR) fees, until the final certificate of occupancy is issued for each unit.

o All dwelling units shall incorporate visitability features such as no-sill threshold, grab bars in

the bathrooms and wider doorways and hallways.

No adjoining houses shall have the same elevation.

The front setbacks of all houses shall be staggered.

All dwelling units shall have electrical conduit stubs installed for photovoltaic circuits.

All dwelling units shall be equipped with energy star appliances, low-e windows, and water
efficient fixtures. ’

e A complete soils report for the project site shall be prepared and accepted by the County

Building Official.

o Provide the location of the propane tanks, and remove the natural gas that is shown on the
plans.

e Each dwelling unit shall have a fire sprinkler system.

o Before construction activities start, new pre-construction survey for nesting raptors are
required.

¢ © o ©°
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B. Planned Development Ordinance (PD-58):

e Section 3. Architectural Diversity. Provide a separate site plan showing all residential units
within the subdivision indicate the six (6) different models and sixteen (16) elevations that
are required.

o Section 11. Architectural Standards. Provide or incorporate the following design feature into
the plan:

1. All dwellings shall be equipped with Energy Star appliances and energy saving
windows. All houses will have water saving showerheads and toilets.

2. All dwellings shall be wired with CAT-5 telephone wires and RG-coaxial cables,
allowing for home network communication systems and telecommuting.

3. No dwelling shall have wood-burning fireplaces.

4 Al of the houses shall be provided additional electrical conduits to ailow for the
installation by the homeowner of photovoltaic (PV) panels on the southerly-facing roof
areas, with two spaces for PV circuits on the electrical panel. Roof vents, where
feasible, shall be located to allow solar panels on the southerly-facing roof area.

5. The project shall meet the visitability requirements of Assembly Bill (AB) 1400 which
provides for the construction of universal access.

6. Exterior colors and materials shall be comparable to existing residential units in
Knights Landing, which shall emphasize quality and attractiveness with consideration
for maintenance and longevity. Exterior building materials including wood siding,
plaster or stucco, with wood, brick or stone accents are strongly encouraged. Plywood
siding (T-111) or equivalent shall not be allowed on the front of any single-family
dwelling within the proposed development.

7. Each dwelling shall display address numbers in accordance with Section 8.1706 of the
County Code prior to issuance of occupancy permits.

8 Interior amenities/materials shall be similar throughout the subdivision (e.g. tile
counter tops, carpets, solar connectivity, etc.).

C. Subdivision Improvement Agreement (SIA), specifically Section 13. Miscellaneous Obligations:
e The General Conditions of Approval (No. 1 through 7) for White Subdivision shall
continue in force and apply after the Final Subdivision Map is approved by the County.

e The Pianning and Building requirements described in the Conditions of Approval Prior
to Issuance of Building Permits No. 43 through 54 and 56 through 64 accordingly shall
continue in effect and pertain to the Subdivider and subSubdividers and the lots and

parcels in the White Residential Subdivision after the Final Subdivision is approved by
the County.

« The Mitigation Measures Conditions of Approval Nos. 65 through 95 of the Tentative
Map shall remain in effect and apply to the Subdivider and its successors in interest
after the Final Subdivision Map is approved by the County.

e In order to comply with Condition of Approval 47, design of the homes in the White
Residential Subdivision shail include the following visitability features:

(1) “Zero step” threshold garage entrance (1/2" max), standard

(2) Minimum 36’ clear width at hallways (standard).
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(3) Minimum 32” clear opening to one bathroom (standard).

(4) Rocker light switches throughout (offered to buyer at no additional cost)
(5) Grab bar backing in first floor bathroom (standard).

(6) Minimum 32" clear opening to one first floor bedroom where applicable.

(7) Single action front door hardware and/or lever action hardware at its interior
(offered to buyer at no additional cost)

(8) Accommodate buyers’ special needs upon request at no charge.

e Each home shall be constructed with PG&E “energy star’ appliances, low-E glass and
water efficient fixtures to meet minimum Title 24 requirements. Subdivider also will offer
or arrange, as an extra feature on each home at buyer’'s additional cost, solar panel
system. Subdivider will install electrical conduit stubs, two spaces for photovoltaic (PV)
circuits on the electrical panel and relocate roof vents where feasible to accommodate
PV panels. Subdivider shall provide confirmation acceptable to the Planning, Resources
and Public Works Department that the features described above will be available in
each home prior to the issuance of the first building permit.

« The Ongoing Conditions of Approval No. 96 and 97 for the White Residential
Subdivision of the Tentative Map shall continue in force and effect and apply after the
Final Subdivision Map is approved by the County.

D. Provide a separate site plan showing all residential units within the subdivision; indicate the
units that have or will have a full foundation, and those that will have the initial partial (garage
only) foundation. Also, the site plan shall indicate the different models and elevations required
per PD-58 — Section 3 Architectural Diversity, show staggered front setbacks for each house,
the square footage of each unit, the finished floor elevation, and the location of each dwelling
unit.

2. The soils report(s) for the project seems to have several issues, specifically:

A. The Mitigated Negative Declaration dated June 4, 2005, under the Geology and Soils section
(ai-aiii, ¢, and d) indicates a specific mitigation measure, page 35 — Mitigation Measure VI-10
(COA # 76) and page 35 - Mitigation Measure VI-10 (COA # 80):

VI-10 “All grading and foundation plans for the development must be reviewed and
approved by the Yolo County Planning and Public Works Department prior to issuance of
grading and building permits to ensure that all geotechnical recommendations specified in
the July 2004 Geotechnical Investigation are properly incorporated and utilized in design. ”

VI-14 “Implement Mitigation Measure VI-10.”

B. A letter from Stevens, Ferrone, and Bailey (SFB) to Castle Companies dated October 15,
2009, was submitted as part of the plan review package. The letter identifies a geotechnical
report prepared by SFB dated December 16, 2006, and the report provides foundation
recommendations. The soils report was not submitted as part of the plan review package.
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C. COA # 56 requires the developer to provide a complete soils report for the project site. It now
appears that there are two (2) soils reports that may be in conflict with each other, however,
the PPW Department has not seen the report prepared for the project that is referenced in
the letter from SFB dated December 14, 2006. The PPW Department wiii need fo review the
soils report prepared by SFB.

If a new soils report is to be used by the developer for the subdivision project, the Building Division
will need to review the report.

3. The foundation details needs to provide additional details, as follows:

e The accessibility entrance (the front door or access from the garage, as previously approved
for the project) into the residential unit must maintain a “zero step” threshold.

o In the letter from Stevens, Ferrone, and Bailey (SFB) to Castle Companies dated October 15,
2009, indicates that there could be as much as 1" of movement between the slabs.

o Detail 34 and 38 on sheet # SD 1.1 shows that the garage slab and the residential unit slab are
not joined together. This appears to weaken the overall foundation by having a “floating” slab,
that would allow the garage slab to movement, as indicated in the SFB letter.

o The 6”-crushed rock may need to be extended under a portion of the post-tension slab

foundation were it meets the conventional (pier-grade beam) foundation to provide/allow
adequate drainage for the entire foundation system.

s Provide/identify the location of foundation details 31, 33, and 36 for each plan, if the details are
not required remove them from the detail sheet.

If you have any questions or concerns regarding the above, please contact me at my office by malil, e-
mail at: donald.rust@yolocounty.org or phone at (530) 666-8835.

Sincerely,

ALD RUST,
Principal Planner
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PLAN REVIEW COMMENTS
FIRST REVIEW

Number of Pages = 4
Attachments =2

FROM: Sergio Caldera, Yolo County Building Division
TO: Dan Boatwright

DATE: © 10-30-09

PLAN REVIEW #: 61120

OWNERS’ NAME: Castle Companies

SITE ADDRESS: Master Plan # 3 White subdivision
OCCUPANCY GROUP: R-3and U

TYPE OF CONSTRUCTION: V-B, Dwelling 1625 sq. ft., Garage 442 sq. ft., Cover porch 54 sq. ft

The design documents submitted for this project have been reviewed for compliance with the State of
California Building Standards as modified and adopted by Yolo County. Plan reviews are active for 180
days from the application date. Applications may be extended for an additional 180 days upon written
request if shown that the delay is due to circumstances beyond the control of the applicant.

L2

Please submit 3 Sets of complete and revised documents with all revisions clouded.

For processing:
Please return all original documents

Please respond in writing to each comment by marking the attached list or creating a response letter.
Indicate which detail, specification, or calculation shows the requested information.

Please be sure to include on the re-submittal the engineers or architects wet stamp, signature,
registration number and expiration date on all sheets of the plans and calculations.

General Comments:

1. List the requirements for the code sections listed on the plans.
2. Four (4) sets of fire sprinkler plans with two (2) sets of hydraulic calculations must be submitted.

3. Two sets of “WET STAMP” Truss calculations must be submitted.
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4.

S.

10.

1.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

Void or delete all items, details and notes that do not pertain to this project.

Incorporate all comments as marked on this correction sheet. Resubmit 3 sets of “WET STAMP”
plans and specifications.

Title 24 Energy Compliance documentation: Submit two wet signed sets.
Include the Soils Report no. # and date of the report.

Provide each bedroom with a minimum of one exterior window with a 44 maximum sill height, 5.7

sq. ft. minimum clear openable area, 24 minimum clear openable height and 20” minimum clear
width. (CBC 1026)

All door hardware shall be 34”- 48” in height above the floor.
The threshold for sliding doors shall not exceed 0.75 inch or 0.5 inch for other doors.
Plans must be label as “MASTER PLAN".

Provide location and details for the propane tank, foundation, anchoring, clearance to property line,
clearance to building and windows.

Provide a note that reads; Installation instructions for all equipment must be on site for inspection.

Provide a minimum of one 20AMP receptacle to be used as a laundry receptacle. CEC 210.11 (C)
(2). Provide a minimum of one 20AMP circuit for bathroom outlets CEC 210.11 ©) 3).

Kitchen and dinning areas must have a minimum of two 20AMP circuits. Provide requirements for
the spacing of the outlets on the counter and island.

Provide the spacing requirement for the outlets on the walls.

Bond all metal gas and water pipes to ground. All ground clamps shall be accessible and of an
approved type. CEC 250.104.

Furnace installed in the attic shall have light switch and receptacle in the space. Provide a receptacle
with fusible link for furnace. Furnace must be hard-wired.

All bedroom outlets shall have combination type Arc Fault Circuit Interrupter protection. CEC
210.12

Water closet shall be located in a space not less than 30” in width. CPC 407.6
Provide anti-siphon valves on all hose bibs. CPC 603.2

Provide minimum 100square inches of make-up air for laundry closet. CMC 504.3.2

Provide details for island venting for kitchen sink.
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24. Provide clearance to combustible for light in walk-in closet.
TITLE 24 ENERGY REQUIREMENTS

Luminaries recessed in insulated ceilings must meet three requirements (150(k)(5)):
o They must be rated for direct insulation contact (IC).
e They must be certified as airtight construction.
e They must have a sealed gasket or caulking between the housing and ceiling to
prevent flow of heated or cooled air out of living areas and into the ceiling cavity.

1.Provide gaskets on all interior outlets that are located on an exterior wall. (117)
2. Provide a gasket/ insulation on all interior attic/under-floor accesses. (117)
3.Insulate the first 5° of hot/cold water lines from the water heater. (150G)(2))

4.Dwelling must meet California Energy Commission (CEC) standards. Provide
compliance documentation and mandatory measures.

5. Air infiltration, insulation, space heating, space cooling, water heating, orientation,
windows, etc, shall meet California
Energy Commission (C.E.C.) standards.

6. Weatherproofing of exterior surfaces above and below grade is required (CBC 1402).
For air infiltration mandatory
requirements, see Title-24.

Summary of 2005 Residential Lighting Standards (150(k))

General Requirements Alternate Options
(All rooms/areas) (Room/Area specific)
e  Unless allowed under “alternate options”, Kitchen:
all hardwired lights must be fluorescent and Up to 50% of re-lamping related wattage can be must not
contain conventional (medium screw other than fluorescent.

based sockets.
Bathroom, Garage, Laundry, & Utility:
¢ Electronic ballast for fluorescent lights rated Manual-on occupancy sensor
13 watts or more.

All other room (Hallway, Dining, Bedroom, Efc.):
o  Switch fluorescent lights separate from Manual-on occupant sensor, or dimmer.
non-fluorescent lights.
Outdoor lighting attached to building:

Motion sensor plus photo control.
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Structural Plan Review:

The structural plan review conducted by Interwest Consulting Group is attached:
For any questions regarding the structural plan review please contact Curtis Hume at (925)-462-1114.

Planning Plan Review:

The Planning plan review comment letter is attached:

For questions for the plan review comments from Planning Division please contact Don Rust Principal
Planner at (530)-666-8835.

If you have any questions on the comments above I can be reached Monday-Friday; 7:00-4:30 at
(530)666-8805 or my email at sergio.caldera@yolocounty.org.
The front counter is open from 9:00AM to 12:00PM and 1:00PM to 3:00PM.
Thank You for Your Business

END OF COMMENTS




INYERWESTY CONSULIING GROUP

November 4, 2009

Yolo County — FIRST REVIEW
Jurisdiction Application 61120
Interwest Job: 200901224

Lonell Butler, CBO

292 West Beamer Street

Building Department

Woodland, CA 95695

Phone; 530.666.8775

e-mail: lonell.butler@yolocounty.org

Re: Plan Review: Knights Landing Plan 3- Structural Only
Address: Knights Landing

Dear Mr. Butler:

Interwest Consulting Group has completed a first code compliance review of the following documents:

1. Drawings: Two (2) copies of sheets C3, GN1 through GN5, A3.1 through A3.6, D1.1 through D4.1,
R2.1 dated 10/16/09 by William Hezmalhalch Architects, SN1 through SN3, §3-1-0 through S3-2-1,
SD1.0 through SD3.0 not dated by Borm Structural Engineers.

2. Structural Calculations: One (1) copy dated 09/23/09 by Borm Structural Engineers.

The structural provisions of the 2007 California Building Code (i.e., 2006 International Building Code as
amended by the State of California) were used as the basis of this review. Plan review comments follow
on the attached list.

Please submit an itemized response letter and Four (2) of complete and revised documents with all revisions
clouded to the County of Yolo or directly to Interwest Consulting Group.

Sincerely,

Interwest Consulting Group

Curtis S. Hume, SE
Senior Plan Review Engineer

ch:csh
attachment

YoloCo/C:\Documents and Settings\scaldera\Local Settings\Temporary Internet Files\OLKF\200901224-PC1.doc
Bin No: 11

interwest Consulting Group | 8150 Sierra College Boulevard | Suite 100 | Roseville, CA 95661
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GENERAL COMMENTS:
A. This plan review is based on the County of Yolo Building Regulations. For your convenience,

the following comments refer to the 2007 California Building Code unless otherwise noted.

B. Please respond in writing to each plan review comment by legibly marking the attached
comment list or creating a separate response letter. Indicate which details, specifications, or
calculations show the requested information. Your complete and clear responses will expedite
the recheck and possible approval of this project.

C. Please be sure to include on the re-submittal the engineers “wet” stamp, signature,

registration number and expiration date on all sheets of plans depicting structural designed
elements and cover sheets of calculations. CBC 106.3.2

D. If site-related comments are applicable to this project they will be generated by others, i.e. City
Engineering, Public Works, Health, etc.

STRUCTURAL COMMENTS:

General:

S1. Obtain two (2) copies of the County of Yolo Special Inspection and Testing form and include
them with your resubmittal, completely filled-out and signed by all requested parties. Please note
that this form is required as a condition of approval before a building permit will be issued.

S2. Provide copy of the geotechnical report for review.

S3. Submit a letter from the geotechnical engineer confirming that the foundation plan, details, and
specifications have been reviewed and that it has been determined that the recommendations in
the geotechnical report are properly incorporated into the plans.

S4. Please remove the note “preliminary documents not for construction...” from the drawings.

S5. Please provide cross-referencing for all of the details on sheets SD3.0 or delete or mark “not
used” those details that aren't applicable for this project.

Structural Drawings Review:

S6. Please respond to the following comments for sheet SN1:

A. At “Nailing Schedule” note #5 revise the note for 3x plate connection to be “where 3x
plate occurs (2) 20d box face nails shall be used in lieu of (2)16d face nails”.

B. At “General Framing Notes, Wood” revise the detail cross-references at notes #22 and
#23.
C. At “Foundation Notes: Post-Tensioned, Wood Framing, IBC” revise the cross-

reference at note #3 to be 18/SD1, amend note #6 to include reference to detail
4/SD1, and revise the cross-reference at notes for MAS anchors.
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D. At “Inspection and Observation Program” notes #4 and #5 delete “registered deputy

S7.

S8.

S9.

S10.

inspector” (also at “Concrete” note #9 and note 01420 on sheet SN2).

At “Concrete, Cast in Place” note #7 on sheet SN2 please specify that special inspection and
cylinder testing is required for 4000psi concrete.

Please respond to the following comments for sheet SN3:

A

At “Wood Trusses, Light Metal Plate Connected, for Roof Systems Design Build”
specify that the engineer-of-record shall favorably review the truss submittals before
they are submitted to the building department.

At “Rough Carpentry” note #4 revise “the structure is wrapped” to be “of installation
and fabrication” and at note #6 revise ICBO report reference to be current ICC-ES
report.

Please respond to the following comments for sheet S§3-1-0:

A

B.

Clarify if scoop footing per detail 17/SD1 should be provided at interior bearing walls.

Clarify what shaded areas at edges of slab represent — the details don’t indicate
thickened edges.

Specify that garage slab slopes to front. Clarify if control joints are to be provided at
this slab.

Where detail 37/SD1.1 is called out at right wall of garage clarify if this detail is also
applicable in the perpendicular direction at this location.

There are several duplicate notes at the piers and grade beam and post-tensioned
notes — consider deleting the duplicate piers and grade beam notes.

At note #3 revise the cross-reference at note #3 to be 18/SD1, amend note #6 to
include reference to detail 4/SD1, and revise the cross-reference at notes for MAS
anchors.

Please respond to the following comments for sheet S3-1-1:

A

B.

Clarify if scoop footing per detail 17/SD1 should be provided at interior bearing walls.

Clarify what shaded areas at edges of slab represent — the details don't indicate
thickened edges.

Specify that garage slab slopes to front. Clarify why control joints are provided at this
slab (post-tensioned slab shouldn’t have joints).

Relocate the dead end symbol to be at the end of the first tendon from the back of the
garage.
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E.

At note #3 revise the cross-reference at note #3 to be 18/SD1, amend note #6 to

include reference to detail 4/SD1, and revise the cross-reference at notes for MAS
anchors.

S11. Please respond to the following comments for sheets §3-2-0 and S3-2-1:

A

Amend the L=12’ blocking and strapping collector to extend to the right exterior wall
(partial length collectors aren’t allowed for plywood diaphragms).

Clarify if wall top plate(s) are continuous at top of 4x6 beam at porch. If the plates
aren’t continuous on top of this beam provide strap at each end of beam to wall top
plates for chord/collector continuity.

Provide shearwalls at left wall of bedroom #3 and at right exterior wall of garage (these

wall line wills act as hardpoints and not allow the roof diaphragm to deflect as assumed
in the calculations). .

S12. Please respond to the following comments for sheet S3-2-1:

A

B.

Amend plan to show collector trusses.

It appears that studs at front wall of entry porch will be balloon framed. If this is the
case, provide a detail showing connection of drag truss to balloon framed wall where
detail 22/SD3 is called out (two places). If the studs aren't balloon framed clarify how
tributary out-of-plane wind loads acting at wall top plate are to be resisted.

S13. At detail 23 on sheet SD2.0 please provide vent hole at main roof and provide backnailed
edge nailing to valley nailers.

S14. Please respond to the following comments for sheet SD3.0:

A.

Amend the graphics at the “lower high heel” and “higher high heel” details at detail 1
so that all lines are shown (similar to detail 8). Also, revise A35F to be LTP4.

At detail 2 specify nails shown at blocking between truss top chords.

At detail 3 revise the “edge nail” between the drag truss bottom chord and blocking to
be 16d nail at edge nail spacing.

At detail 7 provide diagonal bracing from to of wall to blocking between truss top
chords to laterally brace shearwall and collector truss (gyp board ceiling shouldn’t be
used for this purpose).

At detail 9 clarify what the upper arrow at the note for “edge nail” is pointing to (at both
details) and specify nail shown at bottom chord of truss to wall blocking.

At detail 18 provide “E.N.” at 2x plate at top of beam.
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G. At detail 19 provide tension tie between roof framing and wall studs, at the upper detail

provide strap at ledger splices for roof diaphragm chord continuity, and at lower detail
clarify how continuous roof diaphragm chord is to be provided.

H. At detail 24 provide connection at vertical edges of panel blocking to trusses to resist
overturning.

Structural Calculations Review:

S15. At pages 207 and 208 please amend design of 2’ long shearwalls to account for h/w ratio per
CBC 2305.3.4.

S16. Please amend lateral force calculations per comment S11.C above.

S17. Please provide calculations checking post tensioned slab for point loads at shearwall
holdowns (up and down).

Please contact Curtis Hume at (925) 462-1114 with any questions.

[END]



County of Yolo

DIRECTOR
PLANNING AND PUBLIC WORKS DEPARTMENT

292 West Beamer Street

Woodland, CA 95695-2598

(530) 666-8775 FAX (530) 666-8728
www. yolocounty.org

November 5, 2009

Castle Companies
12885 Alcosta Boulevard, Suite A
San Ramon, CA 94583

Attention:  Dan Boatwright, Project Manager

Subject: ZONE FILE #2004-037 — PLAN REVIEW of the River's Edge (White) residential subdivision
project to develop 63 single-family residential units and two non-residential lots.

A submittal package was received on October 20, 2009, the Planning Division offers the following
comments.

1. The Developer needs to review the approved Conditions of Approval (COA), Planned Development
Ordinance (PD-58) and amendment, and Subdivision Improvement Agreement (SIA) for the project
to ensure that all requirements have been incorporated into the plans, specifically:

A. Conditions of Approval (COA):

o All building plans shall be submitted to the Planning and Public Works Department for
review and approval in accordance with County Building Standards prior to the
commencement of any construction.

» Provide a revised Landscape Plan or verify that the Landscaping Plan has not changed due
all the alterations in home sizes throughout the subdivision.

e The developer shall pay all appropriates prior to the issuance of Building Permit, except the
deferment of the Facilities Authorization and Fee (FSA), and the General Plan Cost
Recovery (GPCR) fees, until the final certificate of occupancy is issued for each unit.

e All dwelling units shall incorporate visitability features such as no-sill threshold, grab bars in
the bathrooms and wider doorways and hallways.

No adjoining houses shall have the same elevation.
The front setbacks of all houses shall be staggered.
All dwelling units shall have electrical conduit stubs installed for photovoltaic circuits.

All dwelling units shall be equipped with energy star appliances, low-e windows, and water
efficient fixtures.

« A complete soils report for the project site shall be prepared and accepted by the County
Building Official.

« Provide the location of the propane tanks, and remove the natural gas that is shown on the
plans.

e Each dwelling unit shall have a fire sprinkler system.

o Before construction activities start, new pre-construction survey for nesting raptors are
required.
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B. Planned Development Ordinance (PD-58):

o Section 3. Architectural Diversity. Provide a separate site plan showing all residential units

within the subdivision indicate the six (6) different models and sixteen (16) elevations that
are required.

o Section 11. Architectural Standards. Provide or incorporate the following design feature into

the plan:

1. All dwellings shall be equipped with Energy Star appliances and energy saving
windows. All houses will have water saving showerheads and toilets.

2. All dwellings shall be wired with CAT-5 telephone wires and RG-coaxial cables,
allowing for home network communication systems and telecommuting.

3. No dwelling shall have wood-burning fireplaces.

4. All of the houses shall be provided additional electrical conduits to allow for the
installation by the homeowner of photovoltaic (PV) panels on the southerly-facing roof
areas, with two spaces for PV circuits on the electrical panel. Roof vents, where
feasible, shall be located to allow solar panels on the southerly-facing roof area.

5. The project shall meet the visitability requirements of Assembly Bill (AB) 1400 which
provides for the construction of universal access.

6. Exterior colors and materials shall be comparable to existing residential units in
Knights Landing, which shall emphasize quality and attractiveness with consideration
for maintenance and longevity. Exterior building materials including wood siding,
plaster or stucco, with wood, brick or stone accents are strongly encouraged. Plywood
siding (T-111) or equivalent shall not be allowed on the front of any single-family
dwelling within the proposed development.

7. Each dwelling shall display address numbers in accordance with Section 8.1706 of the
County Code prior to issuance of occupancy permits.

8.

Interior amenities/materials shall be similar throughout the subdivision (e.g. tile
counter tops, carpets, solar connectivity, etc.).

C. Subdivision Improvement Agreement (SIA), specifically Section 13. Miscellaneous Obligations:

The General Conditions of Approval (No. 1 through 7) for White Subdivision shall
continue in force and apply after the Final Subdivision Map is approved by the County.

The Planning and Building requirements described in the Conditions of Approval Prior
to Issuance of Building Permits No. 43 through 54 and 56 through 64 accordingly shall
continue in effect and pertain to the Subdivider and subSubdividers and the lots and

parcels in the White Residential Subdivision after the Final Subdivision is approved by
the County.

The Mitigation Measures Conditions of Approval Nos. 65 through 95 of the Tentative
Map shall remain in effect and apply to the Subdivider and its successors in interest
after the Final Subdivision Map is approved by the County.

In order to comply with Condition of Approval 47, design of the homes in the White
Residential Subdivision shall include the following visitability features:

(1) “Zero step” threshold garage entrance (1/2" max), standard

(2) Minimum 36" clear width at hallways (standard).
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A

(3) Minimum 32" clear opening to one bathroom (standard).

(4) Rocker light switches throughout (offered to buyer at no additional cost)
(5) Grab bar backing in first floor bathroom (standard).

(6) Minimum 32” clear opening to one first floor bedroom where applicable.

(7) Single action front door hardware and/or lever action hardware at its interior
(offered to buyer at no additional cost)

(8) Accommodate buyers’ special needs upon request at no charge.

Each home shall be constructed with PG&E “energy star” appliances, jow-E glass and
water efficient fixtures to meet minimum Title 24 requirements. Subdivider also will offer
or arrange, as an extra feature on each home at buyer's additional cost, solar panel
system. Subdivider will install electrical conduit stubs, two spaces for photovoltaic (PV)
circuits on the electrical panel and relocate roof vents where feasible to accommodate
PV panels. Subdivider shall provide confirmation acceptabie to the Planning, Resources
and Public Works Department that the features described above will be available in
each home prior to the issuance of the first building permit.

The Ongoing Conditions of Approval No. 96 and 97 for the White Residential
Subdivision of the Tentative Map shall continue in force and effect and apply after the
Final Subdivision Map is approved by the County.

D. Provide a separate site plan showing all residential units within the subdivision; indicate the
units that have or will have a full foundation, and those that will have the initial partial (garage
only) foundation. Also, the site plan shall indicate the different models and elevations required
per PD-58 — Section 3 Architectural Diversity, show staggered front setbacks for each house,
the square footage of each unit, the finished floor elevation, and the location of each dwelling

unit.

2. The soils report(s) for the project seems to have several issues, specifically:

A. The Mitigated Negative Declaration dated June 4, 2005, under the Geology and Soils section
(ai-aiii, ¢, and d) indicates a specific mitigation measure, page 35 — Mitigation Measure VI-10
(COA # 76) and page 35— Mitigation Measure VI-10 (COA # 80):

VI-10 *All grading and foundation plans for the development must be reviewed and
approved by the Yolo County Planning and Public Works Department prior to issuance of
grading and building permits to ensure that all geotechnical recommendations specified in
the July 2004 Geotechnical Investigation are properly incorporated and utilized in design.”

VI-14 “Implement Mitigation Measure VI-10. i

B. A letter from Stevens, Ferrone, and Bailey (SFB) to Castle Companies dated October 15,
2009, was submitted as part of the plan review package. The letter identifies a geotechnical
report prepared by SFB dated December 16, 2006, and the report provides foundation
recommendations. The soils report was not submitted as part of the plan review package.
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C. COA # 56 requires the developer to provide a complete soils report for the project site. It now
appears that there are two (2) soils reports that may be in conflict with each other, however,
the PPW Department has not seen the report prepared for the project that is referenced in
the letter from SFB dated December 14, 2006. The PPW Department will need to review the
soils report prepared by SFB.

If a new soils report is to be used by the developer for the subdivision project, the Building Division
will need to review the report.

3. The foundation details needs to provide additional details, as follows:

e The accessibility entrance (the front door or access from the garage, as previously approved
for the project) into the residential unit must maintain a “zero step” threshold.

o In the letter from Stevens, Ferrone, and Bailey (SFB) to Castle Companies dated October 15,
2009, indicates that there could be as much as 1" of movement between the slabs.

e Detail 34 and 38 on sheet # SD 1.1 shows that the garage slab and the residential unit slab are
not joined together. This appears to weaken the overall foundation by having a “floating” slab,
that would allow the garage slab to movement, as indicated in the SFB letter.

e The 6"-crushed rock may need to be extended under a portion of the post-tension slab
foundation were it meets the conventional (pier-grade beam) foundation to provide/allow
adequate drainage for the entire foundation system.

e Providefidentify the location of foundation details 31, 33, and 36 for each plan, if the details are
not required remove them from the detail sheet.

If you have any questions or concerns regarding the above, please contact me at my office by mail, e-
mail at: donald.rust@yolocounty.org or phone at (530) 666-8835.

Sincerely,

ALD RUST,
Principal Planner



