County of Yolo THRETE

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 January 28, 2010

FILE #2004-037: Findings and CEQA document for the Planning Commission approval of the
Castle Companies’ proposal to construct partial foundations for the 49 remaining residential units to
be constructed 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)

372 -08, 056-371-01 thru -
B o S Sy e 100 "~ 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

REP PREP%RED BY: REV!EWED BY:
Denatd Rust, Pn\"iricipal Planner frrisé
RECOMMENDED ACTIONS

That the Planning Commission:

1. DETERMINE that the Categorical Exemption prepared for the approval to construct partial
foundations for the 49 remaining residential units is the appropriate level of environmental review
in accordance with the California Environmental Quality Act (CEQA) and CEQA Guidelines
(Attachment A); and

2. ADOPT the FINDINGS (Attachment B) of approval to construct partial foundations for the 49
remaining residential units to be constructed as part of the River's Edge (White) residential
subdivision project.
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REASONS FOR RECOMMENDED ACTIONS

At its regular meeting of December 12, 2009, the Planning Commission found in favor of the
applicant's appeal of the Planning and Public Works Director's decision and to allow for the
construction of partial foundations for the 49 remaining residential units of the River's Edge subdivision
project. Consequently, under both Federal Emergency Management Agency (FEMA) regulations and
Yolo County Code, thé proposed construction of partial foundations would meet the minimum
threshold requirements to grandfather the structures with regards to future flood elevation
requirements. The development project has already completed all the infrastructure improvements and
constructed 14 of the 63 residential units. As reflected in the approved Planning Commission minutes
of December 12, 2009, findings of approval for the construction of partial foundations for the 49
remaining residential units shall be allowed to complete the entire project.

BACKGROUND

This item was continued from the December 12, 2009, Planning Commission meeting. The Staff
Report prepared for that meeting is included as Attachment C. 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 Yolo County 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 buit. 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.

September 10, 2009: The Planning Commission held a public hearing and'co:ntlnu'ed the item fo
the October 8, 2009 meeting to allow staff and the applicant time to provide addltronal information
requested by the Planning Commission.

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.

December 12, 2009: The Planning Commission found in favor of the applicant’s request to
construct partial foundations for the 49 remaining residential units as part of the River's Edge
subdivision project.

ANALYSIS

The initial denial of the applicant’s request to construct partial foundations for the 49 remaining
residential units of the River's Edge residential subdivision project was based on the staff interpretation
that the proposal would not meet the minimum requirements of the Federal Emergency Management
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Agency (FEMA) regulation and Yolo County Code section, to establish a grandfathered right with
regards to the proposed construction.

However, after hearing testimony by the applicant, the applicant’s legal counse! and a review of the
FEMA regulations and county code sections, the Planning Commission determined that the use of
partial foundations would be consistent with the FEMA regulation and Yolo County Code section, and
the construction of partial foundations would establish a grandfathered right with regards to the
requirement that structures be elevated in accordance with the new FEMA FIRMs after June 18, 2010.
Both the FEMA regulation and Yolo County Code Section 8-3.245 state the “actual start” of
construction begins when “any work beyond the stage of excavation” for a pariicular structure occurs,
Certainly, it is reasonable to conclude that “any work” includes placing part of the concrete foundation
of a structure. The plain meaning of the phrase “any work beyond the stage of excavation”" broadly
encompasses work on a portion of the foundation of a structure.

The applicant contacted the regional FEMA personnel to address the proposed construction. FEMA
did not object to it or contend that it was insufficient to grandfather permits for the affected structures.
As the lead federal agency charged with administering the National Flood Insurance Program and
related regulations, FEMA would have made clear its objection to the applicant’s interpretation if it had
any such objection. It did not do so, and the commission finds that its apparent support for the
applicant's position is a strong factor in the commission’s interpretation of the relevant provisions,

If the project is properly engineered and constructed, the construction of the partial foundations will not
decrease public health and safety issues or concerns within the Town of Knights Landing. The River's
Edge subdivision project has aiready completed the all of the necessary infrastructure improvements
and finished fourteen residential units. Under the FEMA regulations, the installation of either columns
or excavation would be sufficient to provide 'grandfathered’ rights and the construction of partiai
foundations will exceed the minimum thresholds requirements. The developer has already acquired all
appropriate permits, with the exception of the remaining building permits for the 49 residential units.
The infrastructure improvements and fourteen residential units were completed prior to the notification
and implementation of the pending changes to the Flood Insurance Rate Maps (FIRM) maps.

The Planning Commission noted that county staff agreed that the applicant may have up to 36 months
to complete construction of the entire residential dwelling unit for each of the 49 lots that remain
undeveloped.

County staff continues to work collaboratively with the applicant and is committed to ensuring the
successful completion of the River's Edge residential subdivision project.

ATTACHMENTS:

Attachment A — CEQA Exemption
Attachment B — Findings
Attachment C — December 12, 2009 Planning Commission Staff Report
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ATTACHMENT A

CEQA Exemption
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COUNTY RECORDER
Filing Requested by:

Yolo County Planning and Public Works
Name

292 West Beamer Street

Address

Woodland, CA 95695

City, State, Zip

Attention: Donald Rust

Notice of Exemption

To:  Yolo County Clerk To:  Office of Planning and Research 5, i
625 Court Street 1400 Tenth Sireet, Room 121 Sounty of Yolo 2
Woodland, CA 95695 Sacramento, CA 95814 :

Project Title: ZF# 2004-037 The applicant's proposal to construct partial foundations for the 49 remaining residential
units to be constructed 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

Project Location: The project site is located at the western end of 6% and 9" Streets and bordered by Colusa Basin
Drainage Canal to the west in Knights Landing (APNs: 056-381-01 thru -29, 056-372-01 thru -08,
056-371-01 thru -19, and 056-372-01 thru -10)

Project Description: An appeal of the Planning and Public Works Department determinations of the applicant’s
proposal o construct partial foundations for the 49 remaining homes to be buiit as part of the
River's Edge (White) residential subdivision project in the Town of Knights Landing.

Exempt Status: Categorical Exemption: 15301(c) and 15061(b)(3)

Reasons why project is exempt:

Class 1 — 15301 (c) Categorical Exemptions is the appropriate level of environmental review in accordance with the
California Environmental Quality Act (CEQA) and Guidelines. The minor changes to the floor plans of the residential
units will not have a significant effect on the environment. In addition, the “common sense” exemption under CEQA
Guidelines section 15061(b)(3) applies because it can be seen with certainty that the proposed minor design changes
to the residential units will not have a significant effect on the environment.

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: River's Edge Subdivision RECEIPT #
AUTHORIZED SIGNATURE FEE STATUS
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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 ltalics.)
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 project was approved by the Yolo County Board of
Supervisors on July 19, 2005, as a rezone from Agriculture General (A-1) to Residential One-
Family, Planned Development (R-1/PD) zone, and a Tentative Subdivision Map (TSM# 4708) to
divide 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 to 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. The Final Subdivision Map, Subdivision Improvement
Agreement, and associated actions were approved by the Board of Supervisors on February 27,
2007. On September 9, 2008, accepted the public improvements for the River's Edge project
and approved an affordable housing agreement. Minor changes to the project—primarily
regarding development standards for the residential units and flood insurance requirement-—
were approved by the Board of Supervisors on April 7, 2009.

At the time of this appeal, the project is partly built, with 14 of the 63 residential units
having been constructed. In addition, the subject site is currently designated by FEMA (Federal
Emergency Management Agency) FIRMs (Flood Insurance Rate Maps) as being located
outside of the 100-year floodplain.

The applicant is appealing the Department’s determination that the construction of partial
foundations for the remaining dwelling units is not adequate to grandfather building permits
when new FEMA FIRMs go into effect on June 18, 2010, to re-designate the River's Edge
project as being located within the 100-year floodplain.

B. California Environmental Quality Act (CEQA) and Guidelines

The Planning Commission finds that the recommended Categorical Exemption is the
appropriate level of environmental review in accordance with the California Environmental
Quality Act (CEQA) and Guidelines. This appeal concerns the legal interpretation of FEMA
regulations and related provisions of the Yolo County Code. As such, it is not a “project” under
CEQA. Even if it were, however, it can be seen with certainty that there is no possibility the
interpretation of these provisions may have a significant effect on the environment, and the
project is therefore exempt from CEQA under CEQA Guidelines Section 15061(0)(3).

C. Grandfathering

The Planning Commission agrees with the applicant's position that the relevant legal
authorities—specifically, FEMA’s regulatory definition of “start of construction” and parallel
language appearing in Yolo County Code Section 8-3.245—deem the placement of partial
foundations to be sufficient to constitute the “start of construction” for grandfathering purposes.
The Planning Commission’s reasons for reaching this conclusion are briefly as follows:

1. Both the FEMA regulation and Yolo County Code Section 8-3.245 state the
“actual start” of construction begins when “any work beyond the stage of excavation” for a
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particuiar structure occurs. Certainly, it is reasonable to conclude that “any work’ includes
placing part of the concrete foundation of a structure. The plain meaning of the phrase “any
work beyond the stage of excavation” broadly encompasses work on a portion of the foundation
of a structure, as the applicant has argued.

2. FEMA staff were provided numerous opportunities to address the applicant’s
proposal and did not object to it or contend that it was insufficient to grandfather permits for the
affected structures. In one communication, FEMA staff even appeared to concur with the
applicant’s interpretation of the FEMA regulation and Section 8-3.245. Presumably, as the lead
federal agency charged with administering the NFIP and related regulations, FEMA would have
made clear its objection to the applicant’s interpretation if it had any such objection. It did not do
s0, and the Commission finds that its apparent support for the applicant's position is a strong
factor in the Commission’s interpretation of the relevant provisions, as described in Paragraph
1, above.

3. Various other factors support the Planning Commission’s determination, even
though they do not directly bear on the interpretation of the FEMA regulation or Section 8-3.245,
First, the Commission is persuaded that there are instances where building a dwelling unit
foundation in phases is appropriate and does not jeopardize the integrity or safety of the
resulting structure (though this issue ultimately is not decided as part of this appeal, as noted
below). Second, the project at issue is already 25 percent completed and it is important to allow
the rest of the project to be completed in a manner that takes into account the financial situation
of the developer, the needs of the community, and various aesthetic considerations relating to
architectural consistency within the neighborhood. Third, the original project was approved
nearly a year before Yolo County was notified by FEMA in April of 2006 that new FIRMs would
be issued for Yolo County, as part of a nation-wide review carried out after the Katrina
Hurricane occurred in August of 2005. As there are few other ongoing projects similarly
affected by the new FIRMs that also pre-date the FEMA remapping process, this decision does
not create a broad precedent for avoiding the application of FEMA and County floodplain
regulations to new construction after the new FIRM maps take effect on June 18, 2010.

Importantly, in deciding this appeal, the Planning Commission does not reach the issue
of whether the construction of partial foundations is consistent with the California Building Code
and other authorities governing matters of design, construction, and engineering. This issue
was not properly before the Planning Commission as part of this appeal, and it remains subject
to resolution by the County Planning and Public Works Department upon the provision of
adequate construction drawings and related materials by the applicant. In fact, if this issue had
been before the Planning Commission as part of this appeal, the Planning Commission could
nhot have decided this appeal in favor of the applicant because adequate drawings and other
items needed for the issuance of permits remained outstanding at the time of the final hearing
on this appeal. The Planning Commission's decision is thus limited to the issue of
“grandfathering” discussed above.

As a final matter, the Commission notes that County staff has agreed that the applicant
may have up to 36 months to complete construction of the entire residential dwelling unit for
each of the 49 lots that remain undeveloped. The applicant and staff agreed to this time frame
during a meeting on May 29, 2009. The Planning and Public Works Department provided written
confirmation that it would commit to the specific time frame, described above. With the
applicant's consent, this issue was therefore not considered by the Commission as part of the
appeal.
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December 10, 2009 Planning Commission Staff Report
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County of Yolo s ereame

PLANNING AND PUBLIC WORKS DEPARTMENT

202 West Beamer Street

Woodland, CA 85695.2508

{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 84583

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

Basin Drainage Canal to the west in i )
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 -

ey _ FLOOD ZONE: A (areas of 100-year flood) and B
19, and 056-372-01 thru -10) (areas between the limits of the 100-year flood and
500-year flood).

GENERAL PLAN: Residential

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

FIRE SERVERITY ZONE: None

ENVIRONMENTAL DETERMINATION: Categorical Exemption

REVIEWED BY:

David h?fﬂorrisc;n, 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 Guidelings;

3. ADOPT the recommended Findings; and

4. DENY the appeal.
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REASONS FOR RECOMMENDED ACTIONS

Staff recommends denial on the foilowing 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 {o 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 wouid 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 2008 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 X 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 o 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 Pianning and
Public Works Department by October 18, 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 pians 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 consfruction” 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
instailation 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 instaliation 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 wali,
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, untif 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) Liberaily construed in favor of the governing body; and
(¢) 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 siab 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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Johin Bencomo
DIRECTOR

County of Yelo

PLANNING AND PUBLIC WORKS DEPARTMENT

202 Wost Beamer Streef

Woodland, CA 85695-2598

(530) B66-8775 FAX (530) 666-8728
www. yolocounty.org

PLANNING COMMISSION STAFF REPORT

October 8, 2009

Landing.

FILE #2004-037; Appeal of the Planning and Public Works Deépartment determinations regarding
the Castle Companles’ proposal {o construct partial foundations for the 49 remalining homes to be
built as part of the Rivers Edge {(White) residential subdivision project in the Town of Knights

APPLICANT:

San Ramon, CA 94583

Castle Companies (Dan Boatwright)
12885 Alcosta Boulevard, Suite A

LOCATION: Located at the western end of
6" and 9% Streets and bordered by Colusa
Basin Drainage Canal fo the west in
Knights Landing (APNs: 056-381-01 thru -
29, 056-372-01 thru -08, 058-371-01 thru -
19, and 0856-372-01 thru -10) (Attachment
A},

SUPERVISORIAL.  DISTRICT: 5™  (Sup.
Chamberiain)
GENERAL PLAN: Residential

ZONING: R-1/PD-58 (Residential One-Family /
Planned Development)
SOILS: Sycamore (8p) silt loam, drained (Class 1}

FLOOD ZONE: A (ateas of 100-year flood) and B
{areas beiween the limils of the 100-year flocd and
500-vear flood).

ENVIRONMENTAL DETERMINATION: Categorical Exemption

REPORT PRERARED BY:

Peormald Rust, Principal Planner

REVIEWED BY:

RECOMMENDED ACTIONS

That the Planning Commission takes {he following actions:

1.
2.

HOLD the pubiic hearing and accept public testimony regarding the appeal:

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);

DENY the appeal.

ADOPT the recommended Findings (Aftachment C); and




REASONS FOR RECOMMENDED ACTIONS

Staff recommends denial on the following grounds: (1) that in the absence of adcepted engineefing. =

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, 2008, Planning Commission meeting. The Staff
Report prepared for that meeting is included as Attachment D. The foliowing discussion briefly
recaps the key points of the Background section in that report and recent developments.

Events Leading To This Appeal

May 8 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 fo be adopted in June, 2010. The new FIRMs
are anticipated to require the elevation of new structures in the Knights Landing community anywhere
from twe to 25 feet, depanding on location. -

June 9. 2009: The Planning and Public Works Department provided the applicant with a letter of
determination denying the proposal fo construct partial foundations for the 49 remaining homes to be
built. The letter also documented issues discussed during a meeting held on May 29, 2008, between
the applicant and siaff as follows:

s Al remaining 48 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, inspaction, and completion of a building permit.

s 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 shail 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 bullding permits were issued. The applicant and the Building Division
agreed to the following specific fime 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 buliding permit, as such permits typically expire in
180 days unless extended,

s Each building permit must maintain continuous buaidmg 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.

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

August 28, 2000 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, 2000, (Attachment F).

Mr. Calfee indicates thar the conclusion of the staff's determination is noi supported by FEMA
regulation or the county’s Flood Ordinance. The definition of the start of construction does not indicate
anything regarding gavage slabs or partial foundotions.,

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 ocours. Staff does
not believe that just pouring the foundation of an attached garage is sufficient under FEMA regulations
or the County's Fiood 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 Bullding 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 consiruction garage slabs (or partial
foundations) 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 partiel foundotions were constructed.

Mr. Calfes 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.

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

it is & 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
FiIRMs. .

Mr. 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, 2000, After a lengthy discussion regarding
issuance and expiration dates, the applicant requested thai the Planning and Public Works
Deparient provide written confirmation that the Yoio County Building Division would commit to
allowing for extensions of time for each residential building 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, 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
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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, 2000. 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 pariial foundaftion proposal;

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

4. Staff provided further clafity regarding the position of FEMA, particularly with regards to Mr.
Blackburn's mamo. :

Recent Events

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 project, and all 14 homes were
constructed with the entire foundation being installed 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 solls and structural engineers hired by the developer have
recommended that a monolithic post-tension concrete slab be provided that includes post-tension
- cables to increase the strength of the foundation. Post-tension cables are put in similatly 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 stress the cables by pulling them tight with a machine. This causes 3 lift fo
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 nat 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 demonsirating that partial foundations can be constructed
given the on-site soil conditions, County approval could endanget public safety and increase potential
liability. _ .

Submittal of Revised Plans and Engineering Calculations

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

As discussed previously, under applicable county regulations, the "start of construction,” does not
include the installation 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, i is funchonatly 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 aver 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.

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. It 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 to its extreme, this
‘language could even be read io 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 fo 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
s;gmﬂcaﬂt financial investment) foward completion, Hence it opted to define "start of construction” as
the "pouring of stab or footings,” rather than as "starting to pour the slab or footings” or the “pounng 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 fanguage suggests. And cerfainly, 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 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, 2000 (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 nof responded to
the e-mail. ‘

However, on September 15, 2008, a second e-mail was sent to Sally Ziotkowski, 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 expiained 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 Finod 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 vears and Is committed to
ensuring the success of the River's Edge subdivision. This includes having recenfly supported the
applicant’s request for various modifications fo the project, such as a decreased square footage of
most of the remaining homes {o be built, deferment of approximately $360,000 doliars in FSA and
other standard fees, and general coordination regarding design and construction issuas and solutions,

According to the applicant, bulflding afl 49 comgplete foundations at this time would be ecanomically
infeasible. This is a reasonable concem. 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 atfached residence, therefore the entire residence should be grandfathered.
This, despite the fact that the applicant also appears to challenge the County's agreement to aliow 24
or even 36 months to build the remainder of the home as not lenient enough.. Moreover, the applicant
has yet to demanstrate how the partial foundations can be buiit 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 markst 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 aftorney dated August 28, 2009
Attachment F ~ Letter to 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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LOCATION MAP

PROJECT SITE
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COUNTY RECORDER
Filing Requested by:

Yolo County Planning and Public Works
Name

292 West Beamer Sirest

Address

Woodland, CA 95695

City, Siate, Zip

Attention: Donald Bust

Notice of Exemption

To:  Yolo County Clerk To:  Office of Planning and Research
625 Court Street . 1400 Tenth Street, Room 12]
Woodland, CA 95695 Sacramento, CA 93814

Project Title; ZF 2004-037 —~ Appeal of the -Plé{nniﬁg and Public Works Department evaluation

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

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

Project Location:

The project site is located at the western end of 8™ 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, 058-371-01 to 19, and 056-372-01
to 10}

Project Description:

The applicant has proposed the construction of partial foundations (garage only) for the 49 remaining homes fo 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 “15081(b)(4)” and Projects which are Disapproved "15270 (&)’

Reasons why project is exempt:

CEQA does not apply to projecis 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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FINDINGS REGARDING THE
RIVER'S EDGE (WHITE) RESIDENTIAL SUBDIVISION PROJECT
(ZF 2004-037)

(A summary of evidence to support each FINDING is shown in ltalics.)
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 foliowing:

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 22.18 acres into 63 single-family
regidential units and two non-residential lots. 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 corer of the project site.
The detention basin is to drain info the Colusa Basin Drain with a low-lift pump. The other non-
residential iot, 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
raview in accordance with the California Environmental Quality Act [CEQA) and Guidelines, as

CEQA does not apply 1o projects that a public agency rejects or disapproves (CEQA Guidelines
§ 15081(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 consiruct partial foundations, the Planning Commission
considers the factors set forth in the approved construction drawings, FEMA regulations,
California Building Code, Flood Damage Pravention 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
helow.

1. Yolo County Planning and Public Works ~ Building Division is the local building and
safety department, and responsible for the regutation and enforcement of the California
Bullding 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 fo construct partial foundations for non-livable space was
reviewed by the Building and Planning Divislon, in consultation with other lacal
jurisdictions and FEMA. Staff believes that the applicant should be required to use best
buiiding 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

ATTACHMENT C AGENDAITEM 6.3



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 includes “the instaliation on the property of
accessory buildings, such as garages or sheds not occupied as dwetling units or not part
of the main structure.” Staff has concluded that this language means that work to install
an unoccupled 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 far 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 Gounty'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 wrongly interpreted by the County 1o 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
imitation of application, 105.4 - Validity of permit, and 105.5 - Explration. 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 38 months fo complete
construction of the entire residential dwelling unit. Staff has advised that the applicant
accapted this during a meeting on May 28, 2009, but now appeals this offer sven though
it represents far more than what the California Building Code requires. The Planning
Commission sees no reason to disturb staffs judgment on this issue. After a lengthy
. discussion regarding issuance and expiration dates, the applicant requested that the
Planning and Public Works Department provide written confirmation that the Yoio
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 o eliminate the previously agreed upon time frame, the Planning
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 TR

PLANNING AND PUBLIC WORKS DEPARTMENT

282 West Beamer Sireet

Woodland, CA 966852508

(530} BE6-8T75 FAX (530} 666-8728
www.yolocounty.org

PLANNING COMMISSION STAFF REPORT September 10, 2009

FILE #2004-037: Appeal of the Plahning and Public Works Depértment determinafions regarding
the Castle Companies’ proposal fo 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 24583

LOGATION: Located af 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
K L A O o oy | ZONING: R-1/PD-58 (Residential One-Family /

y g e g, * | Planned Development)
19, and 056-372-01 thru -10) (Attachment . .
A). . SONR.S: Sycamore (Sp) silt ioam, drained (Class 1)
FLOOD ZONE: A {(argas of 100-year flood) and B
(areas between the iimils of the 100-year flood and
500-year flood),
ENVIRONMENTAL DETERMINATION: Categorical Exemption

REPORT PREPARED BY: REVIEWED BY:

avid Morrison, Assistant Direcior

(Donald-RGst, Phikipal Planner
RECOMMENDED ACTICONS

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 reguested by the applicant; or,

2. RECEIVE a staff presentation, hold a public hearing, accept public testimeny regarding the appeal,
and: )

A. DETERMINE thet 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 Guideiines (Aftachment C);

B. ADOPT the recommended Findings (Attachment D), and-
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C. DENY the appeal.

REQSONS FOR RECOMMENDED ACTIONS

The applicant has requested a continuance to the Octoher mesting, as their attorney is' una#ai'léb!é':'pri .
September 10, Staff does not oppose the cortinuance. Mowever, should the Commission wish'to

entertain the appeal in September, staff recommends denial on the following grounds: (1) that in the
absence of actepted enginearing 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. ' -

BACKGROUND
History _
The Rivers Edgs (While) residential subdf%‘si"on project was originally approved as a rezone from

Agricuitural General (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 83 single-family residential units
and two non-residential lots. 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, consists of the levee
for the adjaining 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 strests are public, and all utilitiss on the
site have been placed underground. Residential and agricultural fand uses surround the River's Edge
{White) residential subdivision. The site is bordered by the Colusa Basin Drain and agricultural tand
heyond to the west, residential subdivisions to the east, a walnut orchard to the south, and suburban
residences and apen land to the north,

The following is a timeline of avents ésscciated with the overall development project, as well as the
current proposal and appeal. ‘

PRIOR APPROVALS AND RELATED ACTIONS

Aprl 1, 2004: The applicant submitted an application for the River's Edge residential subdivision

~ project to alow for a 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 résidential units and
two non-residential lots. _

June 16, 2005: The Planning Commission reviewed the project, and received comments from the
- public. No- condemns wére expressed regarding the project, and the Planning Commisslon
recommended s approval with a 5-0-1 vote, ST T

- July 19, 2005: The Board of Suparvisors took the following actions regarding the White Residential
Tentafive 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 Moniforing and Reporting Plan implémenting all Mitigation Measures; (3) Adopted and
authorized the Chair to sign Ordinance No. 1337, approving the zone change from Agricultural
General (A-1) Zone to 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, Hem No. 23; (8) Adopted the recommended Findings for approval of
TEM#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. 07-83 as part of the
Consent Agenda as follows: (1) Adopled and authorized the Chair © sign Resolution Mo, 07.24
approving Subdivision Map No. 4708, sccepling specified tight-ofway and easements, and
approving a subdivislon imprevement 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
ihe Board of Supervisors to sign Agrsement No. 07-48 Subdivision Improvement Agreement; (4)
Approved and authorized the Chair of the Board of Supervigors to sign Agreement No. 07-48,
inclusionary Housing Agreement for White Residential Subdivision; and (3) Adopted and
authorized the Chalr of the Board of Supervisors to sign Resoiution No. 07-25 establishing parking
reslrictions on a portion of State Route 113 in Knights Landing.

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

Septamber 28, 2008: The developer proposed a Planned Development (PD-568) amendment to
reduce the floor plan sizes of 43 of the 48 remaining homes 1o be constructed. Previously, the
project had been approvad to allow the congiruction of floor plans that range in sizes from 1,800 to

2,900 square feet. The proposed Planhed 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 cohcerns were expressed regarding the project, and the Planning Commission
recommended its.approval with a 6-0-0 vote,

April 7, 2008: The Board of Supervisots took the fellowing actions regarding the White Residertial
Subdivision (FSM #4708} pursuant to Minute Order No. 08-84: (1) Approved an amendment to
Planned Deavelopment (PD-68) o reduce the floor plan sizes of 43 of the 48 remaining homes fo be
constructed to allow floor plans of 1,300 to 2,400 square feet; (2) Deferred the development impact
fees {o the final cartificate 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 matetials; {(4) Clarified the fypes of materialsfimprovements to be
included in the interiors; (8) Reduced the number of front facades; (8) Established setbacks and
construction standards for improvemenis near existing levees, and (7) Provided initial flood

insurance coverage for homebtiyers for a period of at least one year for all market rate units, and
four years for affordable uhits (no 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 parial foundations
{garage only) for the 48 homes remaining to be bullt as part of the residential subdivision project,
Tha purpose of the partial foundations was to atternpt 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 anficipaied fo require the elevation of new structures in the
Knights Landing community anywhere from two to 25 feet, depencding on location.

June 9, 2009 The Planning and Public Works Departiment provided the applicant with a letter of
determination denying the proposal ic conetruct partial foundations for the 49 remaining homes fo

3
Agenda ltam 6.1



be built. The letter also documented issues discussed during a mesting held on May 29, 2009
batween the applicant and staff as follows:

« Al remaining 48 foundations must be fully instaited to obtain final approval of the'fnundation,
ensuring the foundation meets the currerdt floodplain criteria, the California Building Code, and
{ncal ordinances associated with the issuance, inspection, and completion of a building pemit.

s A reminder to the applicant that the preliminary FIRM Maps for the new flood zone designations
are near and any raquired building permit that needs to be Issued should cocur as soon as
possible and the start of construction shail commence prior to the adoption of the new flood
zone designations and updats to the FIRM.

+« Based on a discussion about the construction of the 42 remaining homes, the applicant
. requestad a specific ime frame, if building parmils were issuad, The applicant and the Building
Divislon agreed to the following specific ims frame as i relates to the requirad building permits
for the rematining homes to ba constructed as part of the subdivision project, This specific time
frame, 24 manths, will bg used in the construction of the remaining units, with the potential for a
12-month extension that must be requested in writihg, and approved by the Chief Building
Official. By agreeing to this approach, the Building Division effectively gave the applicant a
significant extension of time o complete work under each building pertnif, as such permits
typically expire in 180 days unless extended, .

s Each building permit must maintain continuous huilding consitruction, and approved
inspeciions, to aliow the permit fo remain active and valid, without incurring additional fees.
Thig is a typical condition of all building permits.

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

Posttension Congrete 8lab {on-ground) Foundation’

Concrete slabs can be prone to cracking dus to deflection or bending whaen the earth under the slab
sinks or becomes unstable due to soil types and soll movement based on molsture level, and can
damage the structural infegrity of foundations and ultimately the entire structure. The applicant was
required to ulliize a posttension concrete slab foundation for the prcject site due to the soil types and
other design ciiferia,

The proposed foundation for the remaining homes, is a “post tension” foundation design that tigs the

living space and garage together with tendons {steel cables), creating a tight gild sysiem throughout to

develop a singla utlf, ensuring a strong and stable foundation, The cables alse provide flexibility,

where setlling is expacted due fo sandy soils and/or high Water tables. Slabs using the post-tension

methad 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 onfy, and bullding permit addendums must he reviewed by the Building
. Division for appraval. The foundation slab structural design must be reviewed by the solls engineer
and be approved for the design. The type of post-fensionad slab/foundation on the current plans will
not allow a two pour system because the way the post-fension tendons are placed and the way the
tendons must be stressed. This system works as one unit due {o the expansive soll conditions
encountered throughout the project site. If the applicant proposes a different application, he must
submit the changes for the Bullding Division to review.
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As patt of the review of the proposed partial foundations, the Chief Building Official (CBO) reguested
that the applicant provide a letter from the project’s design professionals indicating their review and
wet stamp approval of the parial foundation (garage only) pldcement, 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 (i.e., with consiruction of
the foundation for the garage only, followed at some later peint by the addition of the foundaiion for the
livable area). if the applicants own design professional cannot endorse this approach, there is no
reason for the County to effectively endoree it by issuing bullding permits.

Flood Regulations and Changes to thg Brepih of Fiooding

in compliance with the Federal Emergency Management Agency (FEMA) Netional Flood Insurance
Program (NFIP), like most jurisdictions in California, Yolo County adopted a Floodplain Management
Ordiriance several years ago. This ordinance requires that the lowest floor, including basement, for all
pew structures within a flood hazard ares 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 Yolo County
Building Division with regards to the NFIP and Community Rating System (CRS). The first audit was in
early 2008; this is a three-year cycie audit, and is a requirement fo participate in the NFIP. Basically,
FEMA checks for the following during an- audit: (1) Flood elevation cerlificates are complete; (2)
Appropriate permit issuance of structures built within special flood hazard areas; (3) Fleld inspecfions
for verifications for flow through vents and elevationg; and (4) Review and evaluation of Yolo County's
Fioodpiain 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 beyond the minimum required, flood Insurance
rates throughout the County may be lowered,

Currently, Krights Landing is designated under Flood insurance Rate Maps (FIRMs) issued by FEMA
as Zone C, or within an area considered to he outside the 100-year fioodpiain. 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
reglonal flooding concerns, levee stabifity, and new Base Flood Elevations for several commurities
within Yolo County. In general, the new flooding risk is associated with within low lying properties
aiong the Sacramento River andfor on Cache Cresk. The preliminary FIRMs have been raviewed and
are expested to be officially adopted by June, 2010. As a consequence, all new bullding permits
submitied after the new FIRMs have heen adopied will be required to comply with the new flood
requirements. This anticipated change is at the heart of this appeal.

h March and April 2009, county and FEMA staff provided information and answered guestions
regarding what the proposed changes mean to owners and residents within areas affected by the hew
Flood Map Modermization 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 mallers have been provided to alt affected landowners within the areas

proposed for designation in the 100-year floodplain, and the Planning and Public Works Department
mainiains a detailed websife of updated flood information. :

Agenda fiem 6.1



In August 2008, county staff received Flood Depth Maps for Knights Landing, Clarksburg, and Yoio
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 io require specific Base Flood Elevations at this time,
hut 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 Rivers Edge Subdivision, if the Colusa Basin Drainage
levess were to fall, flood depths could range anywhere from six feet to more than 15 fest (Attachment
F. ‘ :

Permit Issuance, Vesting, and Expiration

The Planning and Public Works Department is responsible for the enforcement of the California
Building Godes, Yolo County Code, and ordinances associated with the review, Issuance, inspaction,
and final approval of all bullding permits within Yolo County. The applicant's proposal to construst
partial foundations was reviewed by the Chief Building Official, in consultation with other local
jurisdictions, and the Federal Emergency Management Agency (FEMA),

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

owner is required to obtain a new building permit and provide updated canstruction plans to ensure )

compiiance with all reqiirements 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
moaets the current hullding standards.

in this case, building permits for the complete slab foundations have already been approved by the

Chief Bullding Officlal. The applicant has indicated his intent to amend the appiications to instead

provide 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 installed 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 baen received by staff and staff therefore cannot

act—and have not yet taken final action—on any applications for builiing permits for the partial

- foundations. But without these supporting dacuments, 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, afl 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 o be
elevated from 7 to more than 16 foet (Base Flood Elevation plus one foof). At & minimum, the ground
lavel floor of each home would have to be limited to a garage and storage area, or the home would
have to be elevated on piars. : '

* Under applicable. county regulations, existing building permits are gréndfatherad-——and thus exempt
from subsequent FIRM Map changes-upon the “start of construction,” defined as fqilows:

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,
reconsiruction, 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
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structure on a site, such as the pouring of stab or foofings, the insiallation of piles, the construction
of eolumns, or any work bevond the stage of excavalion: or the placement of & manufactured home
on a foundation. Permanent construction doss not include land preparation, such as clearing,
grading and filling; nor does it include the instaliation of streets andfor walkways; nor dogs i
include excavation for a basement, fooling, piers, or foundations or the erection of temporary
forms; ner does it include the instaliation on the property of accessory buildings, such as garages .
or sheds not ocounied as dwelling units or not pard of the main siructure. For a substantial
improvement, the actual start of construction means the first alteration of any wall, ceiling, floor, or

other structural part of a bullding, whether or not that alteration affects the external dimensions of
the building. ‘

‘As explained further below, stalf interprets this fo mean that ¥ building permits are issued for the
complete slab foundation and the actual work is started within six months for all 49 homes prior o
June, 2010, they woulkd 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 reguirements of the California Building Code, in order for a bullding permit to
maintain its approval, work must be continuous or the permit will expire. The inltial period within work
must be completed is 180 days of permit issuance (as verified by final bullding inspection or final
occupancy, approved by the County). The Chief Bullding Official may grant extensions of at least 20
days, at his/her discretion. As a practice, extensions are not unlimited. Building Codes, Zoning
Reguiremenis, General Plan polici d Flood Ordinances all change on a regular basis and if a
vested permit is extended for & ariod of time, it can rosult in a structure that is considerably
inconsistert with updated requirements. Al the applicant's request, staff has agreed to extend any
bullding permits issued for the 48 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 enfire hoime (not just the foundation) to be completed. If at any fime a building
permit expires, it loses its vested status, and the applicant must reapply subject to the regulations
appiicable 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 to 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 concems regarding two specific
tems from the Planning and Public Works' letter dated June 9, 2008, (Attachment D).

My, 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 regording gavage slabs or partial foundations.

Per the Flood Damage Prevention Ordinance, as described above, the staff agrees that the definition
of "start of construction,” includes the date of permit lssuance. Howeaver, the permit issuance date is a
 small portion of the discussion. As discussed in further detall below, some amount of actual
construction is necessary as well, and staff dees not believe that powring 2 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 struciural and soils engineer reports regarding the proposed changes to dale.
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The applicant contacted FEMA personnel regording the start of construction garage slabs (or pcmm!
Joundotions) for their opinion. FEMA confirmed the definition of start of construction.

Mr. Calfee has attached an e-mail from Gregor Btackbum, FEMA's Chief, Floodplain Management and
Insurance Branch to the applicant (Mr. Dan Boatwright). Mr. Blackburn prowded clarification in his
apmion 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. Blackburm has repeatedly
indicated that the determination of grandfathered is at the discrefion of the focal Floodplain
Administrator,

My. Calfee iz requesting clarification of the. county’s authorily regarding its determination of the
proposed partiol foundotions.

The county has been in consuitatxon 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.

My. Calfee indicates that he cannot find the authority to allow the proposed tevms pmvided in the
second derermimnam the 24-manth and 12-month extension.

This portion of the appeat is puzzling to staff, as the 38-month timeling was jointly agraed to by huth
staff and the applicant during a meeting on May 29, 2009. After a lengthy discussion regarding
issuance and explration dates, the applicant requested that the Planning and Pubiic Works
Department provide wiitten confirmation that the Yoie County Building Division would. comi
specific time frame, described above. The Chief Building Official agread to the requested {o;
frame and provided written confirmation as requested by the applicant.. if the applicant prefers the time
frames refiected in California Building Code (CBC), and wishes o eliminate the previously agreed
upon time frame, staff has no ohjections. Construction must be completed within 180 days of building
permit issuance and additional so-day extensions can be approved at the discretlon of the Chief
Building Official.

- ANALYSIS

County staff has worked coflaboratively with the applicant for the past six years and is committed to
enslring the success of the River's Edge subdivision. This includes having recently suppotted the
applicant's request for various modifications to the project, such as a decreased square footage of
most of the remaining homes fo be built, deferment of approximately $360,000 dollars in FSA and
other standard fees, and general coordination regarding design and construction issues and solutions,
\hile staff is sympathetlc to the applicant's dilemma, ‘concaming both the severe downturn in the
heusing market and the proposed changes in flood mapping, further accemmodations can only be
supported so long as they comply with local, state, and federal requiremenfs, protect the health and
safety of future residents as well as the community, and do noi resuﬂ in a subsiandard product.

The developer has already constructed 14 of the 63 homes w&hm the subdivislon project, and all 14
homes wers constructed with the enfire foundation being installed at the same time, as one unit.” 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), utilizing = tight grid of a stesl
cables that actively helps support the siab creaﬂng a strong and stable foundation for the life of the
dwelling unit as designed by the structural engineer. In the absence of structural caloulations
supporting the applicant's proposal, the construction of partial foundations would allow a substandard
construction practice fo introduce cold foints into the foundsation, weakening the overall structural
integrity of the foundation, and could aliow movement and possible degradation of the structure.
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With regard to the FEMA and County definition defi nition:of “start of construction,” quoted above, a

partial foundation limited only to an altached garage does not appear to be sufficient to grandfather the
building permit for the home. The definition stetes that a number of things are not sufficient fo
constitute the “start of construction.” The Rist includes “the instaliation on the property of avcessory
buildings, such as garages or sheds not occupied as dwelling units or not part of the maln structure.”
Siaff have concluded that this language means that work to install an unoccupied parage, even if
aftached fo the main structure, falls short of what constitutes the "start of construction” under this

definition, In other words, an applicant has to starl work on the livable area — not the garage, even if it
is aftached ~ in orderdo qualify for grandfathering.

Certainly, this language is somewhat vague and may be suscepiible io other interpretations. For
Instance it could be read to say that if the altachad garage is constructed at a separate time from the
main house, the grandfathering would apply only to the alteched garage and not extend to the main
house, |t couid alzo 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 ihat argument fo its extreme, this
fanguage could even be read fo say that the permit vests at the moment the first portion of the

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

But staff believe that the regulatory language should be interpreted reasonably, and that the most
reasonable interpretation is 1o read “the pouring of slab or footings” o' 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 mvestment) toward completion. Hence it opted fo define "start of consiruction” as
the “pouring of slab or footings,” rather than as "starting to pour the slab of footings™ or the “pouring of
a portion of the siab or footings.” County stalf sees no sound basis to interpret this standard in a more
lepient manner than ifs plain language suggests. And oertainly, the importance of maintaining good
standing with FEMA fo ensure the County's continued participation in the NFIP dictates a careful
approach o 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 reganding inferpretations of the Flood Damage

Prevenfion Ordinance fwhich includes the “start of construction” definftion) 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 bedy; and
{c) Deemed neither to fimit nor repeal any other powers granted under stale statutes.

More importantly, even without these interpretations, staff believes that the applicant’s efforts are in
conflict with the intent of the grandfatheting regulation. Construction of a single-family residence
(including a complete siab foundation) clearly gualifies as the “start of construction,” However,
according o the applicant, building all 49 complete foundations at this time would be economically
infeasible. This is a reasopable concern. Insiead, the applicant is hedging his bet by seeking o
reduce costs by building what is essentially the equivalent of a detached garage (would clearly would
not gualify under the definition of “start of constuction”), while claiming that it will eventually be
integrated into a farger attached residence, and thus 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 gven 36 monihs to build the remainder of the home as not lenlent encugh. Nor is there a
guarantee that the buliding permit won't be amended at a later date fo 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 plaih language of the FEMA regulations, but the
underlying policy as well,
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COUNTY RECORDER
Filing Requested by:

Yolo County Planning and Public Works | (

Name

282 West Beamer Stiget
Address

Woodland, CA 95895
City, State, 2ip .

Attention: Donald Rust

Notice of Exemption

To:  Yolo Couaty Clerk To:  Office of Planning and Ressarch
625 Court Strest 1400 Teath Street, Room 121
Woedland, CA 95603 Sacramente, CA 935814

Project Title:  ZF 2004-037 —~ Appeal of the Planning and Public Works Department evaluation
and letier of determination regarding Castle Companies' proposed modifications to
residentiat dwelling unita,

Applicant; Castle Companies (Dan Boatwright)
. 128385 Alcosia Boulevard, Suite A
San Ramon, CA 94583
Project Location;

The project site is located at the weslern end of 6" and 9" Streets and bordered by Colusa Basin Drainage Canal to ( ‘
the west in Knights Landing (APN: Number 056-381-01 fo 20, 056-372-01 to 08, 056-371-01 o 19, and 056-372-01
to 10) _ -

Proiect Description;

The applicant has proposed the construction of partial foundations (garage only) for the 49 remaining homes io be
built, as part of the River's Edge (White) residentiat subdivision project. The Pianning and Public Work's Department
{PPW) reviewed, evaluated and provided a letter of determination,

Exemyp! Statug:
Categoricat Exemption: Review for Exemption *15061(b)(4)” and Projects which are Disapproved 18270 (a)"

Reasons why pipject is exemgl i -
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

Sigoature (Public Agency); Date:

Drate 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 fo support each FINDING is shown in Itali'cs. )
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
rezane from A-1 to Residential One-Family, Planned Development (R-1/PD) zone and a
Tentative Subdivision Map (TSM# 4708) fo subdivide 2219 acres into 63 singiefamily
residential units and two non-residential lots. One of the non-residential lots, 1.38 acres in size,
is to be utilized to create a S-acre-foot detention pond in the southwest corner of the project site,
The dstention basin is to drain into the Colusa Basin Drain with a low-lift pump. The other non-
residertial fot, 7.87 acres In size, consists of the levee for the adjoining Colusa Basin Drain.

B. Callfornia Environmental Quality Act (CEQA) and Guidelines

That the recommendad Categorical Exemption is the appropriate levels of environmental
review in accordance with the California Envifonmental Quality Act (CEQA) and Guidelines, as
C%QA d%e? ?Qt apply to projects that a public agency rejects or disapproves (CEQA Guidelines
§ _5661{ 4)).

C. Building Regulations, Standards and Vested Rights

in denying the applicant’s appeal to overtum the Planning and Public Works Department
datermination regarding the proposal to-construct partial foundations, the Planning Commission
conslders the factors set forth in the approved construction drawings, FEMA regulations,
- California Bullding Code, Flood Damage Prevention Ordinance and the Yoio County Code. In
denying the applicant's appeal, the Planning Commission finds, on the following grounds: (1)
that in the absence of accepled enginearing 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 bullding and
_safety depariment, and responsible for the regulation and erforcement of the California
Building Codes (CBC), Flood Damage Prevention: Ordinance, Yolo County Code, and
ordinances associated with the review, issuance, and final approval of all building
permits within Yolo County.

The applicant’s proposal {0 construct parfial foundations for nondivable space was
reviewed by the Bullding and Planning Division, in consultation with other local
Jurisdictions and FEMA. Staff belisves that the applicant should be required to use best
buiiding practices for consiruction of the enfire concrete slab {on-ground) foundation as
ong unit (monolithically), utilizing a fight grid of a steel cables that actively halps support
the slab creating a strong and stable foundation for the life of the dweliing 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 afiow movement and possible
. degradation of the struciure. _

With regard to the FEMA and County definition of “start of construction,” a pariial
foundation limited only to an attached garage s not sufficient to grandfather the bullding
permit for the home. The definition states that a number of things_are not sufficient to
constitute the “start of construction.” The list includes “the instaliation on the property of
accessory buildings, such as garages or sheds not cecupied as dwelling units or not pari
of the maln structure.” Staff has concluded that this ianguage means that work fo instatl
an unoccupled garage, even if aftached fo the main structure, falls short of what
constitutes the “start of construction” under this definiion. 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 cerlainly, the imporiance of maintaining good
standing with FEMA to ensure the Courty’s continued participation in the NFIP dictates
a careful approach fo irterpreting this definifion so that FEMA does not later assert that
the ehtire subdivision was wrongly interprated 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 dogs not.

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

dwelling unit is enforced by the California Building Code Sections 106.3.2 ~ Time
fimitation of application, 105.4 ~ Validity of permit, and 165.5 — Expiration. Construction
must be completed within 180 days of building permit issuance and additional 90-day
exterisions 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 dweliing unit. Staff has advised that the applicant

accepted this during a meeting on May 28, 2009, but now appeals this offer even though
it represents far more than what the California Building Code requires. The Planning
Commission seas no reason to disturb staffs 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 thet 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 objection, but it finds no basis for allowing the applicant more time
than staff have previcusly offerad to complete construction.

ATTACHMENT C AGENDA [TEM 6.1



'ATTACHMENT D
Letter to the applicant from PPW dated June 9, 2009




County of Yolo  wuer

DIRECTOR
PLANNING AND PUBLIC WORKS DEPARTMENT

202 West Bearer Strest

YWootland, CA 956052588

(530 606-B776 FAX (530} 666-8728
wa 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 Fdge (White) residential subdivision project a
Planned Development (R-1/PD) zone and Tentative Subdivision Map (TSM# 4708)

fo subdivide 22.10 acres into 63 single-family residential units and two 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 pariial
foundations for the 40 homes remaining to be built as part of the residential subdivision project.
The Department has reviewed your request and provides the following coraments:

1. Al remaining 49 foundations (i.e. entire footprint of the building) must be completely
installed 1o obtain entilement o ensure that the foundation mests the current fioodplain
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 ih effect at that time.

2. W a building pemmit is issued for a residential dwelling unit, the construction of that
' residential dwetling unit must ba completed within 24 months, with the potential for a 12

monih extension that must be regquested in writing, and approved by the Chief Building
Official.

3. Each building permit must maintain continuous building construction, and approved
- inspections to aflow 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 dweiling unit will need to meet all
current adopted California building codes, adopted Floodplain Insurance Rate Maps
(FIRM), and other ordinances in effect at the fime of issuance.



Castle Comipanies

ZF 2004-037 White Subdivision
June 8, 2008

Page 2of2

¥f you have any questions or concerns regarding the above, please cbntac.t me at my nfficé'by l
mail, e-mail at: donald rust@volocounty.org or phone at (530} 666-8835. ' '

Sincerely,

~PONALD RUST}

Principai Planner
o John Bencomo, Yolo County, Planning & Public Works
David Morrison, Yolo County, Planning & Public Waiks

Lonel Buller, Yolo Counly, Planning & Publis Works
Bargio Caldera, Yola County, Planaing & Public Works

+




ATTACHMENT E

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



CALFEE | KONWINSKI

A PROFESSIONAL CORPORATION

61} NORTH STREET

WOODLAND, CALIFORMIA 95695-3237
TELEPHOWE (530) 666:2185
FACSIMILE {530) 6663123

kealfee@calfeelaw.com

August 28, 2009

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

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

Gentlemen:

KENT N. CALFEE

DAVID W, CALFBE Il
CHRISTOPHER J. KONWINSKI
SARAH B. ORR

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

is enclosed.

Castle Homes contends that two portions of the County’s 1et§er of June 9, 2009, are contrary to
the applicable law. Inastuch as the issuss relate primarily, if not exclusively, to statutory

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

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

All renaaining 49 foundations (i.e. entire footprint of the building) must be
completely installed to obtain entitlement to ensure that the foundation meets the
cutrent floodplain eriteria, 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 REMA. 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 1X. 1 have altached the email exchange with Mr. Blackbumm and have taken the Tiberty to
underline the portions that were highlighted in red by M. Blackburn in the original.

M, Blackbuin 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
the 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 authority for Don’s |
conclusions relating to a 24-month term or an extended 36-month term for 2 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” contro} this issue.

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

1 would appreciate the opporfunity to meet with the two of you, and any other staff member you
think appropriate, to discuss these issues. 1 fee] strongly that we should explore these legal issues

informally in an atiempt 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 | KONWINSKL
A Professional Corporation

ent N./Z‘Z

sfp

ene.

cci  Mr. Dan Boatwright
Mr. Donald Rust
Me. Lonell Butler

WerverohWPAKNC astiadpogledich rust 090827 doe
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APPLEICATION FOR APPEAL

Pleass understand that after you have made your ppplication for an appeal,
staff will place your appeal on the agenda at the earlieit possible legal date
and will prepare 2 brieg report to accumgany your agpeal. The more informaticon

you cas provide, the hore coibplete your sppeal will be at the time ik iz heard.

According to the Yo.'fo County Code, 1 request my sppeal to be heard by:
(Check one) X Planning Lommission (Title B, Chaptar 2}7ec: #-3-967 Loty Codg
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Assessor Parcel Numbers for Application for Appeal -

456-371 -1 through (9
056-372-01 through 08
(56-381-01 through 11
$56-381-13 through 16
{56-381-18 through 29
056-382-01 and §2

(156-382-06 through 08

49 fotal parcels,
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Jehn Bencomo
TRECTOR

County of Yolo

PLANNING AND PUBLIC WORKS DEPARTRIENT

9% Wesl BoumarStreal

Vondiatd, GA SEAI52502

(530; GEG-B775 FAX {530 6668728
Luichonnatidod

June 8, 2009

Castle Companies
12885 Altosta Soulevard, Sulta A
San Ramon, CA 84583

Attentior:  Dan Boatwright, Project Munager

Subject  ZONE FILE #2004-037 ~ The River's Edge (White) cesidential subdivision project 2
Plamied Developrrent {R-17D) zone and Tantative Subdivision Map [TSME 4708}
o subdivide 22,19 acres inte 63 singlefomily residential units and wo non-
residential lots

Ivir, Boatwright;

On May 6, 2088, you provided an e-mall requosting thet the Planning and Public Works
Depatment evaluate and provide comments regarding your propasal 1o construct partiat
foundations for the 49 homes remaning to be buit as part of the residential subdivishon project.
The Departnent has reviewed your regusst and provides the following comments:”

4, A% remaining 48 foundations {le. entite foctpdnt of the bulding) must be completely
installed to oblain entiternent fo ensure that the foundation meets the surrent floodphain
crieria. Partial foundations will not be considered vesiing with regards fo FEMAL As
you are awate, e flood zones and Floodplain nsurance Rate Maps (FIRM] has been
reviewed and will be updated by Fedaral Emengency Management Agency FEMA} in
the sary sing of 2010, Al new buikiing permits submitted after the FIRM maps have
een adepted will have to comply with the floed raquiremants in effect at that frse.

"2 #a buflding permit fs issued for a resilential dweling unit, the construction of that
msidantial dweling unlit must be completed within 24 months, with the poleptial for & 12
monits extension that must be raqoested in wiiing. and approved by the Chief Building
Official.

3. Each building permit must mainfain confhuous duilding consiruction, and approved
inapactions 10 allow the permit to remain active, and.no ncurdng addifionst fees.

4, For any residential dweling unfis that have not heen compieted under e building
penmit issund within the ihree year time frame discuss above, 2 new building peemit and
construction plans will be resuired, and the residential dwelling unit will need to mest alt
current adopted Cealfornia building codes, adopted Floodpiain insurance Rale Maps
(FIRM), and other ordinances in effect at the time of Issuance.
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“ APPENDIX E:
NFIP REGULATIONS

This Appeadix conmins the text of the Code of Federal Regulations {CFR) for the National
Fleod Insurancé Porgram: 44 CFR Parts 59, 60, 65 and 70.

~

PART 59 — GENERAL PROVISIONS
Sabpart A ~ General

Sz

384 Daelinitions

502 Dascription of program
393 Emergency |mogram
59.4 References

Suppart B - Bligibility Requirements

5921 Purpose of subpan

5922 Prerequisiles for the sale of flood Inpurance

59.23  Prlorities for the sake of flood insuvance ender
) fho regular program

59.24  Suspension ol'vomounity sligibitity

Authority: 42 U.8.C. 400/ ol seq.. Reorganizodion Plan
No, 3 of 1978, 43 FR 41943, 3 CFR, 1974 Cotap., p.
320; EQ. 12i27 of Mar 31, 1979, 44 FR 19367, 3
CFR, 1979 Comyp., p. 376.

Saurce: 41 FR 46968, Oct. 26, 1976, 44 FR 21177,
May 31, 1979; 50 FR 36022, Sept. 4, 1985, 31 FR
30306, Aug. 25, 1986; 57 FR 12540, May 7, 1992; 58
R 62424, Nov. 26, 1993 539 FR 53597, Qot. 25, 1994;
62 FR 55713, Qet. 27, 1997, unless othorwise noted.

Subpart A ~ Generad

§ 55.1 Defivitions.

As aged in this subchagier.

A" means (e statutes suthorkeing the Mationat Flood
tusurance Progeam thal are incorporated in 42 USL
449014124, '
"Actoarial rates”. see "risk premium rales”
"Administeator mouns the Federal surance Adminls-
trator,

"Agency” means the Federal Emergency Management
Agengy, Washingten DO,

“Alluvial fin flooding” weans flooding oecurring on
the surtace of an alluvial B or stmilr Jandform which
oslginates of the apex angd is characterized by high-
velooity fows; active praceuses of crafon, sediment

NFIP Regulations

fansport, and  doposition; and, wapredictable flow
juzthy.

“Apex” méiny a pobd on wa alluvial fan o simibw
fantifornn below which the Pow path of the amjor
sticien that formed the fin beoomes unprediciable and
alluvial fan Booding can ocour.

“Applicans means a conwnunlly which indicaes a |
destre to parlicipate in the Progyam.

“Apprrtenant Strueture” meany 2 strectie which is on
the same parcel of property as the principal struciure (o
he ingured and the use of which Is incidenist to the gse
of {he principal sivucture,

“aeen of shiflow flooding” menns 3 desighated AQ,
Al ARIAQ, ARIATH, or YO zone on a commaunity's
Flood Inswrance Rate Map (FIRM}) with & | percent or
growier anaual chance of Aooding {o an avorage depth
of 1103 feot where a clearly defined chunne! does not
exist, where the path of flosding is unpradictable, and
where veloeity Qow muy be avidens,  Such Mooding is
charneterized by ponding or sheet flow. .

“Area of special flood-refated ercsion hazard" is the
land within a commusity which is mowt likely o be
yuhieot to severe Nood-elated eroston losses. The aren
nmy be designuted sy Zone B on the Flood Hagsrd
Baundary Map (FHBM),  After the detatled evaluation
of the special fivod-related erosion hazasd avea in
prepantion for publieation of the FIRM, Zowe B may
b Harther relined. ’

“Ayen of special floed hawzerd” is the land in the fleod
piain within & eommunlty svebject to a { pereent or
greater chance of flocding in any given year, The gres
miy he desighated s Zone A on the FHEM. Afler
detaited ratemaking has been compleled in- preparation
for ptibliention of the Heod insurance rate map, Zone A
ugantly i refined inlo Zones A, AQ, AH, AL.30, AE,
ASD, AR, ATV/AL-30, ARIAE, AR/AD, ARJAM, ARVA,
YO, or V130, VE. or V. For purposes of these rogu-
lfons, fhe torm “special flood havard arest i

" synonymous v meaning with the phrase “area of zpe-

clal flood hazard®, . .

“Avca of special mudsiide f.e., mudflow) harard” is the
land within a community most likely o be subject to
severe wndsfides (Le., moudflows).  The arep may be
designated a8 Zone M on the FHEM,  After the de-
taied evalustion 6f the spacial mudsfide {i.c., mudilow)

E-}



haward acen in prenaration for publication of the FIRM.
Zone M sty be further refined.

"Hase Hpod® means the Nood haviag 5 oae percent
chance of being equalled or excacded in any glven yoar,
sHasemetl! means any arca of (he building having s
foor subyeade (helow groursd lovely on afl sides.
“Brepkaway wall" means o wadl that is not piet of the
strugtuen] support of the building ard it indended
through s design and constriction o collapse under
specific lntoral foading forces, without causing damage
10 the clevated poition of the building or supporting
foundation system.

"aiiding™, see "structure.

"Chargeable Tales® mean the raics extablished by the
Adminisisor pursuant Lo section 130¥ of the Act for,
first layer Himits of Nood insurance o existing wrae-
tures,

sChiel Executive Dftcer® of the gomnwnily {"CEQ™)
menns he officiul. of the communily who is charged
with (he authoeity 1o implement and administer hows,
ordimances and regulations for thal sommunity.
“Constal ligh bozard aren® memns an area of specil
flood hazard extending from offshors (o the infand Simit
of & priveary Romtal dune along wn vpen coasl aml any
othor arca subject to high velosity wave action from
slovimg oF seiwnic sources. .
“Comannity” means any State oF area or politicul sub-
dhelsion thereod, ov any Indian wibe or authorized tibat
organization, or Alsska Notive village or aithorized
native organization, which iuas antherity 1o adopl and
enforee floml plain munagement regulalions For te
areay within its jurisdiction.

“Contems coveraga®™ is the Insurante on prrsosml prop-
ety within an epclosed structure, Including the: cost of
deliis remove!, sud the reasonuble cost of removal of
scontents o mintmize damage.  Personnk propesty say
be hiousehold goods nsust or incidental o residenthal
ooeupancy, or merchandise, furiture, Nixturos, machin-
ery, equipment sud supplics ustal to ofher than
residential ovcupaisies.

*CrHeria® menns the comprehensive criteris for lnd
manpgament and use for floodbprone areas devoloyred
ender 42 U.S.C. 4107 tor the pwiposes xel forth in Part
68 o Ly subehaptor.

wOitiead featine” menns an integral and repdily ideniifi-
able pait of u flood protection systery, without which
the flood prowstion provided by the entire systent
wonkd be compromised,

sCureibingar Line” means the border on either o FHBM
or FIRM that delincates the special Rood, rdsiide
{ie, mudlow) andfor food-related arosion  hazard
aregs and congisws of & curved or coutour Ting it fol-
Tows the topography.

*Duductible” moans the fixed amoun or percentage of
pay loss covered by imsurence which is borne by the
insuved prior to the insurer's Hability.

NFIP Repulations

"Developed ared” reans an area of a communify that
fut

{uy A peimarily wbanized, builbap area that is a widni~
mui of 20 contipuous acres, hes basic wrbuo
mfustructure, fncluding roads, wilities, compmumica-
tons, and public foifides. 1o sestain indusbial,
residentiad, and somemorcial aclivitics, and

14) Within which 75 pecent or more of the paseels,
fracty, ot lofs contein commmertial, industiial, or ceis
dential structures oF uses; or

{23 1% n sinpghe pareel, tack, or 1ot in which 73 percent of
he aren conlaing oxisting commereial or industrial
stuclures 0¥ uses: ov

(3} kst a solwlivision developud ol a demity ol at lons)
wwo residential shuclures per aore within which 73
pereent or mare of die fots contain oxisting residential
stiuciures ot the fime the designition is adopted,

(b} Undevelopad parsels, acls, of ots, the combinalion
af which is less than 26 nores and contiguous on at least
3 sides fo arens meeting the oriteria of pangraph (a) at
the time e desigivtion is udopted,

fe) A subdivision thal is a minimum of 20 contigious
aovdr il has oblained ol nocemsary government ap-
provals, provided thai the actual "start of constiaclion”
of structures has oocursed on i feast 10 pessent of the
loig o remaining lots of » subdivision or |0 porcent of
the rmbman building coverage or remalndng building
coverage sowed for o single Tot subivision at the lime
the designation is adopted and comstruction of sirue-
wnes is underway,  Residential subdivishons must mest
the density criterts in parageaph (23(3).

"Pevelopment’ meany any man-made chinge io im-
moved or unimpravad cerl estate, including but net
limited to buildings or oiher structurey, mining, dredg-
g, flling, grading, puving, excsvation or drilling
optrations or sorege of cquipinent or matelials.
"Piretor” meany the Director of the Federal Emer-
gency Managemenl Agency.

“Eligible community” o "participating community”
mennk @ compunity for which the Admbsisirator has
anthorized the sale of flood inswrance under the Na-
tipnal Flood Insurunce Prograw,

"Sievated building™ means, Tor inswrance purposcs, &
nonbnsement Bulkbing which has #s Towest elevmed
{Toor vaised sbove ground levet by foundation walls,
shear walls, posts, plers, pilingg, or columng,
"Emesgency Flood Insurance Program” or "ewwrgency
progeam™ wienns the Program as implemented on an
emerpency hasis in sccordanse with section £336 of the
Act, ITig intended g5 a progam 10 provide a frst fayer
amourt ol msarance on ali insumble stuctures before
the effective date of the initial FIRM.

AGrosion” moans the process of the pradust wearing
away of land masses.  This perit is not per se covered
wnider the Program.

£-2



"Exception” means o waiver from the provisions of Pait
60 of this subshupler direcied 4o & community which
refieves il Ttom ihe cequitements of a nile, reguinton,
order or other determingtion made or issued pursuant lo
the Act.

“Existing conslraction” means for the purposes of
dotereining rotos, dnctures Yor which the "siat of
construction” commennsd befne the offective date of
the FIRAM or belore January 1, 1975, For FIRMs effie-
tive befove that date, "E:.£~<ting construction” iy alve
be eeferved (o as “exittiag stnigtures,”

“Ealsting mmnaliclored honw puk or snhdwwum"
mets 5 manuficimed home pak or subidivision Tor
whicl il construction of theilities for servieing the Jots
on which the manufactured honey sre to b aflixed
(inclating. a1 2 minimum, the inslallation of wiilites,
the construction of streels, und cither Mnal site grading
o the pouring of concrete pady) iy com;a!eted befbrs the
effpetive dale of the ﬂm&piam snagement regatations
adoptet] by & community, .

“Existing strudtures” soe "existing construction,”
“Expansion to e existing masuficiwed home puk or
subdivision® meany the praparntion of additionu) sites
by the construetion of Bcifitios for seyviving the lots on
which the munufaclering homes ave 1o b alfixed (in-
cluding the instalistion of ufilities, the construction of
slrauts, and either finad site grading or the pouring of
conerete padsy

“Federl pgeney” moeank any depatiment, agency, cer-
poration, or other ontity ar instramentality of the
executive branch of the Federal Government, and in-
cludes (e Federal Natiosal Motlpage Association and
tiwe Federal Hone Loun Morgape Campotation.

Federal imstramentadity sesponsibie for the miparvi-"

son, apsproval, reguiation, or nsariag of banks, savings
and loan associutions. o siveiar institstions" mouns the
Bazrd of Governors of the Feders] Reserve System, (he
Fuderal Deposil Ingwrance Compointion, the Complroliey
of the Currepoy, the Hedend Home Loan Hank Board,
the Foderal Savings and Lomn nsuamce Corposation,
aml the Nationd Credil Union Administration.
“Firarcial assistanee” moons any form of loan, geant.
guarnnty. insurance, paymen, rebate, subsidy, disastor
susistance loan ov gand, or any other Poun of direct ov
Indivect Pockosnl nsxistafice, other than general or speciat
revenue sharing or formula prants made to States,

“Financisl sssisiance for acquisiion o conatmotion’

pmpnﬁes means any Torm of finaneinl ansistance which
i3 infended in whole or in part far the acqdsition, cons
sleuction, reconsiruction, repair, of improvement of any
publicly or privately owned bm!duu, o miobile home,
and for any machitery, equipitont, fixwpes, and fur-
sishings contained or © be contained thereid, and shait
include the purdhase o suhsidizaion of mortgages or
morlgage foans but shall exctude assistanoe pursusnt to
" he Disaster Relief Act of 1974 other than assistance

NFIP Regulations

under sach Act i counection with a (lood. 1 Includes
only financial assistance insueabls wnder the Stwadard
Plood srance Polivy.

“First-layer coverage™ js the maximum ameunt of
structural and contents insurance uuvuage available
utider the Emergeéncy Program.

"Flood” ar "Moeoding" menns:

{a) A generad end temporary condition of partigd or
carnplete inandation of normally dey lond meay from:
£1) The overllow of inland or tidal walers.

{21 The wnsval and rapid accumubition or runoff of
surfaee waters from pny spuree.

(M) Mudshides {ie. mudiiows) which am proximately
camsed by flooding as delfined in parsgraph (a}2) of
thiv delinition and ere akin o a river of liguid and
flowiing vud on the surfices of narmally dry land srens,
wy when earth is carvivd by o curont of water and de-
posited.along e path of the carvenl,

(b) The collapse or subsidunve of fand plong the shore
of a lake or sther body of water as z pesult of erosion os
undermining caused by waves or cwlrents of waler
oxceading  anticipated cyclicat levels or suddenly
cauged by an unustally hgh waser foval in a nasral
budy of water, socompuried by 4 suvere storm, or by an
ungiticipsted foree of mluve, such ns Bash food or an
abngrmul Bdnl surge, or by some similarly tnusual and
unforesceabls event which resulls in fooding 8§ de-
fined in parageph (0)(1) of his deftnition,

“Fload elevation dewermination” means o detersvination
Hy {he Administiator of the water surfhee clevations of
the buse Nood, that ia, the fTood fevel that has a one
percent of grenior chance of occwrence T any given
veur,

“Floot elavation study” mesns an exantination, evilua-
tion and determination of flood lumards and, if
appropriate. corresponding waier swrfaoe elevations, or
an examisation, evalugtion and dotermimtion of mud-
slide (ie. mudilow) andfor ([ood-related erosion
hazards,

"Flood Huzmd Boundiery Mop” (FHBM} mesns an
official map of & community, issued by the Adwinis-
trator, where the bowndaries of the flood, mudsTide {ie.,
nudilow) related "Food plain marvagement® means the
operation of an overall program of corective gl pre-
ventive meamires for reducing ood damnge, including
bt not Himiled to emergency preparedness plans, Rood
aontrol works and flood plein management at,g,uhtmns
"Flood pluin management regolations” weans zoning
ordinances, subdivision’ lcguiahuns hailding codes,
hoddth regulations, special purpone grdinces {auch us
2 flood plain ordinance, grading ordinatce and srosion

-control ordivance) and other spplicalions of polics

power. ‘The tery desoribes such state or looa! 1eguia-
tigns, kv any combination thersef, which provide
standardd Tor the purpose of Bood damage prevention
and reduction. .
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"Flgod protection system® means those physieal strec-
b worky o which finds have been methoiized,
appropriated, and expended atd which have been con-
stracted speetfically to modify fooding in order lo
reduce she exiomt of the aren within a conmunily sub-
ject to a "special Rood haewd™ and the extent of the
deping of assosiated Tooding.  Such 4 system typlealiy
inchudes hurrcone tdad barriers, disws, yeservolrs, lev-
eos of dikes. Phese spoclafized Mood wmodifving worky
are thowe constructed in confhimance with sound engi-
neeriny stilaeds,

Finod proofiog” means sny combination of steuehit
and on-structural adiditioms, changes, or sdjestinents to
strictyres which reduce or oliminute food dapags to
veat orinte or improved renl properly, witer and sanitasy
iaeititivs, stusturcs and theil contents.

"Floodehied crosion® means the collapse or subsi-
dence of lind slong the shore of & lake or other body of
witler ax 2 vexelt of undermdning cansed by waves or
glurronts of wator oxsundiag anticipated cychva! fevels
or suddenty caused by tn enusuatly high water fevel in
a notural hody of walar, accompmaitd by & stwere
siorm, or by an snanticipated force of nature, such as a
Npxh flood or an abnormal didal surge. o by some
simikizly unusual and unforesgenble event which resulls
in feoding.

“Flood-related eroslon area” or “food-related crogion
frone aren” means a land orey adjoining the shove of &
[ake ar other body of vwater, which due to the conpokis
tion of the shoreline or bank and high wuter fevels or
wind-driven cirents, is kely o suffer flood-reinted
erguion dumage.

“Floot-related crosfan arca manageatent” wieans the
operation of an overall program: of corrective and pre-
venlive measurds Jor redueing Hoodwolnted corosion
damnge, Icluding but not limired to emergency propar
odagss plang, food-related crosion control works, and
Nood plain panagement regulations,

*Floodway™, set “rogulalory leodway.”

"Froodway encreachient nes" moun the Haes marking
tho Hiwite of Roodways on Federal, State and local Aood
flain waps, ]

“Frgehowrd” means a factor of safuty usually expressed
i feet abave a flood tevel for purposes oF Hood plain
management, “Freshowed™ londs 1o compenunte for the
My unknown faclors that could conltibute fo flood
heights grenter than he height caleulated for o selected
alee Mood and foadwsy conditions, suth as wave ac.
tion, hridge epenings, and the hydvological effect of
wehanisation of the watssbed,

“Functiomlly dependent vse”™ moans o uso which can-
not perfarny is intended purpose naless it s lovuled or
crried out in cluse proximily to water.  The evm in-
chudes only docking facflities, poet Teeifities that s
necessory for the loading and wnlonding of carge or
passengers, and ship building and ship repair facilities,

NFIP Regulations

- enclosed aren {incheding busement),

bt does wol include long-lerm storage or related manu-
fackuring frediities,

enoval Cownsel® means the General Uounsed of the
Federal Bmergency Manngement A pency.

“Mighest adjucont grade meomny the highest pulura
elevation of the ground surface prior Lo’ construction
next i the proposed walls of u struclure,

"Higtoric Siructure” mgans any structure that is:

{2} Listed individually in the National Register of Hiv-.
toric Places (o listing maintained by the Doparlment of
titerior) or proliminarily dolermined by the Secretary of
the Inferitr ax mocling the roguirements 1 idividu
fistiog on the National Register;

{h) Cenified or preliminarily determined by the Secro-
iy of the Iaferior as conbibuling o the historicsl
significance of & regisieret! higtoric distict ar o distries
profimivaity determined by the Secretasy By qualify as
a registerad Nistoric distriet

{e} Individuatly Hsted on a siaie fnventory of higoric
places i states with bistoric prescevation programs
which have heen approved by e Seoretuey of the e
iy, ov

{dy Individually fisted on o focal inventory of higoric
plsces in communities wilhy historic preservation pro-
geamy that have boon coriified ofther:

(1) By an approved state progium ag determined by Ui
Secretary of the Inlerior or

£2) Directly by the Seerstary of the Interior tn staies
without approved prograwis.

“tndependent selentific body" menns a1 non-federal
lechnionl o scienlifio organization nvolved i the
stucly of and wse planning, flood plaln munagement.
hydrology, geology, geography, of any other scluted
field of study concerned with fooding.

“nsurance ndfusiment orpentzation” menny any organi
2ation or person engaged in the business of adjusting
Toss elaims avising under the Standerd Plood Inzarance
Poticy.

"Ingurance company™ or "insurer™ mesns ony pason o
organrization authorized fo engage in the bmthance
business uhder the faws of any State.

Levoe" wenns 4 men-inde shactue, wsuglly an
earihen ombarkment, dosigned and constructed in fie-
cordance with seund englncering practices fo contain
controf, or divert lhe flow of wattr so us o provide
profection from temporiry flooding.

"Levee System™ means a lood protection system which
vongists of 3 levee, or fevees, and associated sirvciurves,
such as closure and deninage devices, which are con-
struefed and  operaled  in acoosdanee  will sound
onghieering practices.

"Lowest Flom™ meany the lowest foor of the lowes)
An undinished of
fined resistant enclosure, usable solely for parking of
vehicles, building nceess of storage in an area ofher
fhan % basemont area i¢ not condidered s Duilding's
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lowest fioor: provided, that such snclosure is not budlt
80 as to reader Ihe struclue in violation of the applica-
ble non-olevation deaign requirements of soeation 60,3,
UMangrove sland® msins an sssemblage of mangrove
tees which sre moutly Jow wees noled for o coplous
development of interducing adventillous toots above the
grownd and which contitin one o mare of the following
species: Black mangrove (Avicemia Nitida); red man-
grove  {Rhizophom  Mangleh  white  mangrove
{Laeguncularia Racemom): and hullenweond {Conocar-
s Brocia),

“Manufactired home" moans @ structore, t:.m-epmt*mh.
i one oF more sections, which is built on & pennaaun
chassis and iy designed oy use witl or withowt a per
munent foundition when attuched o the required
wtitities.  The teom “manufactured home* doos not
include a “seorcutions! vehicle®,

"Manulictured home park or subdivision® means a

_ parcel (o contipuous parcels) of fand divided into (wo

uirmare mandficlured home fois for rat o sals,

“Map® moans the Flood Hazmd Boundary Map
{FHBM) or the Plood Insumnce Rate Map (FIRM) for a
cummnenity issued by the Agonoy.

"Moat e lovel® means, for purposes of the National
Flood Jnsurasce Program, the Nalional Geodetic Vortis
eal Duatam (INGVD) of 1929 or other detum, o which
tse Rood clevations shown on & compmunity's Flood
Insurance Rale Map ave seferenced.

UMudstide® (i, mudflow) desoribes 1 condilion whers
there is g vlver, flow or inundaton of Hiquid mud dowan
@ hillside usiakly as o vesall of o dual condition of toss
of brish cover, and the subsequent accumulafion of
willer o the ground preceded by v pariod of wnusually
hetvy or susteined min, A modslide (e, swdlow)
ety ooeur as a distinet phenonwnon while-a landslide
is In progress, and will be recognized a3 such by the
Administrator only il the mudflow, snd nol the knd-
shide, i the proximate cause of demuge that ootunt.
"Mudslide (Le., mudfiow) ares management” means the
opmaiwn of un overall pragram of comeclive and pre-
venitve maasiires for mdm.ing midslide {o. mudflow)
dumayge, ineluding but not Hmited fo emergency prepr-
sdness plans, mudshide control worky, wngd Tlood plain
manageinent reguiafions, )

"Mudstide (ie., medfow) prone ared” myans an aren
with land stfices b slopes of unconsolidated mutle-
sinf where the history, peology and climste indicate »
potential for mudflow,

“Mew construction” means, for (he ptuposes of deter-
riping insgranee rates, structeres for which the “start of
coustrction” comumensced on or after the sffeciive date
ofF an initis? FIRM or uflor Docenther 34, 1974, which.
ever s fater,  and  inchides  aay nbz.cc;ue -
irovements w such struetares,  For Hoodplaid nan-
Bpoment pusposes, "aow cotstrocon” means slmetuees

for which the “start of comstrection™ commenced o o
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afler the effective dinte of a Noodplain management
reyuiation adopied by o conmnuaity and inchudes any
subsequent improvements to such strustipes, ’

"New maosfactured hiome park or subdivision™ meams a
manufuctured hotne park or subdivision for which the
constuction of fucilities for servicing the lots on which
the manuTactured homes are to be affixed (including ol
a minimum, the installation of ulititics, the construstion
of slieets, and vither final site geading of the pouring of -
congrete pads) Is comploted on or ufter the effective

‘date of Tondplain management regulstions adopted by

4 commmity.

*100-yerr pad™ ses “hase Oomh”

“Participating conmmunity.” alse koown as an “cligible
commumly.” means o community in which the Admine
istentor hu authorized the sale of flood insurance.
"Person” includes any individusd or group of fisdivide-
als, cosporation, parihership. association, or any other
enmy. Including State and local povernments and agon-
aies.

“Palicy” means the Standard Flood Insurence Policy,
“Promsfum® means the totul premhun payable by the
insured for the coverage or coverages provided wnder
the policy.  The calenlation of the premium may be
based upon either chargenblo rates or vish promium
raes, o & combination ol both,
“Primary frotital dune” means & continuoas or nearly
continuous mound or ridge of sund with refatively steep
seaward sad landward slopes inwvedistely landward
and adiacemt 10 the beach and subject lo erosion and
overtopping from high Gdes amd waves during major
coaxial slorms,  The indand Himit of the primary frontal
dune ocowrs 0 the point whers there is a distinet change
from a velatdvely steap slope to a relatively mild siope,
“Principally above ground” means that af least 51 per-
cent of the actual gnith wilue of the structure, less fand
value, Is above ground.

"Program™ meuns the Mationut Fiood Insurance Pro-
gram authorized by 42 U.S.C. 4001-4128,

Prograra deficiency® means u defect in o cammunity’s
flood phain management segulatons or administtive
procedures that fmpaies effective Implementation of
those food phdn muenagement repudations or of (e
standurds in §8 6103, 60.4, 60.5, ar 6.6,

"Project’ cost™ means e fotal Fnancinl cost of & food
proteclion system {including dosigw, land fcquisition,
construction, fees, ovethend, wnd profies), unless the
Fedoral Insowance Adminisirator determines » given
“vosl” nok fo be 2 part of such project cost,
*Recrentional vehicle™ means o vehicle which ist

(1) burild om 11 single chagsis;

b} 400 square Teet or less when mensared o the largest
horizontat projection

{c) designed (o be sell-propelicd or porinunently Low-
able by a lighi duty truck; and
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(#) destgned primasdly sor for we ax g pepmanent
dwolling but uy tewmporary iving quasters for recres
tiom, camping, uavel, or scasonal use.

"Relorence Rature” is the reveding odge of 1 blalf or
eroding fronal dune, or il such & feature is not proseny,
the normel high-water Eng or the seaward line of per-
manenl  vegelation if a high-water fine cuwnnol be
idenlilied,

“Rugular Program™ means the Program suthovized by
Lhe Act ender which risk prorvium rates aee reguived for
the foms Bt of avaiisble coverage (whso known ay “Hed
layer™ goverape) Tor all aow sonstruction aml subston-
siak fmprovemeats staried on or afier the effective date
of the FIRM, or ufter Detomber 31 1974, for FIRMK
cffcctive on or bufore that date, Al buildings, the

constracBon of which sisted belore twe effective dale.

af the FIRM, or before January |, 1975, Tor FIRMs
effective befre thal daw, e cligible for lirt layer
coverape ot cither subsidized rates ov sisk prosium
rates. whichever pre lower,  Regardiess of dute of con-
sihruetion, sk premium saies vre ahvays reguired Tor the
seeond layor covernge and such coverage is offered
oy aiter the Adminigieator has completed o disk sudy
{or the commanity.
*Repulatory Hoodway" menmy ihe channel of a river or
other watcreourse and the adjnoent tand areus that must
fur roserved in order to discharge the base flood withount
cuntilatively incrensing the water surfhee elovation
miore e o designated height.
"Remedy a viokation" means 1o biing the structure or
other dovalpment into compliance with State or loeal
fTood plain monagement roguiations, o, i} Dds Is not
possible, 10 roduce the Impucts of fis potwompliance.
ays that impacts mey be reduced include protecting
the strnctine or other affected development o flaod
damages, implementing The enforcement provisions of
the oulinance oF utherwite deterring fohwe simita
vislationr. or reducing Fedoral linancial expusure with
wopard fo the structuse or other developient.
“Righe premivm rates® menn those retes extablishoed by
the Administentor pursuant o individual communily
sludies and Javestigations which are underisken fo
provide flood insusance i accordunce with Section
1307 of the Act and e nocepled acluarial principles.
“Risgk premivm rates” include provisions Tor operting
cogls and aliownnces.
“Riverine” means relating 1o, formed by, ok resombling
a piver (ineluding tribaries), stream, brook, sic,
“Sand dunes” mean natirally occwiring aceumuiniions
of sind in ridges or mounds fandwind of ibe bench,
“Selentificeily  incorres®, The methodology!ies)
aiplfor aumptions which bave been bilived are inspe
prpriate for the physiead processes being evaluated or
af olherwise QIToneous.
"Secomd layer coverage” means an addilional limit of
coverage equal to the woounks made avatlable under the
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Bmergency Propram. and made avaiiabie under (he
Repuinr Progean,

"Servicing covmpany” meass & corporasion, pestnership,
association, or any other srganized enlity which con-
hacts with the Redomi Instinnce Adwinigteetion (o
service insuwrance policies under the National Flood
Inswerimee Program Fon a particular 2rea.

“Sheet Slow wrea”. see "iren of shallow Booding."
*ofhgear sethuck™ medns o distanes cqual © 60 times
the average annual jong, lerm rocewsion et at & site.
nxeastred from the reference feataes,

Spesial ond huzard men. wee “aren of special flood .
g™,

“Spoetal hoaid . ares” mosns an arer having special
floed, mudshide (.c., mmifiow), or food-related crosion
hazards, and shovwar on an FHBM or FIRM ug Zong A,
AD, A3, AE, AR, AR/ALD0, AR/AE, AR/IAQ,
ARIATL ARJA, ADY, AN, VO, V130, VE, V. M, or B
"Standard Flood [nsueance Policy” mweans the flood
inswranice policy msued by the Federat Tnsuwrance Ad-
miniglraior, or an insirer purieant (o ah avrangement
with the Adminisirater pursuant o Pederal stafutes and
vegulyiions,

"Start of Construction” (Yor other thany new consiruction
or substantial ineprovements under the Coustal Bartler
Resoweces Act {Publl., 97-348)), includes yubstantind
improvement, and means the dale the bullding peamit
way iwsued, provided the actual start of construckion,
vepalr, foconstruction, rebabiliation, addition, piace-
ek, or other improvensehl way withio 180 days of the
permic dote.  The actunt giast means cither the firg(

?,I}L‘i‘.’l}.‘.?i“‘ of permanent construclion of a stiuclure oy A i
site, such ag the pouring of slab ar footimgs, the instel-
fabion of })ﬂcs. the constraciion of columps, gy any work
heyond the stage of excavation; or the jslacement ot o
}{;mumcfﬁ?"e?mwwmﬂmon. I;ez*m:uiem Bon-
structien does wot include land propwration, such as
clearipg, grading and filling: nor doey it include (he
instoltntion of sirecty andfor wathways, nor does it
include exeavation Tor a basement, foolings, piors, or
foundnliows or the ovection of femporary forms: nor
dnes it inchade the installation on the property of acces.
sovy Suildings, sueh as poages or sheds net occopied ay
dwedling units or not part of the main structure.  Fora
subwiantial nprovement, the sotual wiart of construction
menns the {irst aheration of any wall, ceiling, Tloor, or
other strustural part of o buildisg, whother or not that
alleration affects the exterimal dimersiong of the build-
ing.

"Statc” means shy State, the Distict of Columbia, the
leritoriess and possessions of the Uniled Siales, the
Conmomealth of Puerto Rigo, and the Trust Tervitory
of the Pacific istands.

"State coprdinating agenoy® mosns the ageney of the
stafe government, or ofher office designated by the
Governor of the state or by state stitule af the requert ol
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largest horizontal projection;

{c] Designed to be selfepropelied - or permanently
tawatde by a Heht duty tuck; and _

{d) Designed primarily not {or uge a5 & permanent

dweiling  but s fomporary fiving  quarters  for

recrentionnd, cumping, travel, or seasonal use,
“Reforence feature® is the receding edize of a biuff or
croding frontal dune, or if such a Fewture is nof
presenl, the oorrd high-water Hioe or the scawnrd
ling of permanent vegetation il o high~water line
cannot be idenfified.

“Regular Progran™ muans the Progeam aetherized by
the Avt upder which risk premium rafes are required
for the {irst hall of available coverage (also known as
Ciest layer” coveruge) Tor &l new construction and
substential  improvesmonts siwrted o o affer the
effcctive date of the FIRM, or afier December 31,
1974, far FIRM's effective on or bofore that date. Al
bulildings, the construction of whicls starled before the
effective date of the FIRM, or before January |,
1975, for FiRRMs effoctive before that date, sre
eligible for first layor covorage at either subsidized
rates or risk premiwmm rates, whichever are fower.
Regardless of date .of construction, visk premium
rates are always required for lhe second layer
coverge and such coverage is offered onfy after the
Administrator has completed & risk stady for the
samaunity.

“Regulatory Haadway™ memns the channel of a river
or other watereourse and the adjacent land aveas that
must be reserved in order to discharge the base flood
without cumulatively increaving the water surface
elevation  more  than  a  desfunated height.
“Remedy a violation™ means o bring the struciure o
ather development into compllance with Stafe or
loeal flood phly monagement regulutions, o, if this
i not pussible, 0 reduce the impacts of iy
nontomplionss, Ways that ipacts may be reduced
ingiude prolecting the steucture or other wifseled

dwc!mnmm from flood dumages, implemonting the

crforeerfient provisions of the ordinance or ofherwise
detersihy  foture  similar -violations, or reducing
federal financial exposure with regard. to the
stiuctura or other development,

“Risk preaviun ratos” inean those ratds established by
the Administeator pussvant to individual community
studies and investigationd which are undertizken fo
provide flood inswrance in sccordanice with seetion
1307 of the Act and the scoepted acteuria] principles.
“Risk  premium  rates”. include  provisions  for
operating costs and allowances,

“Riverine” mesns selating to, formed by, or

NEIP Repulations

resembling & river (including tributaries), stecamy,
brook, ete.

“Sand  duncs”  mean  pawwally  oosturing
acewnulations of sand in vidges or mounds landward
of'the heach,

“Seientifically  incorrest™.  The methodologyiies)
andfor assumplions which have buen utilized ave
inappropriate  Cor  the physical processes being
eyaluated or are otherwise erroncous.

*Second Jayer coverage” moand an additional limit of
coverage equal 10 the amounts made available onder
the fwsergency Program, and wade avatlable under
the Regular Pragram.

“Servicing  compuany”  means a2 corporation,
paeiership, assogiation, or any other ovganized entity
whith conliuets  with  the  Fedewal  hwsurance
Administration (o service insurance policies under the
National Flaod Insurance Program for 3 particular
aea.

“Shect flow area™ see nren of shallow Roeding,
“Hlyear setback” means 3 distance oqual to 60 tmes
the average annual long term recession rate at a site,
measured fror the reference feature.

“Specisl Hood hazard srea™ - see “aren of speciad
flood hazard™.

“Special hazard aren™ means an arca having special
flood, mudshide (ie, nmudilow), or Hood-reiared
erosion havards, and shown on an FHBM or FIRM as
Zona A, AQ, a1-30, AB, AR, ARIAL30, AR/AE,
ATVAD, ARIAH, ARIA, AB9, AH VO, VI-BO VE,
V. M, or &

“Standard Flocd Insarance Policy™ mians the flond
instrance policy issued by the Federal Insurance
Adndnistiator, or an  inswer pursuam o dn
wrapgement with the Administralor pursuvant o
Federal statutes and regulations.

CUStert of Construction™  {Jor other than  new

consteuction wr substantial Improvements suder the
Coastal Barler Resources Act (Pab. L. 07348)),
includes substantind improvement, ang means the date
the building permis wae kssued, provided the actual
start  of consbiuclion, ' repakr,  reconstiuction,
yehubilitation,  addition placement, or other
improvement was within® 180 days of the permit
date. The actuad slart means either the first placement
of pernunent construetion of a structine on & site,
such d@s the pouring of skeb or footings, the
instatlation of piles, the construetion of columns, or
any worle beyond the stage of excavation; or the
placement of & manufactured home on a Taundation,
Permanent  congtruotion  dbes not  include  land
preparation, such ag clearing, grading and  Giling
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wor does i inchude the ingtatlation of streets andfor
wathways: hor does if inciude excavation for 4
bagement, foolings, piers, or foundations or the
crection of femporary forms; nor doss it include the
instadlution on the  property of accessory buildings,
auch g garnges o sheds not ccoupied as dwelling
unitg ot not part of the main ghuctwre, For

substantial  improvement, the actual  steer of

" conslruction means the firg gheratjon.of any wall,
coiling, flvor, or othor structural part of & building,
whether o not fhat aiteration affects the external
divnensions of the building,

“S(ale™ wmoans any State, the Distriel of Colunbiz, the
torpitorics and possessions of the United States, the
f_k)mmonwualth of Puerto Wico, and the Truw
Territary of (e Pacilic Islmds:

Siate courdinating agency meuns the ageney of the
state government, or other office desfgrated by the
Govemor of the state or by stale statofe ot the request

of the Administrator (o assist in the implenrentation .

of the Mational Flood Insurance Progeam in that state,
“Grorm cellar™ means a space below grade used 1o
accommodate  cceupants  of the structare  and
emergency supplies as a means of temporary sheller
against severe tormudo o stmitar wind storm activity,
“Sreucture™  means, for  Boodplain  marsgemien
mupeses, # watled ond rooled building, mcluding a
g8 or Hauid storage tank, thet fs principaily above
ground, #s woll ws a muanufactured ome. Structuis,
for insteince PUHOSES, Medns:

(1) A building with two or more outside rigid walls
and 2 fully scoured roof, thel is affized to
permanens itk

€23 A manufactured home (Va manifactured home,”
piso known s o mobile home, is & structure: built on
a permanent chassis, ransported fo its gite i one o
more  sections, end  affixed 0 a permanenl
foundution), or

(3) A travet trailer without wheels, built oa 4 chassis
and affixed o a permanent foundation,  that is
sopulsted  undor  the  copmwmity's floedptain
management and buikling ordinances or laws,

For the Tatler purpose. structure”™ does not mean a
secreational vehiele or a park traifer or other stmilar
vehicle, except us doseribed in peragraph (3) of this
definition, or a pas or Yquid storage tank,

“Uubsidized rates™ mean the rates estublished by the
Administertar  involving - in the  aggregalte &
subsidization by the Federal Government,

NFIP Reguintions

“Substantial damage” means damage of any origin
sustained by a struckura whereby the cost of vestoring
the structure to its before dumaged condition would
agual or exceed 50 pereent of the market valae of the
slructire before the damage ocslirred.

“Substantial improvement” meany any
reconslraction, ehabilitation, addition, or wther
improvement of a stenphure, the cost of which equals
or exceeds $0 parcont of the muket value of the
structure bofore the “start of construction” of the
improvement.  This term includes strustures which
have thoutred substanfal damage”. regardless of the
actual repalr work performed. The tern doey not,
however, inciude either:

(1} Any. p;odmci for improvement of # structure o
corroet existing violalions of state or focel bealth,
sanitary, or safety code specifications which have
heen identified by the local code enforcement official
andl which are the minimum DECBSSATY O ASSHIG ¥ fe
fiving conditions or

(2) Any altoration of a “istorie structure”, provided
that the alterafion will not preciude the stracte's
continued designation as a “histerit strusture”.

30-year setback™ means a distance equal o 30 fimes

the averige ashual fong terny recession rale al a site,
meagured fron the reference feature.

“Techpivally  incorreet™.  The  methodologylies)
ulifized has  been  orvonconsly applied due to
mithematical  or  measurement  error,  changed
physieal congitions, or insufficiont quantity or quality
of input data, '

“V Zene - see “coastal Migh hazard arca™
syariance” means a grant of relief by a commetnity
from the terms of o flovd plain  management
repulation,

“Viglation™ means the faiiure of 2 structure or other
develppment 1w be  fully complianl  with the
eommunity's flood: plain management regulations, A
structie of other developmont without the elevation
certifieate, other ceritfications, or other cvidenee of
vompliance requived in See. 60.3(B}5Y. {c}4)
{e3 10, (d)3), (e)(2). (eX¥4). be (0)(5) is presumed o
be in vielation antil such fime as that documentalion
i provided.

“Walgr surfage elevation” meang the height, in
relation Lo the National Geodelic Veriical Datum
NGVDY of 1929, for other datum, wheve

G-§
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- Kent Calfee

From: Dan Boatwright {dboatwright@castecompanies.com) .

Sent:  Monday, August 17, 2000 5:38 AM '
To: Kent Calfee

Subject: FW: New Homes in Knights Landing

o PR AL LR Sl s et s s b e e e+ et 41 e

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

To: Dan Beatwright .

Ce: lohell.butler@yolocounty,org

Subject: RE: New Homes in Khights Landing

Mr. Boaltwright: First et me apologize for the delay In response. | also coted Lonell Butler at Yolo County
in order to provide him with the findings of our conversation. B

S
Your synopsis of our discussion and conciusions as witten belew are an accurate account of
conversation. There are some details which | have added as appropriate in your text below in red. § you
“ have further questions, pleass contact Mr. Bufler and me...or if those questions concern Insurance policy,
premium, payment or timing issues, piease contact our Insuranee Industry Spedialist, Ms. Jana Critchfisid
at 510-627-7266. (She is out of the office Tor the next few weeks, but she does answer calls left on her
viice mail system.) ‘

Thank you.

Grégor Blackburn, CFM

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

T e I B U e e ittt 81

From: Dan Boatwright Emailm:dboatwright@castiemmpanies.cuml
Sent: Thursday, July 30, 2009 3:48 PM

“To: Blackburn, Gregor

Subject: New Homes in Knights Landing

Gragor,

Thank you for discussing the implementation of the FEMA regulations with regard fo the "Start of
Construction” and "Actual Start” for the new homes thal we have constructed and will construct In Knights
Landing. As you know, it appears Knighis Landing will be located In 8 100-year flcod zone starting
sometime early next year, -

You indicated that under FEMA regulations “new construction” and “start of construction” arg defined
[Section 59.1  and that there are no further regulations specifying how much construclion {garage siab,
whols house slab, efc.} s required to qualify as “actual start” of construciion. You further indicated that as
long as the local building ofilcial issuad a valid buitding permi priof to the effeciive date of the new 100~
year flood zone, {and the local ficodplain administrator does not raguire the use of additional flood dat
other : NI ‘gmmm
ecause the communily has a2 Tree-board (GoUIBMSRY 564 58 ng as that building permt fémaimed

i as determined by the I6¢aT jurtsdiclion (Yoo Coury), then i would not fafl under the definition of
*New Construction,” and the struciures for which 2 building permit was issuad would be vested for
FEMA’s NFIP purposes. (] would phrase it - not as a ‘vesting’ Issue - but 'as the structures were
designed and built In accordaTes wilh THe

) an S0 ees A € permits were,
rastied, Note: This becomes ImpGriant ToF the home bUyers’ TsUrancs imphicalions, . eIy
dore - SR -

BI27/2009
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rates are tied to what the older maps showsd when permitied, rather than what the current map mlw The
“above assumes that the actual start of constrUction 18 Within 160 Gays of the DUNGING permit date. :

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

Dar Boatwright

8/27/2009



o SR R TIN5 T e e g

2001 CALIFORNIA BUILDING CODE

authorizations from the buflding official, and Wl work regulated
by this code shall be done In accordanse with the apgroved plans.

‘The building offleial may issue a pgrmid for the construction of
pir of s building er strucluze befove the entlre plans ond specifica-
tions for the whale building or structare have been submitted or
approved, provided sdeguate information and detalled statements
have heen filed complying with al} pertineot requirements of this
cade. The holder of a partial pecmit shadl procesd without assus-
ance fhat the permit for the aatire building or structure will be
aranted. .

BT P U PRV

o e e

108.4,1
167,52

SECTION 107 — FEES AND PLAN REVIEWY

107.1 GGeneral, Fees shull be asvessed In accordance with the
provisions of this sectlon arshall be as set forth in the fee schedule
adapted by the jurisdiction, ‘

167.1.1 [For BCD 1} General, Subject 10 other laws, reference
Stote Housing Lew, Health and Safely Cade, Division 13, Part 1.5,
Section 17951 and California Code of Regrlations, Titte 25, Divl-
sion ], Chapter I conmencing withSection 1 far the locat enforce-
ment agency's authprity (o preseribe fes.

0l
R

106.4.2 Retention of plans. Ose et of approved plans, speeifi-
¢atlons and computations shall be retained by the bullding otficial
for & period of noi leas than 3G doys from date of completion of the
wark covered therein; and one set of approved plans and specificu-
tions ghall be retuened to the apphcant, and said setshall be kepton
tha site of the buildiag or werk at all Hmes durdng which the werk
authorized therely is in progress.

206.4.2.1 {For RCD I} Retertion of plars.

NOFEB: Referoneebnitding Standnrdsbow Healthand Safely Code,
Fectisns 0830 and FO83E, for provisions velnted to permuneny ratens
fian of pilans.

106.4.3 Validity of permeit. The issuance or gramting of a permit
or approval of plans, epacifications and computationsshalt not he
constroed to ben peymit for, o an approvalof, mny violation of any
of the provisions of this code or of any other ordinance of the juris-
diction. Permits presuming 1o give authasity to viokate or cancel
the provisions ot this cede or other ordinances of the jurisdiction
shall not be valid,

The issuance of a perasit based on plans, spevifications and oth.
er date shiall not prevent the building official from thereafier ro-
quiring the correstion of errors bs said plens, specifications and
other data, or fram preventing building operatinny baing cansfed
on therennder wien in violation of this eode or of any othes ordi-
nances of this jurfediction,

10544 Txpivation. Fverypermitisswed by the building official
under the provisjons of this code shall expire by limitatfonand be-
come noffand void if the building or work awthorized by such per-
mit §s ad! commences! within 130 days from the dute of steeh
permit, or i the building or work authorized by such permitis sus-
pesdled or abandoned & any fime aftey the wosk Is commented for
& gesiod of 180 days. Before such work can be recommenced, a
new permit ghull be flst obiained to do s0, and the foe therefor
slalt e one half the amount raquired for 2 new pennit for such
work, provided ni changes huve been mads or will be made in the
original plans and specifications for such work, sud provided fur-
ther that such suspension or abasdonment has not exveadad one
year. In order to renew action an o permit sfter expiratinn, the per-
mittee shail pay ¢ new full pevmil fee.

Any permittee holding an usexpired permit may opply for an
exfension of the Hme within which work may tommence under
- that permit-whisnthe peratitteeis unabll for comimencs work with-
inthe time reguired by this seotion for govd end satisfuctory rep-
sons, The building otficial may extend the {ime for actlon by the
permitiea for 2 periad not exceeding 180 days on written request
by the permittes showing thal cireumstances beyord the control of
the permiftes have prevented avtion from heing taken, No permlt
shall be extended moze then once.

645 Suspension or revoeation, The building official may, |

Inwriting, suspend or evokea permit issued under the provisions
ofthiscode whenevar the pormit is fssued Tneveoe or on the bagly of
incorrect informution supplied, or in violution of any ordinsnce or
regulation or any of the provisions of this code,

HRR Y

T I P
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1o othar provisions of law, provisions relaled to plan checking,
profibition of cxcessive delays wind contracting with ov employ-
wment of private parties to perforin plan checking are set forth in
Stete Houslng Low, Henlth end Sefoty Code, Section 17964, 1 and
ﬁ:r;{ empl;ye« kousing, Health and Sufety Code Seetions 17021
and I7055.

107.2 Permit Fees. The fee for sach permil shall be as set forth
in Table 1.4, . ’

The deteraination of value or valwation undes any of the provi-
vions of this code shalt be made by the building official. The vatue
tobe used in computing the building perni and bullding plan re-
view foes shall be the total value of all construction work for which
the permit is Issuedl, as well s 21t finish wark, paiuting, roofing,
clectrieal, plumbing, heathig, aic conditioning, elevators, flre-
extinguishing systems and any other pormavent equipment.

1873 Plam Review Fees. When submittal docaments ave re-
quired by Section 105.3.2, 2 plan review fee shail be pald at the
time of submitting the submittal documents for plan review, Sakd
plan review fee shall ba 65 percent of the bullding permit foe as

. shown in Table 1-4.

The plat review fees specifiod in this section are separate fees
frotr the permit fecs specifiad in Section 107.2 and are in addition
1o the permii fees.

When submitial docwments e incomplete or changed soas to
requite additional plan review or when the project involves de-
ferred submilial Hems as defined in Section 106,3.4.2, an addi-
tionn] plan review fee shaill be charged at lire rate shown in Table

167.4 Expiration of Plan Review. Applications for which no
permit Is issued within 180 days Following the date of application
shull expire by Himitation, and plens and other data submittad for
review may.thereafter berretarned fo the applicant or destroyad by
the building official. The huilSing offfeial may extend the thme for
action by the applicent for s perdoed nol exeeeding 180 days on re-
quest by the applicans showing that circumsiances bayond the
control,of the applicant have prevented action from being taken.
No application shall be exiended more thap once. In order to re-
new action on an application afler expiration, the spplicant shall
sesubmil pluns and pay 4 new plan sevisw fee.

1675 Tivestigation Fees: Work without o Permit,

16753 Hivestigaifon, Wheavverdiy work for which apermit ~ 77 * 7

is required by this code hos been commenced without first obtain-
ing sid permit, a speclal Investigation shalt be muode before a pes-
mit may ha {ssued for such work, :

L7582 Fee. An investipatlon fee, in addition to the permiit fee,
shall be eolieoted whether or rot o permit s then or subsequently
fssued. ‘The investigation fee shall be agual (o the agrount of the
perimit fes required by this sode. The minimum Investigation fee
shall be the same-as the minimum fee set forth ja Table 1-A. The
payment of such investigation foe shall not exemp! any persos
from compliance with all other pravisions of this code nor feom
any pensiy prescribed by law,

167
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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 95695.5237
TELEPHONE (530} 6662185
FACSDMILE (530) 6663123

kealfec@ealifeclaw.com

August 28, 2009

Phil Pogledich, Esq.
Yolo County Counsel
625 Cotrt Street
Woodiand, CA 93695

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

Gentlemen

KENT N, CALFEE

DAVID W, CALFEE I
CHRISTOPHER ], KONWINGKE
SARAH B. CRR

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

iz enclosed.

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

interpretations, 1 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 instailed 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 siraply 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 B-6). I cannot see anything in the definition of “Start of
Consiruction” that suppotts the conclusion that 2 garage slab does not meet the definition. In
addition, Dan sought advice from Gregor Blackburn of FEMA. Mr. Blackbum is a senior staff






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

member and has the title Chief, Floodplain Management and Insurance Branch, DHS-FEMA
Region IX. I 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. Blackburm 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 2 garage slab does not meet the definition of “Start of Construction,” we would
appreciate the opportunity to evaluate the awthority. Absent additional authosity, it seems clear to

nite 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 letier. | 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 thme restrictions. My understanding is that
the Uniform Building Code (“UBC”) provisions relating to “Bxphation™ control this issue.

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

1 would appreciate the opportunity to meet with the two of you, and any other staff member you
think appropriate, to discoss 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 Corporgtion

ent NiZ

sfp

enc.

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

WervenoldWPKINCICastipogledich rost 556827 doc
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Code Reference

APPLICATION FOR APPEAL .

Please tnderstand that after you have made your applicstion for an appeal,

staff will place your appeal on the agenda ab the sarliest possible legal date

and will prepare a brief report tov accompany your appeal. The move inforwstion

you can provide, the wore complete youws sppeal wiil be &t the time it iz heswd.

heeoreding to the Yfﬂo County Code, I request my appeal to be heard by:
{check one) XK. Planning .Commission {Title 8, Chapter 2)fec. #-3 ¥oo fﬁ‘fﬂ"y’ Code

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

State what you requested to do; Ctwd o fhan ém/a(fm:' pRranitd for FENA Plood woug
APPSR by fg wm; 155)"5&'512 ,z,gg;g ,gf,é LEsued ,»,w- f’€ peter PIRM @55 ciive, aféu"ej

7 7
&14 faz 28l » o £ Tadandossinn arorie
Plore el W2E are ¢ fc’m .
Givﬁoibeﬁficégéion af;ﬁregg/;ddress ¢ general lecation, ete.) White Subelivition :
(TE9 7 e 9’) Kuiplits z.mm'iw “
Give the assessor‘s parcel mumber{s): - - Lo apirachped HTF of APKS

State in detzil why you think your reguest wes denied: see. aftached [erter
Frewt %’fb C‘a-'mﬂv > (A/?a'rdé tofes o W Ll @ry Ea

Mﬁf)ﬁbﬂﬁé’fa /@'—W? ltﬂt/“df”% éggf: g@f_- {g%ﬁg ﬁ:,;z CQC C[Egg . El!ﬁd

'fofa Cmt.:gf‘si < od's:..

wame of respondant Lass_Boa e pht, Lo gt Cobpropr 05~ gygha oL pa g joge =

addrass J2 B8 Al ewita 5/!49{ 5*'45: ﬂgm@m <4 ?%"5’"‘9;

1 certify that the above statements are correct and that a1l accompanying documents

and maps ave accurate.
Si@matur;eﬁ M
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Assessor Pareed Numbers for Application for Appeal

{456-371-01 through (9
056-372-01 through 08
056-381-01 through 11
B56-381-13 through 16
056-381-18 through 29

©056-382-01 and 02

056-382-06 through 08

49 total parcels,






County of Yolo P

PLANNING AND PUBLIC WORKS DEPARTMENT

282 Wes Boarugr Stree!

Woodlgnd, C4 956952508

{580} GEG-BYP5 FAX (530} GEE-B726
ALt oe ]

June 9, 2008

Casfle Companies
12885 Alcosta Boulevard, Suite A

San Ramon, DA D4583
Attention:  Dan Boabaright, Projest Menager

Stbjest:  ZONE FILE $2004-857 ~ The River's Edge {Ahite) rasidentiat subdivision project 2
Planned Development {R-1PD) zone and Tentative Subdivision Map (TSheg 4708)
to subdivide 22.10 acres ipfo 83 singlefamily residential units and fwo non-
residential 615

Wir., Boatusighl:

On May &, 2008, you provided an e-maf requesting that the Planning and Public Works
Depanment evaiuate and provide comments regarding your proposal o construct partial
foungations for the 40 homes remalning te be bullk as pat of the residentiaf subdivision project
The Cepanment has reviewed your request and provides the following comments:

F

1. Al remaining 48 foundations (Le. entire footpri of the buliding) must be completely
instalied o obtain enfifemant th ensure that the foundation mests the surrent floodploin
cterin,  Partial foundations will not be consldered vesting with regards o FEMA. As
you are aware, the ficed zones and Floodplain insurance Rate Maps (FIRM) hag been

*reviewed and will be updated by Federat Emergency Management Agency {FEMA) I
the eady spring of 2010, All new puliding permits subrmitted after the FIRM maps have

. been adapted will have o camply with the ffood requiremants in effect at that fime,

ks Herp g "
"o, i a bullding pemit Is issued for a residential dweling unil, the construction of Hhat
residential dwslling ubit must be completed within 24 months, with e potential fora 12
month exjension that must be requested ia wriing, and approved by the Chisf Budiding

Official.

3. Each buliding permil must maintain confinuous dullding construction, and approved
inspeclians to allow the permi fo remain aotive. aad no incurdng additionaf fess.

4, For any residentinl dwelfing units that have nof beon complated undes the bullding
permi; issuet within the three year lime frame discuss above, 5 new buliding permit and
construstion plans will be required, and the residential dwelling unit will nead to mest all
curren! adapted Calfornie buliding codes, adepted Floodplain insurance Rale Maps
FIRMY, and other ordinances in effect at the tme of lssuance.
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APPENDIX E:
NFIP REGULATIONS

This Appendix containg the text of the Code of Federal Regulations (CFR) for the National
Flood Ingurance Porgiam: 44 CFR Paris 59, 60, 65 and 70

PART 8% — GENERAL PROVISIONS
Sobpnrt A — General

See,

394 Dsfinitions

562 Duseription of program
593 Bmergency progran
594 References

Subpart 8 ~ Eligibility Requivemunts

5921 Purpese of subparl

59,22 Proreguisites for the sale of food insurance

89,23 Priorities for the sele of flood innirancs under
. the rejular prograa : :

59.24  Suspension efcommunity shigibility

Authority: 42 U.S.C. 400! et seq.; Reorganization Plan
Mo, 3 of 1974, 43 FR 41943, 3 CFR, 1978 Comp., p.
A28 KO, 12127 of Muar. 31, 1979, 44 FR 19367, 3
CFR, 197§ Comp., . 376,

Souree: 41 PR 46968, Out. 26, 1976y 44 FR 31177,
May 31, 1979, 50 FR 36022, Sepl 4, 1985; 5t FR
30306, Aug. 25, 1986; 57 FR 15540, May 7, 1093, 58
FR 62424, Nov, 26, 1993 59 FR 535397, Ot 25, 1994;
62 FR §5715, Get, 27, 1997, uniess othorwize noted.

Subpart A ~ General

§ 59.1 Definithons,

A used b shis subohapter, )
*Act” means the stafuies authorkzing the Nativnat Flood
Tnstrance Program thal are incorporated i 42 U.5.C
40014128

" Acluarial rates”, see "risk premivm riles
*Administrator” menns the Federal fosurance Adninis-
trator.

“Agency” meany the Federal Emerponcy Managoment
Agency, Washington DC,

“Alluvial fan fooding! means flooding occturing on
the surlasce of an altevial fan or similar landform which
originates 22 the apex and is characterized by high-
velasily flows; nctive processes of oresion, sediment

NFIP Regulations

tanspodt, wnd  dopositon: and,  unprodicable  flow
paths,

"ApeRt means @ point on an atfuvial fan or similme
ot below which the fiow patl of the major
strean that formed the fan becomes ungprediciable and
aHuvial fan floading can ocolr,

“Apphieant™ moeans a community which indientes a .
dugive 1o participate in the Program,

"Appurienant Stueture™ means & shuchire which is on
the same parcel of property as the principal siructure 1o
be insared and the wse of which iz incidental Lo the use
of the principal stroctuse.

"Aren of shallow flooding™ means 2 dexigaated AQ,
A, ARIAD, ARFAH, or VO zone on a communily's
Flood Insurance Rate Map (FIRM) with & 1 pereent oy
greater gnnun! chance of Mooding to an avernge depth
of 1 lo 3 feol where a clearly delined chamel does not
exlat, where the path of Noodicg is unpredictable, and
where velocily How may be evident.  Such flooding is
climncterized by ponding or sheet low, )

“Area of specinl Bood-refated erosion hazard" i the
land within 2 community which is most kely o be
subject to sovere Nood-rolated evosion losses.  The ares
may be desipnated as Zone B on ihe Flood Hawnrd
Bowndary Mo (FHBM ) Alier the detuiled evaluation
of the spocial flood-related erosion hazard area i
prepuration for publication of the FIRM, Zone 5 vwmy
be further refiesd.

"Aven of speclal food huzsmd” i the land in the Hood
plain within o community subjecl o 2 1 percent or
grenfey ohonee of Rooding fn auy given year. The area
oy be desighated as Zone A on the FHBM.  ARer
detailed mtemaking hay beay completed in preparation
for publication of the food inserance rale wap, Zone A
uswfly i refined Tnie Zones A, AOQ, AH, A1-30, AL,
AS AR, ARIAIT-30, ARJAR, ARIAC, ARIAH, ARA,
W3O, o V30, VE, or V. For purposes of these regu
tnfions, the tenn “special flood hazerd area® i

T synbuymous it meaning with the phrage “area of spe-

cial ftoodd hazard",

*aren of speclal mudstide {i.e., srudHow) bazasd” is the
tand wilhin & community most likely 1o bu sabject o
severe mudstides {Le., mudflows).  The ares may be
designated s Zone M on the FHEM.  Aler the de-
tailed evalpation of the special mudslide (e, sudllow)
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Tz srest in preparation for publication of the FIRM,
Zone M may be further refined.

"Bage Mood” meams the Nood having & one pereer
chancy of beiyg egualied oF excorded in nry given yeor.
"Raspment” meank any area of the huikling having its
floor subgrade (helow ground level ) on all sides.
"Breakaway wall' means & wall that is wot part of the
slructursal support of the buikding and te intended
through ts design and conatraction Lo collpse under
specific lateral foading forees, without coushng danage
w the clovased podtion of the buliding or wtpporting
fousdation system,

"Building”. see “struoture,”

"Chargeable rates™ mean the rates established by the
Adiministrator pussagnt o seetion E308 of the Act for
fisst Tayer limits ol ood insurance on exiding stree
s,

*Chiel Exocutive Officar® of the coramunity ("CEQY)
means e official. of Tho commminily who it olurged
with fhe authorily to implement and admirisier tavs,
aulinances and regolations for thal commundly.
mCongtal high bezard wea” momns an aren of spocial
food hazaed esttonding from offshore to the inkand st
of g primasy Fontal dune along un open coast and ay
other aren subject (o high velocky wave atlion from
stornus OF seismic sonroel. .
“Comprity” means any Stele of area or politieal sub-
division thereof, or aky Inding tibe or aothorizesd tibat
orgarization, oF Alaska Notive viliage or atthorized
native organization, which has wuthority (o adopi and
onforce Tlood pluin management regulptions Jor the
preds wihthin s jurisdiction.

“Copents coverage” iy the inswante on porsonal [wop-
erly within an encloged strucure, including he cost of
debris removal, and the reasomable cost of removal of
contents (0 nnimize demage,  Posonal propesty way
be heouschold goody st or ingidental 1o residential
vecupnney, or mrchandise, funiture, fixtures, machin-
ery, spipment and wupphics wsual o otber than
restdential cecupanoies.

“Critetta” means the comprehensive orfteria for Jand
magesent and use For Nond-piane aveas doveloped
under 42 £3.5., 4102 for the purposes sel forth in Pant
of of 1his subshapter,

"Critical feature” mcans un injegral and rendiily identifi-
abte past of & flood profection systom, without which
the flogd protection provided by he entite sysiem
woudt be comprommised.

"Cugvitinens Line® means the border on either 2 FHBM
ar FIRM that delineales the special Hood, mudslide
{i.e., mudilow) andior ffood-relaled erosion huzsd
areas and comiists of a curved or contour lin2 that fol-
lows the topograpkhy.

“Deductible™ menns the fixed amount or percantage of
any oss covered by insurance which i bome by the
ingurst] prior (o the insurer’s Hability,

NFIP Regulations

“Developed teea® means an srea of 8 communily that
i

{8 A primavily wrbanized, built-up arcs that i a mink
myst of 20 contignous  acres, bay  busic  wban
infrustroctire, including vouds, alilities, comsunic-
sonw, and public factlitics. to wustain  induseish
residential, and commercial aotivities, and

{13 Whhin which 75 pereent or more of the pareels,
traoty, or fofs comlain commercinl, industrial, or rosk
dential structures or uses, of

{23 Is & single pareel. wnck, or 1ot in which 75 porcent of
e arce containg existing commercial or. indushini
SEEHCLUTLS OF USCHI DY

(3) Iy o subdivision developed st & density of st least
two residential strestures per asre within® which 75
parcent or more of (he lots contain existing vesidentiu}
sivugtures of the th the deligiration is adopied.

{b) Undeveloped parcls, tracts, or loly, the combination
of which is loss than 20 acres snd configuous on af least
3 sides 0 arets meeting the criteria of paragraph {a) #1
the time the designation is udopled.

¢c) A subdivision that 8 a minimum of 20 conliguous
acrds that hay oblained afl necessary govemment ap-
provils, provided that the achml "stast of conglruclion™
of structures hes ocetived on af least 1) porcant of the
iois or remaining Tots of a subdivision or 10 percent of
the muxinmum buitding sovemge o remaining butlding
coverage allowed Jor a single Jou subdivision at the time
the desigration i wiopted and construclion of strugs
tures is underway.  Regidential subdivisions must nveet
the density critetia by paageaph (8} 3).

*Hevelopment® wmeans any man-hwade change o -
proved of wunimproved real estate, including bul not
timited fo buildings or other shuctures, nining, dredg-
g, filllng, grading. paving, excuvation ol diiiling
operations oF storage of equipment or materals,
“THesetor” menns the Director of Lhe Federal Bmer
geney Management Agency,

"Bligible commwuity” or "parifchimting conwmunity”
means & commuaity for which the Administrator has
athorized the sale of flood inywrance under the Na-
tionnl Flood Inswmnce Program, '
"Blevated building® means. for ingurante purposes, g
nanhasement buliding wiich bas s lowest elevated
ooy rsived abuve ground tevel by Foundation walls,
shear walls: posis, piess, pilings, or colwmmg,
“Brsergency Flood Jnswrance Proguan® or “emwryency
progrien” means the Program ay impiemented on dn
cmergenty hasis in accordonce with section 1336 of the
Act, 1t is intereled as a program 1o provide b {irst Tayer
amount of ingurance on alt inmarable structares before
the cifective date of the intlial FIRM,

"Erbsion® mouny the process of the gradust westhig
away of land masses.  This peril is not por se covered
under five Progian.






“Eoeption” means o waiver from the pissisions of Part
66 of this subchapter directed to a commumily which
yatieves it Trom the requirements of & rule, regufation,
arder or oiber delermimation made or issued pursaant o
ther Act,
"Existing construction,” means for the pusposes ol
delermining ratus, struetores for which the “stat of
sonstruction” commenced before the effegiive dele of
the FIRM or before Jaruary [, 1975, for FiRMs cffee-
1ive hatbre hat date. "Bxistiag constuction” may elso
fse reftreed 1o a8 "exinting structures,”
"Existing maoudactered home puek o subdivision”
megns o omsutactared home pmk ar subdivision for
which the construgtion of Tactiities ler serviging the fols
on whigh the namufeiured homes are o be affixed
{incloding. 21 2 mininren, e insiallation of wilitier,
the ennstruction of sireets, and cither Ninal site grading
o the pouring of conurete pads) is completed bhefore tie
effective due of the foodplnin managemont regulatons
atiopled by 1 cenmumity. .
“Bxisting struciures” sep "oxisting comtroction.”
“Txpansion (o at existing manufietwed home park ov
subdivision” mems the preparntion of additivnal sifet
by the vopstruction of Rcilities for servicing the fots on
which the manufaciaring hones are © b offixed (inv
eluding the installation of atilities, the comtruction of
streets, and cifher faal site grading o the pouning of
cohnyete pads),
“Faderl agoncy™ memns sny department, ageney, cor-
poration, or other onlity or instrmentalily of the
exeeutive braneh of the Feders] Governiment, and in-
cludes the Fedora! Natfonal Mottgage Association and
the Federal Howe Loun Morigage Corporation.
vpederal instrumentality sesponsivle Tor the supervi-
sion, approval, regutation, or insuring of banks, savings
and loai associations, br sisrHar instirtions™ reans the
Bourd of Governms of the Federsl Reserve System, the
Poderat-Dieposii Insurinee Corporagion, the Compliplier
of the Currency. the Federat Home Loun Bunk Board,
the Fedural Sovings and Loan Inswrsnce Corperation,
and (he Nutional Credit Union Admintstration,
“Financinl assistance” means any form of jom, gamt
emranly, issurmoe, puynenm, wobate, subsidy, disaster
psistancs lown or getad, or nay ofber form of direet or
indiveet Peders! assistahue, other than goneral or spocial
revente shaving or formula grants made to Stites,
"Fiancial asdistance for acguisition or coristucHon
purposes” means sny form of financial assiatance which
i¢ intended in whole or in parl for the acquisition, con-
sruction, reconsteuction, repair, or improvement of any
pulicly or privately owned building or mobile home,
and Tor wy machinery, equipment, fixtupes, and fits-
wishings contained or 1 be contined therein, mnd shalt
inclucle the puichase or subsidizaiion of mongages o
miotigage loans but shall exclide sssistance purstont to
' the Disaster Relicf At of 1974 other than assivtance

NFIP Regulations

under such Act in connection with & foad, Tt inchudes
onfy fnancial psslsttnce inswable under the Standavd
Flood Insurance Policy.

“Rirst-layer coverage® s the maxbepm amount of
wicliral and conlents insurance coverage avablabic
under the Bmergeney frogram.

"Flood" or "Flooding™ meuns:

{2) A gonetal and temporary corition of partiai or
cogplete imndation of normatly dvy land areas from:
{1 The overflow of intand or Gidal watems.

{2} The uppsual and rapi¢ accnmultion or runofl of
Sraee waters [rom my St

(3} Mudslides {ie., mudlows) which are proximately
coused by Booding ws defined i paragraph (o}(2) of
thix delinition and are slin © a rvey of Yiquid and
flowing mud on the surfaces of normudly dvy fand weas,
as whot earth is curvied by 3 carrent of wader and de-
posited along the puty of the current,

(b} The colinpse ur subsidence of lang slong the shore
of & lake or other bady of waler ug o fesult of crosion or
andermining caused by waves or curents of watey
exceeding  anficipnied cyclical levels or sucdenly
cuusod by an unusuaily high water level in 2 naturel
budy of wator, sccompanied by # sevors stonm, or by an
unpiticipated foree of nature, such as Ragh Aood or an
abnorma) tids) surge, or by some simifarly wnusual and
unforeseenble ovent which results in flooding as de
fined in parngraph (03(1) of this definition.

"Hood elevation determinalion” maeans 2 determination
By fhe Adminisuator of the water surface elevations of
the base Hood, tat is. the fuodd fevel that has & one
perceni or greator chance of occutrence in any given
v,

“fisod clevation study" means an examination, ovalua-
tion and determination of fiood hezards and, il
appiopriate, covresponding weler sueface elovations, oF
an examinafion, evalualion and dewermination of mud-
glide {Le., tuwdfiow; madior floodwrelated  erasion
harards.

"Flond Hazerd Boundwry Mup" (FHBM) mesns
official map of 2 community, issued by the Adminis
prator, where the buundarios of the food, mudsiide (1.e.
medflow) reluted *Flood phein management” meany the
operation of an ovoralt progsam of corvective and pre-
ventive messures fov reducing Sood damuge, including
bt nol limited to emesgency prepavednesy plang, Rood
gontrol works and Dood plain menagement reguitations.
“Flood plain mansgement regulations” means zoning
ordinances, subdivision ropuiations, building codes,
health regulations. spesial puspose ordinances {such as
a flood plain ordinance, geading ordinance und erosion
contro! ordinance) and othey applications of pelice
powar. The term describes such state or focal segula-
tions, in mny combination thercof, whigh provide
standurds for the pmpose of Rood damage prevention
and reduction,
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County of Yolo s

DIRECTOR
PLANNING AND PUBLIC WORKS DEPARTMENT

292 West Beamer Street

Woodlant, CA 95695-2508

(530} 6BE-8778 FAX (530} 666-8728
www. yolocounty.org

June B, 2008

Casile Companics
128865 Alcosta Boulevard, Suite A
San Ramon, CA 94583

Aftention:  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 Tentalive Subdivision Map (TSM# 4708)

to subdivide 22.1% acres mto 83 single-family residential- units and two non-
residential lots

Mr. Boatwright:

On May 6, 2008, you provided an e-mall requesting that the Planning and Public Works
Department evaluate and provide 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 entitlement 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 Rafe 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 submitied affer the FIRM maps have
been adopted will have 1o 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 incutring additional fees.

4. For any residential dwelling units that have not been completed under the building
permit issued within the three year ime frame discuss above, a new building permit and
construction plans will be required, and the residential dwelling unit will need to mest all

current adopted California’ building codes, adopied Floodplain Insurance Rate Maps
(FIRM), and other ordinances in effect at the time of issuance.
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if you have any questions or concerns regarding the above, please contact me at 'my office by
mail, e-mail at: donald. rust@vologounty.org or phone at (530) 666-8835. -

Sincerely,

ALD RUST)
Principal Planner

co:  John Bansamo, Yoo County, Planning & Public Works
Pavid Mordson, Yoo County, Planning & Publis Warks
Lonel! Bulior, Yolo Sounty, Planning & Public Works
Sergio Caldera, Yolo County, Planning & Publls Works
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Donald Rust

From: Lonell Butler
Sent: Thursday, October 01, 2008 10:00 AM
To Donald Rust

Subject: FW: FEMA
Attachments: Agenda Fem 8.1 - Castle Companies.pdf

Lonell Butler

Chief Building Official

Planning and Public Works Department
Development Services Division

292 W. Beamer Streel

Woodland, Californic 95695

(530) 666-8803

From: Donald Rust

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

Ce: Lonefl Butler

Subject: FW: FEMA

Mr. Blackburm,

1 am the Project Planner for the River's Edge residential subdivision proiect In Knights Landing that Dan
Boatwright (Castle Companies), Loneli Butler, Yolo County - CBO and you have been discussing regarding the
"grandfathering” of partial (hon-fivable space) foundations for the remaining 49 homes fo be constructed under the
current approvals for the subdivision. Gastle 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 info the conversation regarding this “grandfathered” issue to beat the
new FIRM maps deadline of June 2010, as it relates to the construction of the 48 remaining homes. Last
Thursday, September 10. 2008, 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, Lonell 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, 2008,

There are two basic guestions:

(1} In the absence of accepied engineering caiculations, 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 Counly Flood Damage Prevention Ordinance.

| have aftached the staff report for vour 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 all codes, ordinances, and regulation regarding the issuance, inspections, and final occupancy of the
49 remaining homes.

if you have any quesiions. please feel free to contact Lonell of me regarding this issue.

10/1/2009
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Thanks,

Bon Rust, Principal Planner
{530) 666-8835 - Desk
{530) 666-8156 - FAX
donaki. rust@yotooou nty org

From' Loneii Butler

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

Cer David Morrison; Donald Rust

Subject: PN FEMA

Lowell Butler

Chief Building Official

Planning and Public Works Department
Development Services Division

292 W. Beamer Street

Woodland, California 95695

(530) 666-8503

From: Blackburn, Gregor [maﬂto gregor. b!ackburn@dhs gov]
Sent: Thursday, September 03, 2009 2:08 PM

To: Longill Butler

Subject: RE: FEMA

Lonall,

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
defached garages, and then new DFIRMs bhecome effective in June, FEMA would view this situation as one
where valid permits were Issued using a FIRM that did not require fiaodp[am construction requirements in the
developed area. Provided that actual start of consfruction beging 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 Blackbum, CFM

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

From: Lonell Butler [mailito:Lonell. Butler@yolocounty.ord]
Sent: Thursday, September 03, 2009 12 29 PM

To: Blackburn, Gragor

Subject: RE: FEMA

Gregor,
I 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 i the next CRS and regular audit for aﬂowmg
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 [mailio;gregor. blackburh@dhs.gov]
Sent: Thursday, September 03, 2009 12:04 PM

To: Lonell Buller

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:  B10-827-7147

Froms Lonell Butler [maiito:Lonell. Butler@yolocounty.orgl
Sent: Thursday, September 03, 2008 11:03 AM

Ta: 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

Plownning ond Public Works Department
Development Services Division

292 W. Beamer Street

Woodland, California 35695

(530) 666-8803

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

To: Lonell Butler

Subject: RE! FEMA

Lonell,

| understand that Mr. Dan Boatwright, in his justification to the Yolo County Planning Commission to gain approval
for his project, intends to use the e-mail communication between he and 1, which appears below (in which you
were ceied).

10/1/2009
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Mr. Boatwright and | had a number of phone calls prior to his e-mail of July 30, 2008. His issue was, assentially,
he was planning a multi-building deveiopment but with the current economic situation he would fing it difficult to
construct all the residences at one time. And with the impending change in the Yolo County Fiood {nsurance
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 thay might be under a permit with the new FIRM: Base Flood
Elevations 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 iow-risk flood hazard areas on the ofd maps.

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

He aiso 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 fime without having to pult
new parmits 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 parmit
expires due to {for lack of a better term of mine) abandonment or lack of forward progress. The conirolling
organization to answer that question is the County, not FEMA,

| believe Mr. Boatwright understood that, considering the language in his e-mail reply: “local building official
issued a valid building permit...and as long as that building permit remained valid as determined by the local
jurisdiction *. Therefore, delays or lag imes bstween construction phases, or determinations of the length of time
where no physical permanent construction occurs without a jeopardizing a permit's validity, etc. are all issues that
are declded by focal county building officlals based on their established practices. The possibility that a project
could be done in phases dossi’t mean that a project must be dons in phases; or that FEMA's National Fiood
Insurance Program'’s reguiations require it. If an issued permit remains valid the floodplain managemeant
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 requiremants for that naw

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

I believe that rmy conclusion with Mr. Boatwright was understood; any questions about & parmit’s'tengih of time or
type of wark Detween construction ‘phases’ while sfil remaining a valid permit was one that the County has the
sole authority and responsibility to answer.

| hope this clarifies my past cormmunications. H 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 Blackburn, CFM

desk 510-827-7186
fax  510-827-7147

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

To: Dan Boatwright

Ces Lonell Butler

Subject: RE: New Homes in Knights Landing

16/1/2009
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Mr. Boatwiight: Flrst iet me apologize for the delay in response. | also coied Lonel Butler at Yolo County in order
to provide him with the findings of our conversation.

Your synopsis of our discussicn and conclusions as written below are an agcurate account of conversation.

There are some details which | have added as apprepriate in your text below in red. i you have further questions,
please contact Mr. Butler and me... or if those questions concern insurance polky, premium, payment or timing
issues, please contact our insurance industry Speciafist, Ms. Jana Critchfield at 510-827-7266. (8he is out of the
office for the next few weeks, but she does answer calis left on her voice mail system.)

Thank you.

Gregor Blackburn, CFM

desk: 510-627-7186
fax: B10-627-7147

From: Dan Boatwright [mailto:dboatwright@castiecompaniss.com]
Sent: Thursday, July 30, 2009 3:48 BM

To: Blackburn, Gregor

Subject: New Homas in Knights Landing

Gregor,

Thank you for discussing the implementation of the FEMA regulations with regard o 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-vear flood zone starfing sometime early next year.

You indicated that uhder FEMA regulations “new construction” and “start of construction” are defined [Section
58.1 ] and that there are no further regulations specifying how much construction (garage slab, whole house slab,
ele.} is reguired to qualify as “actual start” of construction. You further indicated that as long as the local bullding
official issued a valid building permit prior to the effective date of the new 100-year flood zone, {and the local
floodplain administristor does not require the use of additional flood data other sources because there is a
‘greaterthan-mapped' risk, and/or higher lowest floor elevations because the cormmunity has a 'free-board’
reguirement) and as long as that building permit remained valid as defermined 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 i ~ not ag a ‘vesting’ issue ~ but
‘as the structures were designed and built in accordance with the FEMA FIRM and BFE's in effect at the fime the
permits were issued.” Note: This becomes important for the home buyers’ insurance implications, .
-grandfathering rates are ted to what the older maps showed when permitted, rather than what the current map

might show.) The above assumes that the actuat starf of construction is within 180 days of the building permit
date.

Please let me know If the above understanding s accurate.
Sincerely,

Dan Boatwright

10/1/2009
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Donald Rust

From: John Bencomo

Sent:  Monday, September 21, 2009 10:18 AM
‘"i“o: David Morrisor; Donald Rust; Lonell Butler
Subject: FW: FEMA NFIP Yolo County inguiry

FYl

From: Ziotkawski, Sally imailto:sally.ziolkowski@dhs.gov]
Sent: Friday, September 18, 2005 8:48 PV

To: John Bencomo ‘

Ce: Blackburn, Gregor; Simmons, Eric W

Subject: FEMA NFIP Yolo 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 righily belongs within the Jocal 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 vsing
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 fime, 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.” 1f 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, yon may coniact 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 [mailfo:John.Bencomo@yolocounty.orgi
Sent: Tuesday, September 15, 2009 11:31 AM

To: Ziolkowski, Safly

e gregor.blackburn@dhs.gov

Subject: FW: FEMA

Importances High

Ms. Ziolkowski,

The purpose of this email is te bring to your attention an issue that is continuing to 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 af 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 interpreiations 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 compiete residentidl
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 censtruction (as now apparently
supported by the FEMA staff) is inconsistent with the intent of the FEMA reguiations. 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 inferpretation in This appeal process, and for the precedent that it
will set in the Sacramente region that is grappling with expansive new flood zones currently
containing partially built housing developments. There alse seems to be concurrence with our
inferpretation, based on inquiries with other local flood administrators and fema representatives
in the area. ' ‘

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

John Bencome, 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

Subjeet: FW: FEMA

Mr. Blackisurn,

1 am the Project Planner for the River's Edge residential subdivision project in Knights Landing that Dan
Boatwright (Castle Companies), Lonel Butler, Yolo County - CBO and you have been discussing regarding the
“grandfathering” of partial (noh-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 ptacement 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 48 remaining homes. Last
Thursday, September 10. 2008, there was a public hearing regarding an appeal by Mr, Beatwright due do the
county determination that the partial {non-itvable 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 partiat

foundations; he indiceted that you agreed that partial (non-liveble space) foundations would not be acteptable.
The public hearing has been continued to October 8, 2009,

There are two basic guestions:

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

(2) The use of partial (non-livable space} foundations would not establish a grandiathered right with regards o
construction under the County Flood Damages Prevention Ordinance.

| have attached the staff report for your review and comments. | befieve that the counly'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 Lonell or me regarding this issue.
Thanks,

Don Rust, Principal Planner

(530} 666-8835 - Desk

{530} 666-8156 —~ FAX
donald. rust@yolocounty.org

10/1/2006
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County of Yolo

DIRECTOR
PLANNING AND PUBLIC WORKS DEPARTMENT

292 West Beamer Sfreet

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
QCCUPANCY GROUFE: R-3 and U

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

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.

2.

13.

14,

is.

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 docurnentation: Submit two wet signed sets.
Include the Soils Report no. # and date of the report.

Provide each bedroom with 2 minimum of one exterior window with a 44™ maximunm 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 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 shail have combination type Arc Fault Circuit Interrupter protection. CEC
210.12

Water closet shall be located in a space not less than 307 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
Plan check # 61118

TITLE 24 ENERGY REQUIREMENTS

Luminaties 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.
s 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()(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, ete, 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 Residentiat Lighting Standards (150(k))

General Requirements Alternate Options
{Al 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:
s  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.

Outdeor lighting attached to building:
Motion sensor plus photo control.
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Master Plan # 1
Plan check # 61118

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)-666-8833.

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 Yeu for Your Business

END OQF COMMENTS




INTERWESY COMSDLITING G ROUP
November 4, 2009 i

Yolo County — FIRST REVIEW
Jurisdiction Application 611158
Interwest Job: 200001222

Lonell Butler, CBO

202 West Beamer Street

Building Department

Woodland, CA 95695

Phone: 530.666.8775

e-mail: lonelt.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 documenis:

1. Drawings: Two (2) copies of sheets C1, GN1 through GNS, A1.1 through A1.6, D1.1 through B4.1,
R1.1 dated 10/16/08 by William Hezmalthalch Architects, SN1 through SN3, 81-1-0 through 851-2-1,
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 Buiiding Code (ie., 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 Consulting Group.

Sincerely,

Interwest Consulting Group

Curtis S. Hume, SE
Senior Plan Review Engineer

ch:csh
altachment

YoloCo/C\Documents and Seftingsiscaldera\Local Seffings\Temporary Internet FileS\OLKF2008901 222.pPC1.doc
Bin No; 11

interwest Consuliing Group | 8150 Sierra College Boulevard | Suite 100 | Roseville, CA 85861



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 ietter. 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 depicling structural designed
elements and cover sheets of calculations. CBC 106.3.2

D. if site-related comments are applicable {o 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.

52.  Provide copy of the geotechnical report for review,

83.  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.

84, Please remove the note *preliminary documents not for construction...” from the drawings.

55. Please provide cross—reférencing 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 fo the following comments for sheet SN1:

A At “Nailing Schedule” note #5 revise the note for 3x plate connection o 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
4/38D1, and revise the cross-reference at notes for MAS anchors.




Knights Landing Plan 1- Structural Only
Knights Landing
Novernber 4, 2009

S7.

S8,

59,

S10.

Yolo County - First Review
Interwest Job No..200801222
Page 3of 5

D. 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 depariment.

B. At “Rough Carpentry” note #4 revise “the structure is wrapped” o be "of installation

and fabrication” and at note #6 revise ICBO report reference to be current ICC-ES
report.

Please respond to the following commaents for sheet $1-1-0:

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

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

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

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

E. 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.

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

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

B. Clarify what shaded areas at edges of slab represent — the details don't indicate
thickened edges.
C Specify that garage slab slopes to front. Clarify why control joints are provided at this

slab {post-tensioned slab shouldn’t have joints).

D. 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 inferwest Job No.:200801222
November 4, 2009 Page 4 of &

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 81-2-0 and 81-2-1:

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).

B. 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.

C. 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).

S12. Please respond to the following comments for sheet $1-2-1:
A Amend “Roof Framing Plan C” to show collector trusses.

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

S13. At detail 23 on sheet SD2.0 please provide vent hole at main roof and provide backnailed
edge nailing to valley nailers.

814, 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.

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

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

D. 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).

E. At detail 8 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.
G. At detail 19 provide tension tie between roof framing and wall studs, at the upper detait

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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Yolo Coc}my - First Review
Interwest Job No..200901222
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H. At detail 24 provide connection at vertical edges of panel blocking to trusses to resist
overturning.

Structural Calculations Review:

$15. At pages 24 and 25 please amend design of 2' long shearwalls fo account for h/w ratio per
CBC 2305.3.4.

$16. 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 Streef

Woodland, CA 95695-2598

(530) 666-8775 FAX (530) 666-8728
www, yolocounty, ord

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).

» Al building plans shalt 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 1 andscaping 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 Faciliies 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 adijcining houses shall have the same elevation.

The front setbacks of all houses shall be staggered.

All dwelling units shall have electrical conduit stubs instalied 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 accepled by the County
Building Official.

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

o Each dwelling unit shall have a fire sprinkier system.

« Before construction activities start, new pre-construction survey for nesting raptors are
required.



Castle Companies
November 5, 2008

Page 2 of 4

B. Planned Development Ordinance (PD-58):

« 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.

. 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 Al 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 elecirical conduits to allow for the
instaflation 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 shail
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 o 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.

tn order to comply with Condition of Approval 47, design of the homes in the White
Residential Subdivision shall inciude the following vigitability features:

(1) ‘“Zerostep threshold garage entrance (1/2° max), standard

(2) Minimum 36" clear width at haliways (standard).



Castle Companies
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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) Singie action front door hardware andfor 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, 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.

s The Ongoing Conditions of Approval No. 98 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-568 — 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 repor(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-aiil, ¢, 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 Depariment prior to fssuance 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, 2008, 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 o provide a complete soils report for the project site. it now
appears that there are two (2) sofls reporis 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 SEB 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 17 of movement between the slabs.

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.

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/aliow
adequate drainage for the entire foundation system.

» 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 concemns 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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DIRECTCR
PLANNING AND PUBLIC WORKS DEPARTMENT

292 West Beamer Street
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PLAN REVIEW COMMENTS
FIRST REVIEW

Numiber 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 alf revisions clouded.

For processing:
Please return all original documents

Please respond in writing to each comment by marking the attached kst 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.

1. Two sets of “WET STAMP” Truss calculations must be submitted.
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Plan check # 61119

4.

5.

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
widih. (CBC 1026)

All door hardware shall be 347- 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 inépaction.

Provide a minimum of one 20AMP receptacle to beused 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 requirernents 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 fype. 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 bard-wired.

All bedroom outlets shall have combination type Arc Fault Circuit Interrupter protection. CEC
21012

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 ¢loset. 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(kX5)):
e They must be rated for direct insulation contact (IC).
« They must be certified as airtight construction.
o They must have a sealed gasket or cautking between the housing and ceiling to
prevent flow of heated or cooled air out of living areas and into the cetling 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(3)(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)
s  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:
s Electronic bailast for fluorescent lights rated Manual-on occupancy sensor

13 watts or more.
All other room {Hallway, Dining, Bedroom, Etc.):
»  Switch fluorescent lights separate from Manual-on occupant sensor, or dimmer.
non-fluorescent lights.

Qutdoor 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 atfached:

For questions for the plan review comments from Planning Division please confact 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




INTERWEST COMNSUYILYING GROUT
MNovember 4, 2008 !

Yolo County — FIRST REVIEW
Jurisdiction Application 61119
interwest Job: 200901223

{onell 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. Buller:
Interwest Consulting Group has completed a first code compliance review of the following documents:
1. Drawings: Two (2) copies of sheets C2, GN1 through GNS, A2.1 through A2.6, D1.1 through D4.1,

R2.1 dated 10/16/09 by William Hezmalhalch Architects, SN1 through 8N3, 82-1.0 through 52-2-1,
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 Califernia 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

chicsh
attachment

YoloCo/C:\Dusuments and SettingsiscaideralLocal Settings\Temporary Internet Flles\OLKA200901223-PC1.doc
Bin No: 11

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



Knights Landing Plan 2- Structural Only
Knights Landing
November 4, 2009

Yolo Couniy - First Review
Interwest Job No..200801223
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 nolted.

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 detalls, 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, efc.

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.

83, 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.

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

S5.

Please provide cross-referencing for afl 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:

S8.

Please respond to the following comments for sheet SN1:

A, At “Nailing Schedule” note #5 revise the note for 3x plate connection fo 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 fo 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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Knights Landing Interwest Job No..200901223
November 4, 2009 Page 30f 4
D. At “Inspection and Observation Program” notes #4 and #5 delete "registered deputy

inspector” {also at “Concrete” note #8 and note 01420 on sheet SN2).

S7. At*“Concrete, Cast in Place” note #7 on sheet SN2 please specify that special inspection and
cylinder testing is required for 4000psi concrete.

SB.  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.

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

S9. Please respond to the following comments for sheet §2-1-0:
A Clarify if scoop footing per detail 17/SD1 should be provided at interior bearing walls.

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

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

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

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.

310, Please respond to the following comments for sheet $2-1-1:
A, Clarify if scoop footing per detail 17/SD1 should be provided at interior bearing walls.

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

C Specify that garagé siab slopes to front. Clarify why control joints are provided at this
slab (post-tensioned siab shouldn’t have joints).

D. Al 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 $2-2-0 and $2-2-1:



Knights Landing Plan 2- Structural Only
Knights Landing
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S12.

S13.

A

B.

Yolo County - First Review
Interwest Job No.:200801223
Page 4 of 4

Provide sections through 4x8 beams at front porch. if wall fop plate(s) aren't

continuous on top of beam provide sirap 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 foliowing 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 nait at edge nail spacing.

At detail 7 provide diagonal bracing from io 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 1o resist
overturning.

Structural Calculations Review:

S14.

S15.

816.

Af pages 115, 116, and 117 please amend design of 3.5 and 2' long shearwalls to account for
hiw ratio per CBC 2305.3.4.

Please amend lateral force calculations per comment $11.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]



County of Yolo

DIRECTOR
PLANNING AND PUBLIC WORKS DEPARTMENT

282 West Beamer Street

Woodiand, CA 95695-2598

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

November 5, 2009

Castie 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 83 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. .

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

« 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 finat certificate of occupancy is issued for each unit.

o 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.

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

All dwelling units shall be equipped with energy star appliances, low-2 windows, and water
efficient fixtures. '

s 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.

o FEach 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):

o Section 3. Architectural Diversity. Provide a separate site plan showing ali residential units
within the subdivision indicate the six (8) different models and sixteen (18) elevations that
are required.

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

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

2 All dwelings 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 fo allow for the
instaliation by the homeowner of photovoitaic (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 Bilt (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 atiractiveness with consideration
for maintenance and longevity. Exterlor 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 pe aliowed 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 simitar throughout the subdivision (e.g. tile
counter tops, carpets, solar connectivity, etc.).

C. Subdivision Improvement Agreement (SIA), specifically Section 13. Miscellaneous QOblinations:
« 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 fo 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. 85 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.

o 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.

« Each home shail 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
gach home prior to the issuance of the first building permit.

+ The Ongoing Conditions of Approval No. 86 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 repori(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 alf geotechnical recommendations specified in
the July 2004 Geotechnical Investigation are properly incorporated and utifized in design.”

Vi-14 “Iimplement 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 185, 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 noﬁv
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:

v

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 # 8D 1.1 shows that the garage slab and the residential unit siab 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.

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.

» 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 mall, e-
mail at: donald.rust@yeclocounty.org or phone at (530) 666-8835.

Sincerely,

ALD RUST,
Principal Planner
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DIRECTOR
PLANNING AND PUBLIC WORKS DEPARTMENT

292 West Beamer Street
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(530) 666-8775 FAX (530) 666-8156
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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 i 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 gl revisions clouded.

For processing:
Please return all original docurpents

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) sefs of hydraulic calculations must be submitted.

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

5.

10.

i1,

2.

13,

14.

15.

16.

17.

8.

19.

20.

2L

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.
Tnclude the Soils Report no. # and date of the report.

Provide each bedroom with a minimum of one exterior window with a 447 maximum sill height, 5.7

sq. ft. minimum clear openable area, 74” minimum clear openable height and 20” minimum clear
width. (CBC 1026)

All door hardware shall be 347~ 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 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 Circuijt Inferrupter 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.



Page #3
Master Plan # 3
Plan check # 61120

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)):
s They must be rated for direct insulation contact (IC).
o They must be certified as airtight construction.
» They must have a sealed gasket or caulking between the housing and ceiling to
prevent flow of heated or cooled air cut 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()(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
requiremments, see Title-24.

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

General Requirements Alternate Options

(Al rooms/areas) (Room/Area specific)
e Unless allowed under “alternate options”, Kitchen:
all hardwired lighis 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, Gaxage, Lanndry, & Utility:
»  Electronic ballast for fluorescent lights rated Manual-on occupancy sensor
13 watts or more.

All other room (Hallway, Dining, Bedroom. Etc.):

»  Switch fluorescent lights separate from Manual-on cccupant 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)-462-11 14.

Planning Plan Review:

The Planning plan review comment leiter is attached:

For questions for the plan review comments from Planning Division please contact Don Rust Principal
Planner af (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
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Yolo County — FIRST REVIEW
Jurisdiction Application 61120
interwest Job: 200901224

Lonel Butler, CBO

202 West Beamer Street

Building Department

Woodtand, CA 95695

Phone: 530.666.8775

e-mail: ionell. butler@yolocounty.or

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 GNS5, 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 53-2-1,
5D1.0 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 Consuiting Group

Curtis S. Hume, SE
Senior Plan Review Engineer

ch:csh
attachment

YoloCo/C:ADocumments and Setlings\scaldera\Local Seftings\Temporary Internet FilesS\OLKF200801 224-PC1.doc
Bin No: 11

Interwest Consutting Group | 8150 Sierra College Boulevard | Suite 100 | Roseville, CA a5661
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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 fhe 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

. i 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:

1. Obtain two (2) copies of the County of Yolo Special Inspection and Testing form and include
them with your resubmital, completely filed-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.

g2, Provide copy of the geotechnical report for review.

g3,  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.

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

S5,

Please provide cross-referencing for ali 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 fo be "where 3x
plate oceurs (2) 20d box tace nails shali 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 18/8D1, amend note #86 to include reference to detail
4/SD1, and revise the cross-reference at niotes for MAS anchors.



Knights Landing Plan 3- Structural Only Yolo County - First Review

Knights Landing Interwest Job No.. 200901224
November 4, 2009 Page 30of 5
D. At “inspection and Observation Program” notes #4 and #5 delete "registered deputy

inspector” (also at “Concrete” note #9 and note 01420 on sheet SN2).

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

88. 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 submittais before
they are submitted to the building department.

B. 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.

S9. Please respond to the following comments for sheet 83-1-0:

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

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

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

D. Where detail 37/8D1.1 is called out at right wall of garage clarify if this detail is also
applicable in the perpendicular direction at this location.

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

F. 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.

S10. Please respond to the following comments for sheet 83-1-1:

A Clarify if scoop footing per detail 17/8D1 should be provided at interior bearing walls.

B. Clarify what shaded areas at edges of slab represent — the defails don't indicate
thickened edges.
c Specify that garage slab slopes to front. Clarify why control joints are provided at this

slab (post-tensioned slab shouldn’t have joints).

D. Relocate the dead end symbol to be at the end of the first tendon from the back of the
garage.
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S11.

S12.

513.

S14.

E.

Interwest Job No.:200801224
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Af 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 $3-2-0 and 83-2-1:

A

Amend the L=12’ blocking and strapping collector to extend to the right exterior wall
(partial length coliectors 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/coliector continuity.

Provide shearwalls at left wall of bedroom #3 and at right exterior wali of garage {these

wall line wills act as hardpoints and not aliow the roof diaphragm to deflect as assumed
in the calculations). .

Please respond to the following comments for sheet 33-2-1:

A

B.

Amend plan to show coliector 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 (fwo 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.

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 (simitar 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 ceiiing shouldn't be
used for this purpose).

At detail 8 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 detait
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 fo account for hiw ratio per
CBC 2305.3.4.

816. Please amend lateral force calculations per comment 811.C above.

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

Please contact Curtis Hume at (9825) 462-1114 with any questions.

[END]




County of Yolo I

DIRECTOR
PLANNING AND PUBLIC WORKS DEPARTMENT

292 West Beamer Streef

Woodland, CA 95695-2608

(530) 656-8775 FAX (630) 566-8728
www, volocounfy.ord

November 5, 2009

Castle Companies
12885 Alcosta Boulevard, Suite A
San Ramon, CA 84583

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 {o 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 inte the plans, specifically:

A. Conditions of Approval (COA):

e Al building plans shall be submitied 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.

+ 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.

« 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.

o The front setbacks of all houses shall be staggered.

s All dwelling units shall have slectrical conduit stubs installed for photovoltaic circuits.
L]

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.
« Each dwelling unit shall have a fire sprinkler system.

. Before construction activities starf, new pre-construction surve

y for nesting raptors are
required.
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B, Planned Development Ordinance (FPD-58).

s 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 reguired.

s 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,
aflowing 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
instatlation 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 focated 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. Miscellangous 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.

» 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 accerdingly 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 Condifion 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 327 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 whete 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 exira 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 fo accommeodate
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-aiil, ¢, 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 submifted 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, 2008. 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 letter.

s 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.

o 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@volocounty.org or phone at (530) 666-8835.

Sincerely,

ALD RUST,
Principal Planner




