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rioodbreak is a flood barrier that auto­
matically rises in times of f looding to 
protect your property, It can be placed in 
front of any opening and be designed for 
any flood water level, 
rioodbreak resembles a hinged box that 
is recessed into the ground in f ron t of 
the opening, Because it is recessed, it 
fays completely fiat to the surrounding 
area, allowing unrestricted access at all 
times, It-has been engineered fo r extreme 
loads. Example: rioodbreak is able to with­
stand the weight of a fully loaded truck 
driving over it^The top of the barrier can 
be covered with almost any finish mat ' ^ r -
rial, making it biend in with the 
surrounding areas. 

The greatest attribute of this product is ? 
that the fiood water makes it work, '^,e"' 
There is no human or elscrrical 
input needed for this system to operate. 
Its operation is very simple. 
The recessed box is attached to the local 
storm drainage system, which allows 
normal rain accumulation to simply drain 
away. When the storm drain systems 
have filled up, the box can no longer 
drain and water starts to accumulate, 
As the water rises in the box, the buoy­
ancy of the lid starts to lift the barrier, 
Rubberflanges on the sides and at the 
hinge prevent water from passing 
around the barrier, The barrier will rise 
with the water and will lower as the water 
recedes. 
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Uaiimited Applications, Inc 
7077 Southwest 46th Street • Miami • Florida • 33133 

Phone (305) 663-9333 • C C . 93BS00433 • Fax (305) 66: 

PROJECT LIS 
www, flood barrier, som 

Here is a list of some of our flood barrier projects completed (over S 5r000.00). If you need a complete list of all 
our oroiect please let me know. You will notice that our this list shows a mix of new construction and 
retrofitts. Most of the contractors listed are well know and established, 

Project: Williams & Sonoma 
Address: 1035 Lincoln Road 

Miami Beach, Florida 

Contractor: Fisher Deveiopment 
1485 Bayshore Drive 
San Francisco, Caifornia 

Project: 
Address: 

Pottery Barn 
1045 Lincoln Road 
Miami Beach, Florida 

Contractor: Fisher Development 
14B5 Bayshore Drive 
San Francisco, California 

Project: Portofino Retail Space 
Address: 500 South Pointe Drive 

i^ismi Beach. Florida 

Contractor: Fisher Development 
1485 Bayshore Drive 
San Francisco, Caifornia 

Project: Quittner Buiiding 
Address: 532-543 Lincoln Road 

t i d g m i D d m - ^ h C l r i r l H s 

Contractor: Groden Stamp Construction 
55 tsl.W. 168th Street 
K. Miami Beach, Florida 

Project: BeBe Clothes 
Address; 1025 Lincoln Road 

Miami Beach, Florida 

Contractor; Groden Stamp Construction 
cSN.W. 168th Street 
N. Miami Beach, Florida 

Project: 
Address: 

Polo Sport 
740 Collins Avenue 
Miami Beach, Florida 

Contractor: Groden Stamp Construction 
65 N.W. ISBth Street 
N, Miami Beach, Florida 

Project: Eastview Hotel 
Address: 1515 Washington Avenue 

Miami-Beach, Florida 

Contractor; Groden Stamp Construction 
65 N.W. 168th Street 
N. Miami Beach, Florida 

Project: Club Monaco Clothiers " 
Address: 524 Collins Avenue 

Miami Beach, Florida 

Contractor: Groden Stamp Construction 
55 N.W, 158th Street 
N. Miami Beach, Florida 

Project: Portofino Office Center 
Address: 404 Washington Avenue 

Miami Beach, Florida 

Contractor Miller Solomon Construction 
8491 N.W. 17th Street 
N. Miami, Florida 

Project: 711 Retail Space 
Address: 711 Washington Avenue 

Miami Beach, Fio îda• 

Contractor: Ragosa Enginering 
46 N.W. 35~Street 
Miami, Fiorida 



Pb&MdQ ' ^"^Dhora Shop 
Address: 721 Collins Avenue 

Miami Beach, Florida 

contractor; Spectrum Builders 
1231 S.W. 132 Court 
Miami, Fiorids 

( f-lc&p Sflrrtt*-***'**' / / v f ŷ 

Project: Nathan Ratner Buiiding 
Address; 1026-36 Lincoln Road 

Miami Beach, Florida 

Contractor; DA Construction 
1551 N.W. 82nd Avenue 
Miami, Florida 33126 

Project: Stanley Meyers Clinic 
Address: 1221 71st Street 

Miami Beach, Florida 

Contractor; Pino-Fonticielia Construction 
1140 W. Flagler Avenue 
Miami, Florida 

Project: Ameritrust Bank 
Address: 447 41st Avenue 

Miami Beach, Florida 

Contractor: Giace & Company 
1006 N, Federal Highway 
Lake Worth, Fiorida 

Project: Ballet Vallet Parking & Shops 
Address; 700 Block Coiiins Avenue 

Miami Beach, Fiorida 

Contractor; Goldman Properties 
804 Ocean Drive 
Miami Beach, Fiorida 

Project: Multi-Use Building 
Address; 763 Collins Avenue 

Miami BeachrFiorida 

Contractor; Goldman Pnoperiies 
804 Ocean Drive 
Miami Beach, Florida 

rroject; Aiiun riuad Kctali CbiTior 
Address: 1570 Alton Road 

Miami Beach, Florida 

Contractor: Art Construction Company 
349 Greco Avenue 
Coral Gables, Florida 

Address: 475 41st Street 
Miami Beach, Fiorida 

Contractor; Waas, Phillips, Adier 
1400 N.w. 107th Avenue 
Miami. Florida 

Project: West Avenue Parking Garags 
Address: 1000 West Avenue 

Miami Beach, Florida 

Contractor; Whiting Turner Construction 
1000 Corporate Drive 
Fort Lauderdale, Fiorida 

. Project: Altantic Center 
Address: 118 Washington Avenue 

Miami Beach, Florida 

Contractor: Buildtech, LLC 
407 Lincoln Road 
Miami Beach, Florida 

Project: 
Address: 

Biscayne Village 
1901 Biscayne Blvd. 
Miami. Fiorida 

Contractor: Chase Construction 
8491 NW. 17th Street 
Miami, Florida 

Project: Home Depot 
Address: 4000 Route # 4 

Keene, New Hampshire 

Contractor: R.L. Spencer 
222 Highbridge Street 
Faysttevilie, North Carolina 

Project: Bayshore Goifcourse 
Address: 2500 Bayshore Drive 

Miami Beach, Fiorida 

Cotfrtractor; Tran Oonstruction 
505 Lincoln Road 
Miami Beach, Fiordia 

Project: Minute Man, Inc 
Address: 804 S, Redding Road 

Birmingham, Alabama 

Contractor; Oil Equipement Company 
555 South Avenue, #4 
Birmingham, Alabama 

-•7 
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' r S j ^ t : ~ "Rivertowne Country Ciub 
Address: 8555 Rivertowne Road 

Mount Pleasant North Carolina 

Contractor: Centex Construction 
3001 Rivertown Parkway 
Mount Pleasant, North Carolina 

Project: Outback Steakhouse 
Address: Clearwater Beach Road 

Clearwater, Florida 

Contractor; Venture Construction 
15 N. Falkenberg Road 
Tampa, Florida 

Project: The Shops At South Beach 
Address: 500 Coiiins Avenue 

Miami Beachr Florida 

Contractor: Suffolk Construction 
515 N. Flagler Road 
West Paim Beach, Florida 

Project: The Cosmopolitan 
Address: 122 Washington Avenue 

Miami Beach, Fiorida 

Contractor; Suffolk Construction 
515 N, Flagler Road 
West Palm Beach, Florida 

Project: The Ratner Building 
Address: 1023-1035 Lincoin Road 

Miami Beach, Florida 

Contractor: Groden Stamo Construction 
55N-W. 168th Street 
N. Miami Beach, Florida 

Project; 
Address: 

Summit Brickeli 
1200 S, Miami Avenue 
Miami, Fiorida 

Contractor; Bovis Lend Lease 
1200 S, Miami Avenue 
Miami, Florida 

Project: Reyos Del Sol 
Address; 185 N.W. 13th Avenue 

MiamL Florida 

Contractor: Delant Construction 
7380 N.W. 77th Court 
Miami, Florida 

Project: 
Address; 

Ballast Pointe Park 
1500 interbay Drive 
Tampa, Florida 

Contractor: La Chase Construction 
1025 Oak Avenue 
Tampa, Fiorida 

Project: War Verteran's Field House 
Address: 556 Route 855 

Huntington, Pennsylvania 

Contractor: Poole Anderson Construction 
Box 575 
Huntington, 

Project: The Solara Spa £ Resort 
Address: 8801 Coiiins Avenue 

Miami Beach, Florida 

Contractor; Welbro Construction 
800 Trafalgar Court 
Orlando, Fiorida 

Project: 
Sress: 

Levi Shop 
826 Coiiins Avenue 
Miami Beach, Fiorida 

Contractor: Brodson Construction 
157 NE 39th Street 
Miami, Florida 

Project: Mary Brickeli Village 
Address: South Miami Ave. 

2nd Street, Miami 

Contractor; Bovis Lend Lease 
1200 S. Miami Avenue 
Miami. Fiorida 

Project: Vip Honda 
Address: North Plainfied, NJ 

Downtown 

Contractor; One Key Construction 
Brookivn, NY 

Project: Met One 
Address: 100 Biscayne Blvd. 

Downtown Miami 

Contractor: Suffolk Construction 
515 N. Flaaier Road 

•v" 
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Project: 11 Lugano 
Address: 333 NE 32nd Avenue 

Fort Lauderdale, Fl. 33308 

Contractor: Moss and Associates 
228 SE 12th Avenue 
Ft. Lauderdale, FL 33301 

West Paim Beach, Florida 

Project: Telefutura Television Station 
Address: 145 NW 89th Place 

Miami, FL 33166 

Contractor: J.E Gamas 
4241 Palm Lane 
Miami, Fiorida 33147-3346 

Project: The Meridian 
Address: 2000 Meridian Ave. 

Miami Beach, FL 33139 

Contractor: Kauffman Lynn 
2151 N.W. Boca Raton Blvd. 
Suite 100 
Boca Raton, Fl 33431 

Project: Seybold Pointe Condominum 
815 N.W. 11th Street 

Contractor: Delant Construction 
7380 N.W. 77th Court 
Mtpmi Florida 331S5 

Project: Brae informatics Centre 
Address: 2100 Island Drive 

Cayman Brae, Cayman Islands 

Contractor: Brae informatics Centre 
2100 Island Drive 
Cayman Brae, Cayman Islands 

Project: • Digital Process Center 
13525 N.W. 25th Street 
Miami, Fl 33165 

Contractor; J.E Gamas 
4241 Palm Lane 

Project; Sea Forest Beach Club 
Address: Exercise Room •• 

New Port Richie, Florida 34652 

Contractor; Quality Reconstruction 
5500 Sea Forest Drive 
New Port Richie, Fiorida 34652 

5 
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Modular design, interlocking components and custom 
manufacturing, combine to make this system the most 
versatile and advanced slot-in flood-board system 
currently available, 

fawaCwt, tieed! Protbottot 

....rvhtLet &ra mobtpngii& 

With a host of design features (see fee/zip pape) 
and the ability to protect openings of up to 
5 metres wide against fiood depths of up to 
2.4 metres, this system is ideal for protecting 
doorways, loading bays, pedestrian walkways, 
shop fronts, in fact, virrually any opening that 
requires dependable defence against fiooding. 

aHTMMK • W W — •"• - "* - £ '-tJfc- .. 

The modular components, simoiicity of design & 
aluminium beams with ergonomicaily positioned 
carrying handles, enable the system to be easily 
and quickly erected by one person - without the 
need for special skills or training. 

^ ^ ^ -^ - : ' ^ T C ; " r t ^ ^ « l C »A - ^ -
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introduced in 1B&4, thousands of slot-in barriers are currentiy instalied in the 
UK and throughout Europe, and with a poi izy of continuous development and 
improvemsnt the systems remain at the forefront of f iood defence design...... 

Designsd for APPLICA TION 

. Can he installed on any fiat watertight surface 

• Heights 300mm to 2400mm (in 3O0mm increments) 
• Opening width any size up to 6500mm in a single span 
. Can be extended using removable intermediate supports 
• Reveal, race or Corner mounted support channels 
» Custom stand-offs (up to 350mm) to clear weatherboards etc. 
» Can also be installed behind doors (e.g. for Emergency Exits) 
• Vandal resistant covers & security clamps to lock systems 
• Can be finished in RAL colour to match decor 
• Fully removable options for listed buildings 

• Stainless steel options for salt water environments 
• Can be left semi-permanently installed 

Designed for CONVENIENCE 

» Cs.^ he instslisd bw anv competent builder or DIYer 

• Aiumimum oearns weion less umn OKQ p&r itn&ur niSirs 
»• Ergonomicaily positioned carrying handles 
• Quickly and easily erected by one person 
• Modular design requires no specific skills or training to erect 
• Srorape brackets available for beams & components 

Designed for DURABILITY 

. Construction grade steel & aluminium components 

. Steel fabrications hot-dip galvanised 
> Patented seal design stops silt clogging 

. All seals made with EPDM for weather and UV resistance 
• Seals fixed in preformed channels and easily replaceable 
e Twinned seals for extreme flood/impact conditions 
• Suitable for constant daily use 

Designed to STANDARDS 

» Manufactured £ tested to exceed DIN19569-4 

• Steel sections manufactured to EN10C27 

» Fabrications hot-dip galvanised to ISO 1461:1999 

• Heat treated aluminium extrusions to BS1474 

• Stainless steel sections manufactured to EN10088 

• Seals all Ethylene Propylene Diene Monomer (EPDM) 

• Ail fixings Load Rated Hilti ™ or Fischer ™ 

Mf CONTROL 
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From: "davidstebbins" <davidstBbbins@cox.net> 
To: ''david stsbbins" <redavidstebbins@cox.net> 
Sent: Saturday, February 10, 2007 9:07 PM 
Subject; Emailing: Phoenix couple carves out their niche in Coranado - Clients build 8, 500-square-foot 

house, with more than half of it underground 

SFGata.com 

Phoenix couple carves out their niche in Coronado 
Clients bui ld 8, 500-squ a re-foot house, wi th mo re than half of it underground 

Hilary-E. MacGregor, Los Angeles Times 
Saturday, November 9, 2002 

The dients, from Phoenix, had dreamed of a house on the water in Coronado, the "island" that lies 
across a graceful arc of bridge spanning San Diego Bay. 

Surrotmaed on three sides by glimmering blue bays and the Pacific Ocean, the seductive 13.5-
sqnare-mile city of Coronado is connected to the mainland by only a narrow, silver}7 spit of sand. 

Real estate in this exclusive enclave sells for more per square foot than almost anywhere else in 
California, and rarely comes onto the market. Newcomers hoping to get a foothold here must spend 
astronomical sums to buy any odd piece of property they can. 

So when the clients got a chance at a piece of land with a to-die-for view of downtown San Diego, 
they snapped it up — for around $2 million. 

It had some drawbacks. It was small — about 7,500 square feet. The previous owner had sold 
viewing rights to the two-story house behind, so they couldn't build higher than 11 feet At high tide 
the water on the bay lapped to within 65 feet of where they wanted to begin construction. 

"When they nrst got it, I looked at it and thought, TVnat are you going to do. have galoshes in the 

front room?' " said Harry Jackman of the Coronado- based Jackman Group, a planning, design and 

construction company. 

Architect Tom Vaughn had a better idea: Build down. "Basically, it's free space/' Vaughn said. Ton 

can have all the bulk and height you need." 

Two and a half years and 1.100 square yards of concrete later, the clients from Phoenix have an 

8,500-square-ibot house, with more than half of it underground, mcluding a 2,500-square-foot 

garage and 2,500 square feet of living space, with elevator, sauna and media room. 

Initial doubts 

2/18/2007 

mailto:davidstBbbins@cox.net
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000723 
"At the he^innsdS. I was wondering if this was all even possible," said the lady of the house, who 

declined to give her name. "That was before I became a believer." 

The concept of living underground in sunny Southern California might sound like bad science 

fiction or a throwback to the era of the bomb shelter, but it turns out to be an imaginative — if 

expensive — wa}7 to get around strict zoning ordinances and squeeze really big houses on to really 

small lots. 

In Coronado, where the floor-area ratio above ground is controlled tightly and houses can be no 
more than two stories above grade, contractors can build out to the property line below ground. 

Plenty of room beiow 

"You can go 40 stories below grade!" Vaughn said, as if he's waiting for a client to ask him to. 

The Phoenix couple's house was not the nrst on Coronado to be built down. In the past 15 years, 
Ralph Brienza and his son David, owners of Coronado Construction Management Inc., have built 
about 12 underground structures — mostly garages and storage spaces. 

more are in the works. And recentty, Santee-based Fred C. Perry Construction undertook its first 

underground structure — a £i2-millaon, 8.400-square-foot home on the bay. Perry, too, saidiie has 

plans for several more. 

The underground phenomenon isn't new — homes burrowed into hillside berms were popular in 

the energy-conscious 1970s, and commercial buildings have long been built down, to accommodate 

parking, utilities and even shopping malls. 

But building basements below the water level does seem to be unique to Coronado. Representations 

from the research arm of the National Association of Home Builders and the Building and Industry 

Councils of Los Angeles and San Diego counties said they could not recall such underground living 

spaces being built anywhere else. 

Donna Morafcik, communications director for the Building and Industry Association of San Diego, 

said nearby La Jolla is comparable to Coronado in both income level and scarcity of land. "On a 

wide-scale basis, though, 1 haven't seen the whole underground thing come into play region-all}'," 

she said. 

Building down solves some problems peculiar to Coronado but has peculiarities of its own. 

Jaclonan and Vaughn have hit the water table in five of the seven houses they've built so far. 

Brienza has hit water with all of the houses he's built there. 

1 c 
2/18/2007 
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Brienza said he built 500 houses in Denver that had t o deal with artesian wells and spring water 
fiooding into the foundations. He claims to have brought the concept of building underground to 
the Coronado Cays, where he began to build houses with basements within 15 feet of the sea wall. 
He said he has had no problems.so far. 

Perry confessed he "lost a few nights' sleep" on his first venture underground. "We had 14 pumps 
going during construction. And then you have to make sure that you're not sucking moisture away 
from other houses and causing a sinkhole," he said. 

Perry said they were pumping 565,000 gallons of water a minute during construction. Builders 
then had to get a permit to-dump the water back into San Diego Ba}'. requiring tests with fish and a 
sea urchin. 

But it turned out that fresh water was flowing in as well, so they failed the test three times. "We had 
to hire a marine biologist," he said. "Every week they had to come and sample the water. That alone 
cost over $100,000." ^ 

They're expensive A*Y fl*^ * ,d^f> j f ^ 

uuiiding down prODaoiy wiu regain an opuon avaiiauie oxiiy to^cbe very xi'Sn ol Uoronacicj. Vv'hfjp 
Brienza said he can build underground for as little as^stajssa^ Vaughn said his underground 
structures have ranged from $250,000 to $1 million, depending on size and whether the builders 
hit water. 

Perry, whose first undergroimd structure cost his clients $500,000, said money is no object for 
most of the people he works with. And he predicts the trend will continue. 

"Tnere is no land there," he said of Coronado. "You have to iiteralh' wait for someone to die or sell 
their house. People pay $2.4 million for a (waterfront) lot that is 108 by 90 feet. It's a lot of money 
for a litde dirt. 

You have to utilize every square inch to justify paying that kind of money." 

The Phoenix couple's house is a low-lying, pale cream collage of stucco, shingle and Texas shell 
stone, surrounded by concrete walls topped with laminated glass to take in the view of the ba}7 and 
the dramatic downtown San Diego skyline. The walls also serve as a sea wall (even the gate has a 
watertight seal), built to keep out rising water. Cement sofas and chairs topped with blue-and-
white striped cushions are built into the patio. 

The upper floor is spacious and airy and gives no hint of what lies beneath. 

Tbe beachfront expanse is almost all windows, and massive skylights let the sunshine in. But 

2/18/2007 



because tne graSe for the house was below the mean high tide line, the project turned ou t to be one 

of the most challenging the Jackman Group has faced. 

The builders hit the wTater table 5 feet below where the first floor was supposed to be. It took 15 

dewatering wells to lower the water level so they could work. They pumped out 415.000 gallons a 

month for the first four months. 

The first concrete pour took 42 trucks, Jackman said. The floors underground are 18 inches thick 
and the walls a foot, as impenetrable as a medieval fortress. 

The sand of the site, layered with plastic and a few concrete slabs, was waterproofed before the 
concrete pour with. Paraseal, a mixture of plastic and bentonite clay. Vaughn describes Paraseal as 
"self-healing," meaning that the material expands when water hits it and fills the tear. 

"If the wall springs a leak, you just inject the wall with this huge s}7ringe)" explained Sheryll 

Jackman, a real estate agent and designer for Jackman Group. Her husband, Harry, said a few-

houses have experienced very minor leaks. 

On the street side, a curve of driveway disappears under the house and opens into a garage as big as 
a mini-mail paricmg iot. To coLLntsr me ci.ausiropnoDic leeung 01 Demg underground. Vauxhu tries 
to build his ceilings high and introduce a source of natural light. 

In this house the ceilings are S 1/2 feet — slightly higher than in a typical house. (Some of his 
underground living spaces have ceilings as high as 10 feet.) 

In the first of two bedrooms there is a window onto a tunnel to the sky, resembling the view from a 
rabbit warren. Equipped with a 15-foot ladder, -the tunnel allows a wan shaft of natural light to 
enter the room, which instant!}7 dispels the bomb-shelter feel of the space. There is also a 
bathroom, a sauna and amedia room below ground, and an elevator. 

httpi//sfgate.com/cgi-bin/articie.cgi?f=/c/a/2002/ll/O9/HO172419.DTL 

This articie appeared on page HO - 5 of the San Francisco Chronicle .;- • 
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ff Learn about 
Basement Sys tems on 
BobVlla.com 

<, Easement Waterproofing 

<i Getting,,Ready to Finish 
The Bssem en t 

!_:, Basem°nf O d o r s and 
Air.Qjjality 

^ Qrawl^Space Solutions 

Basement Waterproofing 

A wet basement is a common problem in all types of 
basements - from concreie to stone to block 
foundations - and we've fixed thousands of each 
type. Learn what causes your basement water 
problems and how they can be fixed, using state-of-
the-art, patented, award winning methods. 

A dry basement protects the investment you made in 
your home and enables you to increase your living 

If you suffer from a wet, damp, or musty basement, 
or .have moid and mildew in your home, we can 
assess your problem with s free, in home inspection, 
educate you to the causes, and design a permanent 
solution, customized just for your basement problem. 
Our specialists guide you through our interactive 
multimedia presentation, "Easement Vision'', where 
you can actually see your basement transformed into 
bright, clean, comfortable, healthy and of course, dry 
usable space! 

The heart of any basement-waterproofing proiect is 
the drainage system to remove the water beiow ths 
floor. Easement Systems carries a complete iine of 
patented basement waterproofing and basement 
envtronment products. To the right is the patented 
WaterGuard Basement Waterproofing System and 
the patented TripieSafe, the ultimate sump pump 
system offered exclusively by authorized Basement 
Systems dealers. 

When it comes to Basement Waterproofing, "We 
wrote the book". 

Call toll-free today to schedule your free estimate 
and receive your FREE copy of Dry Basement 
Science] (800) 281-37B5 or Visit us online at 
www.basementsystems.com 

^Before! 
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TripieSafe 
Vj-SiiSSB! 

trtft*. See this p roduc t on 
' ^ Bob W/s S h o w ! 

A. Complete Bas&meni 
Remodel 

c-ssemgnt 'vVat^rproofinc! 

Preventing. Basement 
Water. Damage 

Basement. Remobeiing 
Resap 

Basement Drainage ano 
Sump Pumps 

Solving Water Intrusiori 
Probiems 

Keeping Water Out oi ths 
Basement 

e's Gut-er 

Home Pem&nsntlyby Cornoktsiy isolating It from t'm Earth! r&w.SztsmsriiSys-snii.c&iT, i T ^ i i * * ownpr.*/-*" 
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Your local Barr ier Sotuvions Conlrraclor. 

i s m b r a n e P r o p s r r i e s Type 

Board Propsrtc£5 

C o i o -

Sol ids 

D e n s in' 

Appl ica t ion 

App i i ca r ion T e m p e r a t u r e 

AppIJca-uon Tnic i tness 

C u r e T ime 

Adhesior . to Conc re t e 

p.lnnpacion 

W a t e r Vapor Permcat ice 

L.lauiu 'wa te r Absorpt icic 

Resis tance ro D e p r a a a t i o n in Soil 

Polvmcr-cnhancL'L' asphalr Ikiuid-appiiud niL-mhranf 

Blati. 

i\4"A. ~? i% [DLTCtni hy w f i f i h i j 

B.2 -A Ihi/pal 

Airless, spra;. 

Min imum 20"r 

6 0 mils (wftf 

G - 2 4 hr 

Jissitlx: Exw-'eds M e t h o d : ASTM C-fi36 

^«/Wrj,- >20(J0% MerhofL- ASTM D-^I2 

Remlu ; (J.CIE pcniis for 40-mil 

on1 eoariiif; [^rains/sf/hrj 

Me thod : A i i M L- ' J6 

Orv Mahod 

Rextihs: O.,"'^ iwn Mrr.had: ASTM r)-"i22.<;,: 

Rcsuirs: Good Method : AS)M E-1M 

M o l d Grov.Th a n d EacieriaJ At tack Rcsi/irs: No dcgradarioi; Mrri jud: PSTU. D-327.V 

P^csistance to Kvdros ta i ic Head [/r nf uunn] Resulvs: Could no; •x'm.Tar!; hydroscariL' nrfssur:' Method : Sv:' 

Mr^ i . r a i i n . | . . « r iviil, .-ii> ASTM 1 >-w " . i .".^! I'm" ^ ^ . M ^ n i . ^ i . r M.K-, l.lnr.; m 4(1 mil. " M i m , j I. i ' l . " ' * (M(f' wfumc* " I tvjirri inii it i i i i; (iiTiitniuiiil. 

Type 

F>oard Size 

Board Th i cknes s 

Fink un 

4 , « B-

3/4 " 

rat:; .-d ripit : fin 1:7 fiia:;.1. Hoard 

f i A 1 

) -,',/16" 2-3/?;-

D r a i n a g e Abilir^' \nvnntiiiir fuidinr: of i .0\ 

ncarcJ I hidvi.iL-.ss 

Calloiis/Hour/LinL-al ruo; 

.Vt" 1 -3/1 iV 

T h e r m a l Resis tance 

Beard Thickiu-ss 

pLL'sisraiiCL' 

.V^" I -3/1 fi" ^ . ^ / s • • 

Ai h W , , ™ , ! 

IU] 1 .N. l l l l l JIH! DWHIM 

tiniis. 111, V.-AI'M-N'UKl 
ir- ( lul. I n l l l l i lnm' 111. 
HJIV.' " I n»--i i- i ; . tr i i in UL-,- WU-

file:///nvnntiiiir
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DrainStar stripdrain product (DramSiar) is a *w&-part geocotmposire drain prefabricated witk a rigid polymer core covered on 

all sides with a nan-woven, needie-punched polypropylene niter fabric. The core features a series of engineered cones that 

collect and move water to designated drainage exits. The fabric aJbws water to fiow into the drain core wh i le resiricHng 

backfill soils and other pariicles which may create clogs. 

Typical P rope r l y 

Drain Properties 
Compressive Strength, Ibs/sq ft 
Shear Strength, lbs/ sq ft 
Peel Strength, Ibs/sq ft 
Fungus Resistance |core) 
In-Plans flow, gpm/f t width 

Hydraulic gradient = 0 .1 , loading = 10 psi 
{Jnobsrruded inflow areo 

Primary side 

Test M e f h o d 

6000-9000 
6000/9000 
38 

Ho Growth 
21 

E5̂  

ASTM D1621 (Mod. 
ASTMD1621 (Mod. 
ASTM D l £76 
ASTMG21 
ASTMD4716 

Fabric Properries 
Material 
Grab Tensile Strength,, lbs 
Puncture Strength, lbs 
Trapeziodal Tear, lbs 
Mullen Burst Strength, psi 
Elongatiart, /D 

EOSIAOS] 
Permeability, cm/sec 
Flow Rate, g/min/sq ft 
UV Resistance, (After 500 
runaus Resistance 

lours 

Polypropylene 
110 
65 
50 
215 
60 
100 sieve 
0.30 
150 
70% 
Ho Growth 

ASTM nv4632 
ASTM D4E33 
ASTM 04533 
ASTM D3786 
ASTM D4632 
ASTMD4751 
ASTM 04491 
ASTM D4491 
ASTM D^355 

DBmensiona! Oaio 
Tnickness 
Standard Widths 

1 inch 
min. 12 inches 
nun. 200 lbs 

For mare information on 

sr Solutions Contractor or cai 

800-DRY 
www,g 

DrainSfar, talk to your 
remco Barrier Sal 

.com 
kn, HIK, THSJ157 



r> \ ± x c ^ ^ r ^ ^ ' 
i J -

r.. i. ^ f , B C 13" fi fl P P - ^ F| \ T ? N F 8 D fc-. r „' 

TUrr-W-DRfe is M o r ^ Amer ica ' s #1 b r a n d of ware rp roof i r . c for new b a s e m e n t s . 

ir s r s r ec t s c c a i n s t t i i ree main s o u r c e s of mo i s ty r s from b c s s m e n t w a H s - leaks, 

sssc;c-c?e a n d ini'srior condenscrricir.. 

HP 

KB, 

. - L . . . ...i^ijihlL-ll+uJK-

i n ^ a l l - d b v seSsct- GpcaiicaTOrs. TUFr-N-DRl Basemen: Waicrnmcmnp, Sysirm is insrallcd only by 

Barrier Solurions Conuraccois. These comracmrs undergo training in ensure chc highes: oualm- appii=arior,. 

S u r f a c e s r a c a r a r i o r . . The wall surrace should he smooth and manuiithic. Rcmovj loose aggreraie and 

sharp nrarrusionf frorr. th:: wall, Voids, spallcd areas and exposed asgregatf should be parched wirr, a suicabl 

masric before spraving.TUFr-N-DRl membrane docs ro: reauire an;' priming or special preparation. 

S v s t e m a o p i i c a f i o n . TUrF-N-DRJ membrane is sprayed even!;' over the entire foundation wall. 

WARVf-N-DR]' Foundation Board is applied over the waterproofing membrane as ir c u r a , 

-n ^p . ^ J .DR: Bremen; ^X'ate.-proonng Svstem can be applied when ambienr remneraturcs are as low 

concrete and block foundarioni. On poured concrete basementi. TUFr-N-DRJ can be appliec! as 

soon as the forms arc removed, and on block bascmems, -a. soon as the mortar is cry, 

F o u n d a r i o n b o - a r d p e r f D r m a n i e . WARM-N-DRi Foundation board kecpi fuunciation wall 

remncramrei closer to the air temperature of the basement, which helps reduce interior condensation, 

Reduced condensation ensures less humid, more comfortable basement space. '1 he placement o) the 

iHundacion iioard on the wall's e:::erior also helps reduce the risk of uamagt due to freeze/thaw cvdes, 

oarticulariv if the laund.trion board is extenoed to rile sill plare, 

in additlor., the.foundation board Drorecis TUFF-N-DRl membrane from tiairuist' during hadLniiing 

or damaL-e from other construction trades. The compressibiiin' of the inundation board wjji also absorb 

moderate soil expansion and help protect the basement wall. 

To assist drainaL'e. WARW-N-DPd Foundation Board shouid extend to the foorini: and connect to ;, 

functioninK perimeter drainage system, such as L-rain.Srar"" Stnndrain. The foundation bciard is required 

for all warramed TUFr-N-DRi Basement '^'aturproonn^ .System installations. 

fVlC-cM E n e r q ' i 1 C o d e . Comnuter analvsls ofnome enerjr;.1 use indicates rim; a considerable norrion 

of c nfr)i=a! home's energv loss comes from heated, uninsulated basements. By instaliinf; the foundation 

board to the sill piai'j. the entire basemen: wall is insulated, and energy efficiency is rmtMimk'-ed, Many 

states have adopted the Mode! iLnertn" Code. Because WARM-N-DRI Foundation Board provide 

insuiatinq performance, it assists with compliance to this code. 

Pp^-|roJ-jj7
1.-S;r)J'C;ilv r e £ p o r . 5 i i n = . ' i 'Urr -N-DPJ membrane uses a non-flammable, wiue;-based carrier 

that meets VOC limits in all SO U.S. states. 1: has been thoroupiiy lesied by independeni labs US'IOL 

Federal iiPA standards for icaching. The results prove thai no harm mi leaching of the TU; :r-N-iJR! 

membrane occurs, 

A " - ' - ^ ' ^ ^ ^ ! ' a r . d cc-sr. TUFF-M-DRJ Basemem Waiernroohng .'lysieni is eompeLitively priced 

and available thmutrh vour iocai Barrier Sohuinns (lomracior. i:t;r deiails. comae your local Barrier 

Solutions Contractor, call HCIO-DRY-B.SMT or visit TUFr-I-f-DRUum. 

l̂ fC 
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DIVtSION: D2—StT= COMSTRUCTION 
Sect ion: D2520—Subdrainage 

REPORT HOLDER: 

AMERICAN WICK DRAIN CORPORATION 
1209 AIRPORT ROAD 
MONROE, NORTH CAROLINA 2S110 
{704} 23&-S20D 
www.amer icanwick.com 
infoiSamerican wick.com 

EVALUATION SUBJECT; 

AKWADRAIN™ FOUNDATION STRIP DRAIN 

ADDITJONAL USTEES: 

DRY DOG BARRIERS, LLC 
POST OFFICE BOX 743 
MATTHEWS. NORTH CAROLINA 2810S 

EPRO SERVICES, I N C . 
PO BOX 347 
DERBY, KANSAS 67D37 
{31S)2S2-2513 
eproservtSaot-com 

TREMCO BARRIER SOLUTIONS. INC. 
6402 EAST MAIN STREET 
REYNOLDS3URG, OHIO 43230 
(614) 322-4420 
www .tremsoi nc.com 
welisiafS'tremcoinc.com 

1.0 EVALUATION SCOPE 

Compiiance wi th the fo l lowing cedes: 

i 2003 International Building Code® (IBC) 

B 2003 International Residential Code*1 (IRC) 

K 19S7 Uniform Buiiding Cods™ (UBC) 

* BOCA* National Building Cods/I 999 (BNBC) 

• 1999 Standard Building Code" (SBC) 

Property evaluated; 

Foundation drainage system 

2.0 USES 

AKWADFIAIN™ Foundation Strip Drains are used as 
alternatives to conventional sand- or grave 1-oovered pipe 
drains installed around building foundations in accordance 
with the applicable code. 

3.0 DESCRIPTION 

3.1 Generai : 

AKWADRAIN™ Foundation Strip Drain is a composite 
drainage system consisting of a three-dimensional drainage 
core and a nonwoven, needle-punched fi l ter fabric and 
fittings. The filter fabric is wrapped around and b o n d e d to the 
drainage core, preventing intrusion of backfill mater ia l and the 
filter fabric into the flow channels during backfi i i ing. Soil 
particles are held back by the filter fabric, al lowing water to 
pass through to the drainage core. 

AKWADRAIN™ Foundation'Strip Drain is 1 Inch (25.4 mm) 
deep, and is available in standard nominal widths of 6, 12,1 B, 
24 and 36 inches (152, 305, 457, 610 a n d 914 mm, 
respectively) and roil lengths of 50 feet (152 m ) to 500 feet 
(1524 m). 

2.2 Components and Fitt ings: 

3.2.1 Rigid Core: The Rigid Core component of the 
AKWADRAIN™ Foundation Strip Drain Isthermoformedfrom 
a black extruded plastic to form an internal d impled drainage 
core with a 1-inch (25.4 mm) depth. 

AKWADRAIN™ Foundation Strip Drain is a geotexti ie, made 
from polypropylene, that is black in color, nonwoven and 
needle-punched for water fiow. 

3.2.3 Splice Fit t ing; Splice fittings are used to connect roiis 
of AKWADRAIN™ together using a minimum 3-inch-wide(76 
mm) polyothyiene tape at each joint. 

3.2.4 Tee Fi t t ing; Tee fittings are used to jo in one run or 
branch of AKWADRAIN™ to another at a 90-degree angle. A 
minimum 3-inch-wide (76 mm) polyethylene tape is used to 

, secure each-joint. 

3.2.5 Outlet Fi t t ing: The Outlet Fitting is a black plastic 
fitting used to connect AKWADRAIN™ to the drainage piping, 
using a minimum 5-inch-wide (76 mm) polyethylene tape at 

• the joint 

3.2.6 Corner Fit t ing: The Comer Fitting is a black plastic 
fitting used to connect AKWADRAIN™ sections around an 
inside or outside comer at a.QO-degree angle. A minimum 2~ 
inch-wide (75 mm) polyethylene tape is used to secure each 
joint. 

3.2.7 Corner Guard Fitt ing: The Comer Guard is a black 
plastic fitting with poiypropyiene nonwoven geotextiie bonded 
to plastic. The fitting is used BE an alternative to the comer 
fitting to allow the bending of AKWADRAIN™ around an 
inside or outside corner at a 90-degree angle. A minimum 3-
inch-wide (76 mm) polyethylene tape is used to secure each 
joint. 

3.2.B Step Down Fit t ing; The Step Down Fitting is a black 
plastic fitting used withAKWADFlAIN™ to facilitate chanaina 

H S REPORTS" a n no! to be construed as represetiting aesthetics or any other awibuies no: specificaliy adarcssed. nor arc they to be constrved at an 

wdorseme*! ofthesubjea of me repon or a neommMianm/ar its use. Tnere is no wrratayby ICCEvaiuatior. Service, inc. express or implied, as w any finding 
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:(76 vertical Mi^fif^icfhg^s roundstion. A minimum S-inch-wid* 
mm) polyethylene tape is used to secure each joint. 
3.2.9 Universal Fitting: The Universal Fitting is a black 
piasticfitting with polypropylene nonwoven geotextiie bonded 
to the plastic, and is used to connect various widths of 
AKWADRAIK'™' to the drainage piping. A minimum 3-inch-
wide (75 mm) polyethylene tape is used to secure each joint 

4.0 INSTALLATION 

Prior to- AKWADRAJN™ Foundation Strip installation, 
waterproofing or dampproofmg shail be instalied on the 
below-grade foundation or retaining wall in accordance with 
the applicable code. AKWADRAIN™' drainage material shall 
be unrolled along the footing at the base of the wall parallel to 
the length of the wall. The Fitter Fabric adheres to the partially 
cured waterproofing or dampproofmg. When AKWADRAIN™ 
is applied to cured waterproofing, dampproofing or concrete 
foundations, an adhesive compatible with the drainage 
material, or mechanical means (i.e., insulation anchors as 
specified by the waterproofing or dampproofing 
manufacturer), shall be used to hold the drain,system in 
place. An outlet fitting shall be attached to the end of the 
AKWADRAIN™ Foundation Strip Drain, and a 4-inch-
diameter (102 mm) plastic pipe complying with the applicable 
plumbing code is attached to the outlet fitting. The 
AKWADRAIN™ Foundation Strip Drain perimeter drain shall 
discharge by gravity or mechanical means into an approved 
drainage system that complies with the appiicabte plumbing 
code. The below-grade foundation or retaining wall shall then 
bs bsckfiiisd and compacted ID the density rspuirod by the 
applicable code. 

The AKWADRAIN™ Foundation Strip Drain shall be 
installed In accordance with this report and the 

manufacturer's published installation instructions. Where the 
manufacturers published installation instructions and this 
report differ, this report shail govern. 

5.0 CONDITIONS OF USE 

The AKWADRAIN™ Foundation Strip Drain as described in 
this report complies with, or is a suitable alternative to what is 
specified in, those codes listed In Section 1.0 o f this report, 
subject to the following conditions: 

5.1 The manufacturer shall submit installation instructions 
for the AKWADRAIN™ Foundation Strip Drain at the 
time of permit application­

s ' When adhesives are used to attach the AKWADRAIIV™ 
Foundation Strip drainage system to foundation or 
retaining walls, American Wick Drain Corporation shall 
verify compatibility of the adhesives with the drainage 
system. 

6.0 EVIDENCE SUBMITTED 

6.1 Installation instructions. 

6.2 Data in accordance with the 1CC-ES Acceptance 
Criteria for Composite Foundation Drainage Svstsms 
(AC243), dated February 2004. 

6.3 A quality control manual. 

7.0 IDENTIFICATION 

Each package of the AKWADRAIN™ Foundation Strip Drain 
shall be identified with the name and/or trademark and the 
cddrsss of American Wick Drain Corporation or one of the 
report ilstees, as indicated in Table 1 of this Tepon:; the 
product name; and the evaluation report number f ESR-1107). 

TABLE 1—COMPAK'Y NAME/PRODUCT KAME CROSS-REFERENCE 

COMPANY NAME 

Amencan Wick Drain Corporation 

Drv Dog Barriers, LLC 

Epro Services, inc. 

Tremco Earner Solutions, Inc. 

PRODUCT TRADE NAME 

AKWADRAIN™ 

Drain Ma*™ 

ECODRAIN-DS™ 

DrainStar* 

H € 
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foundationvFlniBihina "̂ x̂ stems 
i -• •»! • m i ii , . . . i n , 

MEMBRANE fi(70PEgT[£S _ ^ J ^ A 

Type 

Color 

Appl icat ion Tempera tu re 

Cure Time 

Film Thickness 

Elongat ion 

R/iandre! Bend 

Shore "A" Hardness 

Water Vapor Permeance 

Solids 

nsity 

Appl icat ion 

Eiasiomsric:, emulsion based coating 

Grev 

32cr (0oC)to 100er (3S0C) 

24 Hours 

40 mils dry @ 20ft7gal. 

i50 : 

1/2" @-15cFf250C) 

70 

5 perms 

Ma t te Finish 

= *- 1^5 J i " ? • 'LJ 

i lb/pal. 

Ainess Ssrav/ Brush 

Method: ASTM D2570 

Method: ASTM C711 

Method: ASTM D2270 

Method: ASTM E95 

Coarse F in ish 

12.5 Ib/cal, 

Air Atomized Texture Spray/Brush 

BOAfcsJ r H'J'^zr'. j ; - ^ 

Type 

Board Th ickness 

Thermal Resistance 

Resistance 

Rigid fiberglass with integral glass surfacing mesh 

1-3/15" ?-3/3" 

R: RIO 

Foundatloin Board Compress ion Proper t ies 

Comorsssion Pressure Ibs./st, (ic/ocomorsssion) BOO 800 

Drainage (Galions/hour/Smeal foot) > 9 0 > 180 

r-or more i 
Barrier Sol 

, contact 
at 800-875-5624. 

&ee aciual warrant)' for complete detail. i ^ 

©20M. TremcD Barrier Solutions, In:. HORIZON'" and TUrr-N-DRI' are a regiBtered trademarks oi Tremco Barrier aolutions. inc. REV. OB/0i T3S-0351 
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Horizon Ensuiatsd System 

THREr-PART £XPP Hr 

The Horizon Insulaisd Svstem orovides three levels or Drotecticp, 
B Waterproofing membrane creates s seamless barrier to 

moisture from fooling to silt plate. 
§S Rigid fiberglass insulation board boosts the home's energy 

efficiency and reduces interior foundation wall condensation, 
E Durable, textured topcoat repels moisture and gives exposed 

foundation an attractive, finished look. 

WARRANTED Pi>OT5CTiON FROM FOOTING TO S?L^ 

"ISaiiirt»-w-tJ...- -

- ES Tne Horizon insulated System starts with North America's SI 
foundation waterproofing brand, TUFF-N-DRI* membrane, on the 
exoosBd foundation wall, providing an unimerruoted moisture barrier 
that pr-o'ec-T? Trnm 'the footing to the slli pists. This fulhwal! 
waterproofing membrane will reduce the number of leak call-backs, i 

ce a majority' of foundation wall leaks on waterproofed walls occur Z 
... the grade line where below-grade waterproofing usually stops. 

E- Horizon ThermoRanel'" is a sturdy, design-engineered 
insulation panel that is placed on top ot the waterproofing . 
membrane and mechanically fastened to the exposed wail, This 
mesh-reinforced fiberglass panel delivers stability, rigidity and superb detailing performance, Tne Horizon ThermoPanet is available in 
either an R5 or an RIO insulation value, and helps prevent condensation on the interior above-grade foundation wall, Since it insulates 
the wall from the OUTSIDE, the need for interior foundation insulation is eliminated. 

H. The system is completed with Horizon Coat, a tough, spray-appiied exterior finish, Horizon Coat not only adds an attractive, 
durable, UV-resistant finish to the exposed foundation wall, but also provides an extra layer of waterproofing protection to the home, 

HoriiOn Coarss Ccni (shown in photD nbovs) provids; c durabU, lexlursd tcpcszl ihe; 
rspsh moiiiurE and oivs- EXDOSSD ioijndciiDr, cr. Dnrcciive, iinishsti look. 

Horizon Coat comes in s neutral grey color, and is available in eitner a matte or a >oarse tmisn, 

Horizon Foundation Finishino Svsiems come from iremco Barrier Solutions, witn a nentage 
in soray-appiied earner technoloov stretching back more than 20 years. Since 1933, our 
t^am has sparked innovations in fluid membrane formulations and performance. And we 
offer more than two decades of exoerience installing spray-applied barriers - including 
TUFF-N-DRI Basement Waterproofing System, the #1 brand of new basement 
waterproofing in North America, 

£D ?kOrrioi ;-/i^AL5 

Horizon Foundation Finishing Systems are reliably installed by Select Barrier Solutions 
Contractors. Count on our quality-trained contractors to professionally and promptly install 
Horizon Foundation Finishing Systems on the homes you build, 

-o t more del: 
(oral Sslsct s: 

:br"jT Inc Hzr.zoti ro-jr.zz: 
r Soknior:j CsntraclDr: 
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PROTECTING HOMES 
WITH 

BARRIER SCIESsSCE. ' v T " " ^ " ' ' t5yn?.?ii?-rLf 'n;: nine 
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Februsry i s . 200" 

Site Nearer, 

Barrier SnlutionE 

Home 

Products 

Living Spaces 

Moisture Control 

HVai^rproo'/Dsn-'pr 

Warranties 

Find A Contractor 

Contractor 

Tremco Global 
Sealants 

Contact Us 

prps j Soom 
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THE GRAVEL-LESS DRAIN SYSTEM 
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- DrainSiar© Striodrain orodu:! [DrainSlan is aesignea ro be used in 
combinatisr. with TUFF-M-DRl^. and WATCHDOG WATERPROOFINC-i*; 
products. 

• With DrsinStai, vour Sslec; Barrier SolulicnE Ccntraotor can install sr 
effective foundation drainage system a l the same time as your casemsn* 
waierproDfir.g system. You'll ssvs scheduling lime and hassles witn jusi one 
contraclor comacl. 

t DrainStar features two hard-working components: 1) A rigio polymer core oi 
engineered cones thai collect and move water lo designated drainage exits, 
2) A non-woven, needle-punched geotextiie filler faoric to strain out backfill' 
soils and other oarticles. 

*. DrainSrar can replace traditional arain tile and gravel systems, brinaing VOLJ 
a variety of attractive advaniapes, 

» Nc scheduling of gravel oelii/eries, 
t No carrying gravel in Duckets or wneelbarrows. 
o No damage caused by dumping of stones. 
t No leftover gravel and drain tile scattered around the job sits, 
* Lower iota! Installed cosi tnan gravel and drain tils. 

DrainStan® Specif ications 
L'-rsin5t?r™ 5«*ii orciCi'Ljfe 
urair.SLan5) instaiiation oUiOE 
DrainStar® installation Video 
(1GDx120) 
DrainStar® Installation Video 
•(54-0x4.30) 
DrainStar® ICC Report 
DrainStar® MSDS 

•BPTH. 

nft-TT./mTTsrtur minT^Titp-prl^rvhn5ftrnftTitfi.r.nTn/nrnnucts/d£fa.lllL^t)?id=5 2/19/2007 
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WATCHDOG WATERPROOFING fea tu res a f iex i fa ie, poJymer -enhancod \ v a t e r p r o o f i n g 

m e m b r a n e (A) tha t p rov ides r e t t a b b , leak- f ree pro tec t ion. WATCHDOG V^ATERPKOOFSf 

is d e s i g n e d fo r s p r a y a p p l i c a t i o n on p o u r e d concrete or p a r g e d b l ock w a l k . 

'BNG l i s 

im 

WATCHDOG'WATERPROOFING* is installed by Barrier 
Solutions Conrractors - professionals sidlisd in the details of 
successful bassment waterproofing. These contractors undergo 
extsnsiv- rraining and are monitored for quality performance to 
ensure the highest quality application. 

Tne wall surface should be smooth,, monolithic and clean. 
Remove loose aggregate, dust, mud or sharp protmsions from the 
wall. On poured concrete walls, remove all wall ties - both inside 
and out. Repair all subsmntiaJ voids - inciudine large tie holes, 
cracks and honeycombs larger than your fist - with an asphalt-
based mastic or non-shrinking srout. 

« 

/ 
^ 
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Foundations coated with WATCHDOG WATERPROOFING 
should be allowed to cure at least 16 to 24 hours, or longer if 
ambient temperatures are below 45CF and/or if humidity is 80% 
RH or above. Make sure the membrane is cured before installing 
drain tile and gravel (unless the membrane is protected by foun­
dation board at least 24 inches up from the footer) and backfill-
ins. Use clean fill materials for backfilling. Avoid backfilling 
with sharp, angular rocks, any rocks bigger than a Softball, and 
any materials that may puncture the waterproofing membrane. 

WATCHDOG WATERPROOFING is designed for use with a 
foundation drainage system consistent with local codes and good 

of 3-inch minimum perforated drainage pipe - with gravel over 
the pipe, on the footer and at least 10 inches up the face of the 
vertical wall. The drain tile should channel water to either an 
operating sump pump or to daylight. Tne grade should always 
slope away from the foundation. 

WATCHDOG WATERPROOFING membrane uses a non-
.flammable. water-based carrier that meets VOC limits ic all 50 
U.S. states. It has been thoroughly tested by independent labs 
using Federal EPA standards for leaching. Tne results prove 
thai no harmful leachine of the membrane occurs. 

m I 
m 
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The WATCHDOG WATERPROOFING membrane is sprov-aoptied to 
seamiessiy bridne foundation seHriing crocks and seal out water pert-
eirai'ior., IH material was speciFicalty designed for spray application 
on beio'w-grade exterior foundation w o l l i . Trie membrane remams 
efcasti: at l ow Temperatures for dependable year-round protection. 

WATCHDOG WATERPROOFING membrane is sprayed evenly 
over the entire foundation wall, Tne membrane can be applied 
when ambient tempsraturss are as low as 20CF. and on damp or 
green concrete. However, the membrane must not be applied over 
standing water, a water film, ice or snow. On poured concrete 

^basements, WATCHDOG WATERPROOFING can bt apphsd as 
soon as the forms are removed, and on parged block basements, 
as soon as the mortar is dry. 

WATCHDOG WATERPROOFING is competitively priced 
and available through your Banisr Solutions Contractor. 
For more information about WATCHDOG WATERPROOFING, 
contact your local Barrier Solutions Contractor, call Tremco 
Barrier Solutions at 80O-DRY-BSMT or visit 
WATCHDOGWATERP ROOFING .com. • 

Your £ocaI Carrier Solutions Contractor is: 
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Type Poiymsr-enhanoed asphalt liquid-applied membrane 

Coior Blad: 

So i ids 62 (psrcsni by weight) 

D e n s i t y £.! IbE/'sal 

A p p i i c a t i o n A-irtess spray 

A p p t i c a t i o n T e m p e r a t u n s Minimum 20nF 

Cure Time 16—2*hrf 

I T h i c k n e s s 60 milt (wet)1 

Adimesion to C o n c r e t e (Peel, N/m) 

Results Exceeds 
Method ASTM C-£36 

c iongai t ion 

Results IS000/i 
Method KSTVi 0-412 

L o w T e m p e r a t u r e FiejdbiSity 

^ejute Flexiole to CF Method SeE2 

i .racsc b r i d g t i i g A b i U i > ' 

P.esuUs Exceed ]0 Cycles to l/B" at OT Method ASTM-S36 

W a t e r V a p o r P e r m e a n c e 
Results 0.44 pernis for 60-mfi wet coaimg (grains/sfrr) Method ASTM E-96 Wet Method 

R e s i s t a n c e to D e g r a d a t i o n in Soil 

Results Good Method ASTM E-l 54 

G-rowth a n d B a c t e r i a l A t t a c k 

Results No Degradation Methods ASTM D-3273, ASTM D-3274 

. /rtemorane curts (dries) m 40 miit. 
, Bene woierproonng compound around T manDi-Bi. 

/ ^ 

nassass^ssi 
^ q W W ^ i m ^ M a H f f W W I W M B ^ ^ ^ awmaMfflM r; wnw. J ̂ wimwuH, wag 

152003 Tremco Barrier Solvitions, Int. WATCHDOG WATERPROOF INGC is o reaisicred TrademDrx ol Tremco ha r i e ' Soluilon:, Int. TES-0005 
Rev. 10/03 
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expensive to replace. In addition, these components typically provide the link 
between the electric service provider and the buiiding. Therefore, the protec­
tion of these components is particularly important. Powerhandiing equipment 
in commercial applications typically consists of the same components that are 
used in residential applications, but additional switches, distribution panels, 
and even transformers may be added to regulate the larger demand. 

Elevation 
The most effective flood-resistant design of electrical systems in new and 
substantially improved buildings in fiood-prone areas is elevation of all elec­
trical components to levels at or above the DFE. Elevation gives the most 
assurance possible that, during a flood, the electrical system components 
would not be. inundated by floodwaters. Figure 3.3.3 shows a residential 

,«_.._» ....i-.-. c.iQr.f>-TTIi '",firr1"onsni> ""jii'Tu ^L".'V^: IMC Î I i—. 

In some situations, the maximum elevation of a component, relative to the 
floor, is specified, If a component cannot be located above the DFE without 
sxceedine the maximum elevation stipulated by code, it must be relocated to 
a higher floor within the structure. Or, as an alternative, installation of a 
platform with stairs to provide access to the elevated electrical components 
may also meet local code requirements. 

Relocation 
If raising the equipment above the DFE is not practical, the power handling 
equinment can be moved to a utility shed that is above the DFE. Relocation 
of the equipment is an expensive option, but it can be effective in providing 
elevation of all the equipment. It is used in substantially damaged/improved 
structures where there is no room to relocate all the eiectrica! equipment and 
appliances into the main structure above the DFE, In order to elevate the 
equipment above the DFE a separate structure is built just for housing the 
eiectrica] equipment. From the separate structure a line is run into a breaker 
box located in the main structure. The connecting cable between the sub­
structure and the main structure must.be above the DFE. 

Component Protection 
If it is not possible or practical to raise power-handling equipment above the 
DFE, measures can be taken to protect the equipment at elevations below 

The National H)metric 
/••, .i . n . i — f ' , ; r - . . . . . i 

maximum elsvaiion of 
dearie components of 
ft'/j feel above the fioar. 
Refer io your local 
cods ofnciais for simi-
la; elevation resrric-
tinns. 

Principles and Prun ice.'; far the Dcr.igii and Cansimcuon of Fiood Rcsisuitu Building Vulity Systems 
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Figure 33.3: Srmcrure with electrical componenrs located above the DFE 
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the DFE. For example, a watertight enclosed wall can be built around the 
electrical equipment that is located below the DFE, The top of the enclosure 
must be at or above the DFE and there must be a watertight access to the 
equipment for maintenance. 

If electrical components that are supplied power by the distribution panel 
must remain below the DFE. they can be isolated using the distribution pan­
el. The oniy electrical components that are permitted below the DFE are the 
•minimum necessary for life/safety. Examples include smoke detectors, sim­
ple lieht fixtures, and switches and receptacles required for areas used for 
buildfns access, paricing, or storage. This design approach groups al! of the 
components that lie beneath the DFE together on Ground Fault.Intemipting 
Circuit (GF1CJ breakers. These breakers should be clearly marked so that 

T i> . „...- J 1 . . t.\— - - • -> — -- " i — • " • • - , " +1 r \ r \ r i t i "Tt-m-c- I 'n 1 p n r , l-i m (3 f" M 
Tn*a\; nr\r, n = n i ^rvjiri fir; £(.£<,! i l ! ' ' ,= : C V C I I L u i i l o i u g . u ^ w w vvtik^.^ j , j n . ^ i . ^ ^ . ^ . - . —.. 

leaves other portions of the electrical system to function normally. 

The major component that a building owner may not be able to properly 
locate above the DFE is the meter. Often utility companies want the meter 
located close to the ground so it is readily accessible for their inspection. 
Consult the local electrical utiiity company. Determine if the local electrical 
utility will permit the meter to be elevated above the DFE with access pro­
vided by a stairway and platform. If the company does not permit this, the 
meter can be" located below the DFE. but must be elevated as high as the 
company permits. 

NOTE: 
~^Cl 

All eiecirical equip­
ment locaied below the 
DFE should bs on sep­
arate Ground Fauh ln-
icrrupting Circuits 
clearly marked cm the 
breaker box. Thit 
mskt's it ens'v \o siiui 
off pcnvei ID a il ihe 
equipmsm beiow ihe 
DFE in case of a flnod. 

Control and utilization equipment in residential applications generally con­
sists of receptacles, switches, and lighting components, in typical applica­
tions, control and utilization equipment will not come in contact with flood-
waters because the NFIP requires that the lowest floor elevation be above 
the DFE. However, exceptions arise in situations where access to an elevat­
ed structure requires lighting fixtures/switches below the DFE. The utmost 
care must be taken to protect life and property in situations where equipment 
is located below the DFE. This section discusses some basic concepts relat­
ed to control and utilization equipment as well as guidelines regarding flood-
proofing of the equipment. 

Principles and Pretciiccs for the Design anil Construciion of Flood Rexismnt lliiilding Ciility System:* 
November 1999 
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Standard duplex receptacles consist of two sockets, each accommodating a 
standard plug. In new installations, the three-slot grounded versions of these 
receptacles are required, Larger appliances sometimes require receptacles 
rated for additional voltage and amperes. The needs of the equipment that 
are to be powered dictate the type of plug that is used, If equipment must be 
located below the DFE, equipment of the lower voltage and amperage types 
should be used, 

Standard wall switches typically control lower voltage applications and could 
therefore be used below the DFE to control code-required lighting fixtures. 
Devices that require larger voltages are rypicaliy wired directly to the distri­
bution panel and controlled by the associated circuit breaker and need to be 
located above the DFE, 

Residential lighting applications typically use standard voltage. Some com­
mercial lighting applications, particularly flourescents, use higher voltages, 
If codes specify that lighting must be provided in areas that are below the 
DFE, care should be taken to ensure that oniy low voltage (120V or less)/ 
low amperage fixtures be used. They should be regulated by a GFIC breaker 
thar can be used to isolate the circuit in the event of flood conditions. 

Wall switches, receptacles, and lighting components are typically intercon­
nected using electricjunction-boxes andpressure connections. In .flood-prone 
areas, these boxes should be constructed of non-corrosive materials and lo­
cated above the DFE. 

Some equipment is commercially available for marine applications. De­
pending on the design of the particular unit, it may not be designed to 
allow proper drainage and drying. If receptacles or light switches must be 
located below the DFE. they should be of the standard type and. as men­
tioned elsewhere in this section, will need to be replaced after inundation 
by floodwaters. This equipment is permitted below the DFE only to the 
extent required by code for life/safety. 

Elevation 
As with all electrical components, the optimal approach when designing an 
electrical system is to locate all components above the DFE. All attempts 

Frinciplfs and Fraciices for the Design and Consinialon of Flood Resistant Building i'tiiity Sysicins 
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should be made to raise control and utilization equipment above the DFE. 
However, if this is not possible due to local code requirements, then the 
minimum necessary receptacles, switches: lights, and other components are 
permitted to be located below the DFE, The distribution panel shal! be locat­
ed above the DFE unless protected from floodwaters entering or accumulat­
ing within the panel box. 

Component Protection/Xsoiation 

If control and utilization equipment must remain beiow the DFE. it should 
be isolated usins the distribution panel. The components that lie beneath the 
DFE should be grouped together on GFIC breakers. In addition, these break­
ers should be clearly marked so that they can be disconnected in the event of 

• ' XI „ m - ; . , . ^ . „ _ - T"m'- r.r*™>-'-.n>--U loni'^c- /-it'll &r r»riT-ri nr-, c rvTfVio o la^ t r i r -n 1 c v c 

tern to function normally after me portions ot tne eiectncai system c-eiow tne 
DFE have been disconnected for post-flooding examination and replace­
ment of inundated components. 

••ECAUnON:£ 

Residents should nev­
er remain'in E structure 

I ihui hah brclt encircled 
r.y f!r,r,:Jv.'sirt;-^. The 
power should be turned 
off for the whole struc­
ture. 

Wiring are the conveyance lines between the source, of energy supply and 
the equipment that needs the electric energy supply. Most private residential 
wiring "is'oftype TWr Thermoplasticmsulated weather resistant or type THW 
that is both heat and weather resistant. Table 3.3.5 shows the characteristics 
of Insulated wires (conductors). Any of the wires rated for wet locations are 
permitted for installation below the DFE. 

Individual circuit wire may run through metal or plastic pipes called con­
duits. More often, circuit wires are combined into cables. Such cables can be 
either non-metallic sheathed cable (Type NM) or steel armored cable (Type 
AC). The steel armored cable is usable only in dr)' indoor locations and is 
not permitted for installation below the DFE, • 

Wire connections are typically made with twist-on insulated connectors fre­
quently called wire nuts. The general term for pressure-type connectors, such 
as wire nuts, is solderless connectors. Pressure connections are adequate for 
most applications. 

Principle.'; and Practices for the Design and Construction of Flood Resistant Bi'ildtttg llriiiry Svsjents 
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Trade Name 

Moisture and hs at -resistant rubber 

Type Letter 

RHW* 

ThErmoplastic T 

Moismre-resistam thermoplasric 

Heat-resistant thermopiasnc 

Moisture and heat-resistant 
thermpplasti" 
Moisture and heat-resistant 
therm opiastic 
Moisture and hear-resistant cross-
linked thermosetting nolyethyiene 

TW 

THHN 

M a x i m u m Onerat inp 
Temperature 

ApplicatioE Provisions 

75C 
]67r 
60C 

140F 

Dn! and wet locanom 

Dnr locations 

60C 
I40F 
90C 
194F 

Dr;T and wet iocabons 

Dn' locations 

THM'* 75C 
167F 

TKWN 

XHWN 

75C 
167F 

Siii cone-asbestos 

Asbestos and varnished cambric 

SA 

AVA 

90C 
194F 

75C 
16~F 

Dry and wet locatjons 

Dry and wet locations 

Dry" locations 

Wet locations 

90C 
1 Q4F 

! IOC 
230F 

Dry locations 

Dry locations only 

Tsbie J . J . 5 ; Characreristics of insulared wires (conductors; 
Source; Extracted from the National Eiecirical Code 
•"Suitable for Flood Zones 

Eievation and Component "Protection 

As with power handling equipment, the optimum choice when designing a 

wiring scenario for a building is to locate all wiring above the DFE, as was 

shown in Figure 3.3.3. However, in some developments, the wiring that ser­

vices the buildings is routed underground. In this case, keeping the wir ing 

above the DFE is not possible. The conduit should be of a watertight type 

and extend above the DFE before thewir ing is released from the conduit , 

Figure 3.3.5A shows a residential structure with an underground electrical 

feed wire. Notice that the underground feed extends vertically above the 

DFE before the watertight conduit is breached. In addition, the top of the 

conduit is protected to prevent the infiltration of rain. 

In some circumstances the wiring enters the house above the DFE but distri­

bution wiring must extend below the DFE. Figure 3.3.5B shows an example 

Principles and Fraciices for the Design and Construciion of Flood Rcstsmnt Building L'tiiify Sysiems 
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where distribution wiring may be required to extend below the DFE. In situa­
tions where wiring must be extended beiow the DFE, the wiring should be 
encased in non-corrosive conduit. The conduits should be installed vertically 
to promote thorough drainage when the floodwaters recede. Wiring should be 
installed in conduits in these applications because it is easier to replace wiring 
that is damaged by floodwaters if it is installed in conduit, 

T"l T^/-'CTTTT-^ r ^ l C O \ 

CIRCUIT 
BRBAKER 
PANHL 

< * -

r COMING 
HLECTRJC 
SERVICE 

•ELECTRIC METER 

Fifiure 3.3.5A: Srrucrure with underground electrical feed wire 
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yC Flood Damsge Protection 

For compliance with NFIP regulations, the design and construction of an elevator installation 
must include all possible steps for protecting the elevator equipment from flood damage. 

Hydraulic Elevators 

Hie jack assembly for a hydraulic elevator (see Figure 1) will by necessity, be located below the 
lowest floor and therefore generally below the BFE. The jack is located in a casing, and while it will 
resist damage from small amounts 
of water seepage, total inundation 

" T o w e s l f l o o r 

— G r o u n e f l o o r 

by floodwaters will usually result in 
' contamination of the hydraulic oil 
and possible damage to the cylin­
ders and seals of the jack. Salt 
water, because it is corrosive, can 
be particularly damaging. Tne 
hydraulic pump and reservoirs of 
the hydraulic elevator are also 
susceptible to water damage, but 
they can easily be located up to two 
floors above the jack and above the 
BFE as shown in Figure 1. 

Traction Elevators 

For rraction elevators (see Figure 
2). the electric motor and most 
other equipment are normally 
located above the elevator shaft 
and would not be susceptible to 
flood damage. Some equipment, 
however, such as the counter­
weight roller guides, compensa­
tion cable and pulleys, and oil 
buffers, usually must be located at the bottom of the shaft. When such equipment cannot be 
located above the BFE: it must be constructed using flood-resistant materials where possible. 

Elevator Eqsiipmect 

Some equipment common to all elevators will be damaged by floodwaters unless protected. The 
most obvious example is the elevator cab. Depending upon the size of the cab and the types of 
intenor materials used, a cab may cost between S5.0O0 and S50.000, Flood damage, which can 
range from superilcial to nearly a complete loss, can easily be avoided by keeping the cab above 
floodwaters. However, in most elevator control systems, the cab automatically descends to the 
lowest floor upon loss of electrical power. Installing a system of interlocking controls with one 
or more float switches in the elevator shaft to always keep the elevator cab from descending into 
floodwaters (see Figure 3) will result in a much safer system . A float switch system or art-

Figure 3. Float and Control Mechanism to Control Cab Descent 
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0 0 0 7 o l rniTMrTT T»rfcT r n v UUK_bLbJN 1 COUNCIL POLICY 
SUBJECT: DEVELOPMENT WITHIN AREAS OF SPECIAL FLOOD HAZARD 
POLICY NO.: 600-14 
EFFECTIVE DATE: December I2,-2000 

BACKGROUND: 

Development within areas of special flood hazard is unwise from a health, safety and general welfare 
standpoint. If property in a floodplain is elevated to avoid inundation the resulting effect is an 
increase in the water surface elevation in other areas of the floodplain. In the absence of FEMA 
regulations, the accumulated effect of development can increase the potential damage to other existing 
or proposed developments. 

The National Flood Insurance Act of 1968 established the Federal Flood Insurance Program which . 
provides subsidized flood insurance for all property owners providing that the local government 
institutes adequate land use and development control measures for preventing and reducing property 
damage from flooding. The City of San Diego, by Council Resolution, indicated its desire to qualify 
for the Federal Flood insurance Program and, in 1973. adopted appropriate fioodplain regulatory 
zoning consisting of the Floodway (FW) and Floodplain Fringe (FPF) zones. 

PURPOSE & INTENT: 

To promote the public health, safety and general welfare, and-to minimize public and private losses 
due to flooding and flood conditions in specific areas by provisions designed to: 

a. Protect human life and health; 
b. Provide Environmental Protection consistent with related City requirements; 
c. Minimize expenditure of public funds for flood control projects; 
d. Minimize the need for rescue and relief efforts associated with flooding; 
e. Minimize prolonged business interruptions; 
f. Minimize damage to public facilities and utilities located in areas of special flood 

hazard. 

POLICY: 

It is the Council's policy to regulate development within Special Flood Hazard Areas in accordance 
with the requirements of the Land Development Code. It is also the Council's policy to consider all 
applicable criteria as stated herein, in addition to the requirements of the Land Development Code, 
when approving deviations from the floodplain regulations. This policy shall apply to all areas of 
special flood hazard within the City of San Diego. 

DEVLATION CRITERIA: 

Where a deviation from the Environmentally Sensitive Lands Regulations of the Land Develooraent 
Code (Sections 143.0145 and 143.0146) is requested the decision maker shall consider all relevant 
factors, all technical evaluations, and all standards provided by the City Engineer in addition to the 
following conditions; 

CP-600-U 

•^sgr -! oi 4 ' 



0 0 0 7 5 2 CITY OF SAN DIEGO, CALIFORNIA P T TR T? P N 

COUNCIL POLICY ^ U ^ - ^ ^ 
a. A deviation shall not be approved within any designated floodway if any increase in flood 

levels during the base flood discharge would result. (See Diagram 1. Fioodplain Schematic in 
Appendix A of Council Policy 600-14), . 

b. A deviation may be approved only upon: 

1. a showing of good and sufficient cause; 

2. a determination that the proposed deviation is the minimum necessary to afford relief 
from special circumstances or condition of land, not of the applicant's making; 

3. a determination that failure to grant the deviation would result in exceptional hardship 
to the applicant; and 

4. a determination that the granting of a deviation will not result in increased flood 
heights, additional threats to public safety, extraordinary public expense, create 

• nuisances, cause fraud on or victimization of the public, or conflict with existing local 
laws or ordinances. 

c. A deviation may be issued for new construction and substantia! improvements and for other 
develonment necessary for the conduct of a mnctionailv dependent use nrrwided that the 
structure-or other development is protected by methods that minimize flood damages during 
the base flood and create no additional threats to public safety. 

d. Any applicant to whom a deviation is granted shall be given written notice that the structure 
will be permitted to be built with a lowest floor elevation below the regulatory flood elevation 
and that the cost of flood insurance will be commensurate with the increased risk resultine 
from the reduced lowest floor elevation. 

e. In approving a deviation request the decision maker shall also consider the following factors: 

1. the danger that materials may be swept onto other lands to the injury of others; 

2. the danger of life and property due to flooding or erosion damage; 

j . the susceptibility of the proposed facility and its contents to flood daraase and the 
effect of such damase on the individual owner; 

4. the importance of the services provided by the proposed facility to the community: 

5. the necessity to the facility of a waterfront location, where applicable; 

6. the availability of alternative locations for the proposed use which are not subject to 
flooding or erosion damage; 

7. the compatibility of the proposed use with existing and anticipated development; 

CP-600-14 
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8. the relationship of the proposed use to the comprehensive plan and floodplain 
management program for the area; 

9. . the safety of access to the property in time of flood for ordinary and emergency 
vehicles; 

10. the expected heights, velocity, duration, rate of rise. and. sediment.transport of the flood 
.waters expected at the site; and. 

11. the costs of providing governmental services during and after'flood conditions, 
including maintenance and repair of public utilities and facilities such as sewer, sas, 
electrical, and water systems, and streets and bridges. 

HISTORY: 

Adopted by Resolution R-203632 09/02/1971 
Amended by Resolution R-212811 03/13/1975 
Reaffirmed by Council 

Resolution R-214423 • 10/08/1975 
AjTisrided Ky Resolution R.-2728S0 02/14/1989 
Amended by Resolution R-289515 12/02/1997 
.Amended by Resolution R-294394 12/12/2000 
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APPENDIX A 
-14 

CURRENT 

Diagram 1 
Floodplain Schematic 

-Lt t i r r OF FLOODPLAIN FOR L/NENCROACHED IOC-YEAR FLOOD-

AR=A Of A L L O m B L E 
ENCROACHMENT; RAISING 
GROUND SURFACE WILL 
NOT CAUSE A SURCHARGE 
THAT EXCEEDS THE 
INDICATED STANDARDS 

FLOOD ELEVATION 
BEFORE ENCROACHMENT 
ON FLOODPLAIN 

Note: 

Reproduced 
from the 
Federal 
Emergency 
Management 
Agency 
(FEMA), 
Sample Text 
of a Flood 
Insurance 
Study, issued 
Ausust 19. 
199"8. 

UNE A - B IS THE FLOOD ELEVATION BEFORE ENCROACHMENT 
UNE C - D IS THE FLOOD ELEVATION AFTER ENCROACHMENT 

'SURCHARGE NOT TO EXCEED U FOOT (FEDERAL EMERGENCY MANAGEMENT AGENCY REQUIREMENT! OR LESSER HBaHT IF SPECIFIED BY STATn 

CP-600-14 
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david 

From: "davidstebbins" <clavidstebbins@cox.net> 
To: "david stebbins" <redavidstebblns@cox.net> 
Sent: Thursday, April 12, 2007 3:57 PM 
Subject: Fw: E-Mail from Homick to Steve Lindsay 

Original Message 
From: "Patrick Hooper'1 <p_hopper@sandiegagoy> 
To: <davidstebbinsfg).cox.net> 
Sent: Thursday, April 12, 2007 3:38 PM 
Subiect: E-Mail from Homick to Steve Lindsay 

» > "Homick, Michael" < mLchaelhomick@,dhs-gov > 04/11/07 1:32 PM » > 
Steve, 

After discussion with you regarding the "Stebbins" residence proposal,T'm 
confident that city staff is pursuing a correct course of action with regard 
to your own variance procedures, floodplain management ordinance, and 
compiiance with 44 CFR § 60.6. Variance and Exceptions. If you have any 
further questions concerning the NFIP, please call. Please keep me advised 
concerning eventual outcome. Regards, 

Michael Homick 

FEMA.RIX/NFIP 

1111 Broadway, Suite 1200 

Oakland, CA 94607 

510-627-7260 

4/12/2007 

mailto:clavidstebbins@cox.net
mailto:redavidstebblns@cox.net
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Code of Federal Regulations \ / Pftsj M^1 ^ / 
Title 44r Volume 1 I fT^n J 
Revised as of October 1,2003 \ "T^Jr^JM'*^ " 
From the U.S. Government Printing Office via GPO Access 
CITE: 44CFR6Q.6 

TITLE 44-EMERGENCY MANAGEMENT AND ASSISTANCE 

CHAPTER I-FEDERAL EMERGENCY MANAGEMENT AGENCY, DEPARTMENT OF 
HOMELAND SECURITY 

PART eO-CRTTERLA FOR LAND MANAGEMENT AND USE-Table of Contents 

Subpart A—ReqTi-irpxnPTTt̂  for Flood. Plain Management Regulations 

Sec. 60.6 Variances and exceptions. 

(a) The Administrator does not set fortlfCahsohite criteria^or granting variances from the 
criteria set forth in Sec. 60.3, 60.4, and 60.5. The issuance of a variance is for fiood plain 
management purposes only. Insurance premium rates are determined by statute according to 
actLiaTicu. risxi ai iu Wlu iiOi. OZ. jj-iO-wilii.,— ~j ~-~ ^ . i 

examining the'applicants hardships, shall approve or disapprove a request. While the granting 
of variances generally is limited to a lot size less than one-half acre fas set forth in paragraph <w 
(a)r2} of this section), deviations from that limitation may occur. However, as the lot size ^ 
increases beyond one-half acre, the technical justification required for issuing a variance 
increases. The Administrator may review a community's findings justifying the granting of 
variances, and if that review, indicates a pattern inconsistent with die objectiv-es of sound fiood 
plain management, the Administrator may take appropriate action under Sec 59.24(b) of this 
subchapter. Variances may be issued for the repair or rehabilitation of historic structures upon a 
determination that'the proposed repair or rehabilitation will not preclude the stmcture's 
continued designation as a historic structure and the variance is the minimum necessary to 
preserve the historic character and design of the structure. Procedures for the granting of 
variances by a community are as follows: 

(1) Variances shall not be issued by a community within any designated regulatory ^ 
floodway if any increase in flood levels during the base flood discharge would result; 

(2) Variances may be issued by a community for new construction and substantial 
improvements to be erected on a lot of one-half acre or less in size contiguous to .and 
surrounded by lots with existing structures constructed below the base flood level, in 
conformance with the procedures of paragraphs (a) (3), (4), (5) and (6) of this section; 

(3) Variances shall only be issued by a community upon (i) a showing of good and 
sufficient cause, (ii) a determination that failure to grant the variance would result' uv 
exceptional hardship to the applicant, and (iii) a determination that the granting of a v-ariance 
will not result in increased flood heights, additional threats to public safety7, extraordinary 
public expense, create nuisances, cause fraud on or victimization of the public, or conflict tWth 
existing local laws or ordinances; 
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(4) Variances shall only be issued upon a determination that the variance is the 
minimum necessary, considering the flood hazard, to afford relief; 

(5) A community shall notify the applicant in writing over the signartrre of a 
community official that (i) the issuance of a variance to construct a structure below t h e base 
flood level will result in increased premium rates for flood insurance up to amounts as high as 
S25 for $100 of insurance coverage and (ii) such construction below the base flood level 
increases risks to life and property. Such notification shall be maintained with a record of all 
variance actions as required in paragraph (a)(6) of this section; and 

(6) A community shall (i) maintain a record of all variance actions, including 
justification for their issuance, and (ii) report such variances issued in its annual or biennial 
report submitted to the Administrator. 

(7) Variances may be issued by a community for new construction and substantial 
improvements and for other development necessary for the conduct of a functionally 
dependent use provided that (i) the criteria of paragraphs (a)(1) through (a)(4) of this section are 
met, and (ii) the structure or other development is protected by methods that minimiz;e flood 
damages during the base flood and create no additional threats to public safety. . 

(b) 

(1) The requirement that each flood-prone, mudslide (i.e., mudflow)-prone, and flood-
related erosion prone community must adopt and submit adequate flood plain management 
regulations as a condition ai uutiai anu connnueo. nooa msuraiice eligibility is statutorv and 
cannot be waived, and such regulations shall be adopted by a community within the time 
periods specified in SecSec. 60.3, 60.4 or Sec. 60.5. However, certain exceptions from the 
standards contained in this subpart may be permitted where the Administrator recognizes that, 
because of extraordinary circumstances, local conditions may render the application of certain 
standards the cause for severe hardship and gross inequity for a particular communitv. 
Consequently, a community proposing the adoption of flood plain management regulations 
which vary from the standards set forth in Sec. 603, 60.4, or Sec. 60.5, shall explain in writing to 
the Administrator the nature and extent of and the reasons for the exception request and shall 
include sufficient supporting economic, environmental, topographic, hydrologic, and other 
scientific and technical data, and data with respect to the impact on public safety and the 
environment 

(2) The Administrator shall prepare a Special Environmental Clearance to determine 
whether the proposal for an exception under paragraph (b)(1) of this section will have 
significant impact on the human environment. The decision whether an Environmental Impact 
Statement or other environmental document will be prepared, will be made in accordance with 
the procedures set out in 44 CFR part 10. Ninety or more days may be required for an 
environmental quality clearance if the proposed exception will have significant impact on the 
human environment thereby requiring an EIS. 

(c) A commtmity may propose flood plain management measures which adopt standards for 
floodproofed residential basements below the base flood level in zones Al-30, AH, Ad, and AE 

f\ which are not subject to tidal flooding. Nothwithstanding the requirements of paragraph (b) of 
this section the Administrator may approve the proposal-provided that 

rsn 
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(1) The community has demonstrated that areas of spedai flood hazard i n which 
basements will be permitted are subject to shallow and low velocity flooding and that there is 
adequate flood warning time to ensure that all residents are notified of impending floods. For 
the purposes of this paragraph flood characteristics must include: 

(i) Flood depths that are five feet or less for developable lots tihat are 
contiguous to land above the base flood level and three feet or less for other lots; 

(ii) Flood velocities that are five feet per second or less; and 

(iii) Flood warning times that are 12 hours or greater. Fiood warning t imes of 
two hours or greater may be approved if the community demonstrates that it has a flood 
warning system and emergency plan in operation that is adequate to ensure safe evacuation of 
flood plain residents. 

(2) The community has adopted flood plain management measures that require that 
new construction and substantial improvements of residential structures with basements in 
zones Al-30, AH, AO, and AE shall: 

(i) "Be designed and built so that any basement area, together with attendant 
utilities and sanitary facilities beiowT the floodproofed design ievel, is watertight with walls that 
are impermeable to the passage of water without human intervention Basement walls shall be 
built with the capacity to resist hydrostatic and hydrodynamic loads and the effects of 
buoyancy resulting from flooding to the floodproofed design level, and shall be designed so' 

, 3 . L _ . mat mmniiai a am age wui occur rroni noous irusc ixc=t:--i mat ievei. -Lite zioocpTOOTeo, desigfT 
level shall be an elevation one foot above the level of the base flood where the difference-
between the base flood and the 500-year flood is three feet or less and .two feet above the level of 
the base fiood where the difference is greater than three feet. 

uciuw Lite cicvatikjii vi utic ^-cut i.* 

ii) Have the top of the floor of any basement area no lower than five feet ^ j C — , u 
„ J . 

(iii) Have the area surrounding the structure on all sides filled to or above 
the elevation of the base flood. Fill must be compacted with slopes protected by vegetative 
cover; 

(iv) Have a registered professional engineer or architect develop or review 
the building's structural design, specifications, and plans, including consideration of the depth, 
velocity, and duration of fiooding and type and permeability of soils at the buiiding site, and 
certify that the basement design and methods of construction proposed are in accordance with 
accepted standards of practice for meeting the provisions of this paragraph; 

, (v) Be inspected by the building inspector or other authorized representative 
of the community to verify that the structure is built according to its design and those 
provisions of this section which are verifiable. 

[41 FR 46975, Oct. 26, 1976. Redesignated at 4A FR 51177, May 31,1979, as amended at 48 FR 44543 and 44552, 
Sept. 29, 1983; 49 FR 4751, Feb. 8, 1984; 50 FR 36025, Sept. 4, 1985; 51 FR 30508, Aug. 25, 1986; 54 FR 53550, 
Aug. 15, 1989] 
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Diagram U3-02K. 
Underground Parking Structures 

Buildlna Outline, 

3 ' - ^ Max. 

Buiiding 

Finis h-flp or 
Vehicular 
Access 

Grade 

Vehicular 
Access 

Openings 

> • 25' - f 
I Max I 

Section view 

STREET 

Plan view 

(4) Gross floor area includes enclosed exterior stairwells and enclosed 
exterior elevator shafts. 

(5) Gross floor area includes interior shafts such as elevator shafts, 
ventilation shafts, and other similar vertical shafts, interior stairwells, 
ramps, and mechanical equipment rooms. Gross floor area includes 
the area of the horizontal projection into the interior shaft of each floor 
ui pi an view tnat is servco oy me cicvaior, snart, stairweli, or ramp, as 
shown in Diagram 113-02L. 

Diagram 1I3-02L 

Interior Stairwells and Vertical Shafts 

(6) Gross floor area includes on- or above-grade parking structures, garases, 
and carports that are constructed and maintained with less than two 
elevations of the element that are at least 75 percent completely open, as 
shown in Diagram 113-02M. 

Ch. An. Div. 
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PLANNING COMMISSION 
RESOLUTION NO. PC-XXXX 

COASTAL DEVELOPMENT PERMIT NO. 147134 
SITE DEVELOPMENT PERMIT NO. 389939 

STEBBINS RESIDENCE IMMRP] 

WHEREAS, DAVID STEBBINS, Owner/Permittee, filed an application with the City of San 
Diego for a pennit to demolish an existing one-story duplex, and construct a new, three-story 
single family residence above basement garage (as described in and by reference to tbe approved 
Exhibits "A" and corresponding canditions of approval for the associated Pennits No. 147134 
and 389939), on portions of a 0.057-acre site; 

WHEREAS, the project site is located at 5166 West Point Loma Boulevard in the RM 2-4 Zone, 
Coastal Overlay Zone (appealable-area), Coastal Height Limit Overlay Zone, First Public 
Roadway, Beach Parking Impact Overlay Zone, .Airport Approach Overlay Zone, Airport 
Environs Overlay Zone, and the 100-yeai Flood-plain Overlay Zone, within the Ocean Beach 
Precise Plan and Local Coastal Program Land Use Plan; 

WHEREAS, the project site is legally described as Lot 14, Block 90 of Ocean Bay Beach Map 
No. 1189; 

WHEREAS, on February 8, 2007, the Planning Commission of the City of San Diego considered 
Coastal Development Pennit No. 147134. and Site Development Pennit No. 389939, pursuant to 
the Land Development Code of the City of San Diego; NOW, THEREFORE, 

BE IT RESOLVED by the Planning Commission of the City of San Diego as follows: 

That the Planning Commission adopts the following written Findings, dated February 8, 2007. 

FINDINGS: 

Coastal Deveionment Permit - Section 126.1 

1. The proposed coastal development will not encroach upon any esistmg physical access 
way that is legally used by the public or any proposed public accessway identified in a 
Local Coaistal Program land use plan; and the proposed coastal development will enhance 
and protect public viem to and along the ocean and other scenic coastal areas as specified 
in the Local Coastal Program land use plan. 

.All development would occur on private property, and would be within the 30-foot coastal height 
limit. Additionally, the proposed project will not encroach upon any adjacent existing physical 
access way used by the public nor will it adversely affect any proposed physical public accessway 
identified in the Local Coastal Program Land Use Plan. The subject property is not located 
within or near any designated public view corridors. Accordingly, the proposed project will not 
impact any public views to or along the ocean or other scenic coastal areas as specified inthe 
Local Coastal Program land use plan. 
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2. The proposed coastal development will not adversely affect environmentaliy 
sensitive lands. 

The project requires a Site Development Pennit due to the presence of Environmentally Sensitive 
Lands. The project proposes the demolition of an existing one-story, duplex and the construction 
of a new three-story above basement single family residence. The City of San Diego conducted a 
complete environmental review of this site. A Mitigated Negative Declaration has been prepared 
for this project in accordance with State of California Environmental Quality Act (CEQA) 
guidelines, which preclude impact to these resources and Mitigation Monitoring and Reporting 
Program (MMRP) would be implemented to reduce potential historical resources (archaeology) 
impacts to a level below significance. Mmgadon for archaeology was required as the project is 
located in an area with a high potential for subsurface archaeological resources. The project site 
is a relatively fiat contains an existing structure, which is located approximately 8 feet above 
mean sea level (.AMSL). The project site is not located within or adjacent to the Muli-Habitat 
Planning Area (MHPA) of the City's Multiple Species Conservation Program. The project site is 
located wilhin an existing urbanized area. The proposed project was found to not have a 
significant effect on the environment. Therefore, the proposed coastal development will not * 
adversely affect environmentally sensitive lands, 

3. The proposed coastal development is in conformity with the certiBed Local Coastal 
Program land use plan and complies with all regulations of the certified Implementation 
Program. 

City staffhas reviewed the proposed project for conformity with the Local Coastal Program and 
has determined it is consistent with .the recommended land use. design guidelines, and 
deveiopment standards in effect for this site per the adopted Ocean Beach Precise Plan and Local 
Coastal Program Land Use Plan which identifies the site for multi-family residential use at 15-25 
dwelling units per acre, the project as proposed would be coustructed at 17 dwelling units per 
acre. 

Tne proposed development is to demolish an existing one-stoiy, duplex and construct a new 
three-story above basement garage. The new structure will be constructed within the 100 Year 
Floodplain {Special Flood Hazard Area), and has a Base Flood Elevation of 9.6 feet mean sea 
level. Tne restrictions on development within the fioodpiain require that the lowest floor, 
including basement to be elevated at least 2 feet above the base flood elevation in accordance 
with San Diego Municipal Code (SDMC) section §143.0146(C)(6), while the Federal Emergency 
Management Agency (FEMA) requires that the finished floor elevation be at one or more feet 
above the base flood elevation (BFE). This project is requesting a Site Development Permit to 
allow a deviation to pennit development of the residential structure, to be at 7.1 feet below the 
Base Flood Elevation. 

Staff supports the proposed deviation due to the development limitations of the site and the 
flood-proofing conditions that would be applied to the pennit to construct the lower level beiow 
the Base Flood Elevation The deviation request will not increase the overall structure height, 
mass, and setbacks. 
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The proposed development is located in an area designated as being between the first public road 
and the Pacific Ocean, therefore views to the ocean shall be preserved. A visual corridor of not 
less than the side yard setbacks will be preserved to protect views toward Dog Beach and the San 
Dieso River. In addition, this area is not designated as a view corridor or as a scenic resource. 
Public views to the ocean from this location will be maintained and potential public views from 
tbe first public roadway will not be impacted altered by tbe development Accordingly, the 
proposed project will not impact any public views to or along the ocean or other scenic coastal 
areas. The project meets the intent of the guidelines for the Coastal Overlay and Coastal Height 
Limitation Overlay zones, and the Ocean Beach Precise Plan and Local Coastal Program 
Addendum. Therefore, the proposed coastal development would conform with the certified 
Local Coastal Program land use plan and, with an approved deviation, comply with all 
rseulations of the certified Implementation Program. 

4. For ever}' Coastal Deveiopment Permit issued for any coastal deveiopment between 
tbe nearest public road and the sea or the shoreiine of any body of water located within the 
Coastal Overlay Zone the coastal deveiopment is in conformity with the public access and 
public recreation policies of Chapter 3 of the California Coastal Act 

» 
The nroposed development is to demolish an existing one-story, duplex and construct a new 
three-story above basement garage. The subject property is designated as being between the first 
public road and the Pacific Ocean within-the Coastal Overlay Zone. 

Tne proposed project site backs up to and is adjacent to the Ocean Beach Park, designated in the 
Local Coastal Program as a public park and recreational area. Public access to the park area is 
available at the end of Voltaire Street and West Point Loma Boulevard. All development would 
occur on private property; therefore, the proposed project will not encroach upon the existing 
physical access way used by the public. Adequate off-street parking spaces will be provided on-
site, thereby, eliminating any impacts to public parking. Tne proposed coastal deveiopment will 
conform to the public access and public recreation policies of Chapter 3 of the California Coastal 
Act. 

Site Development Permit - Section I26.0504fa^ 

1. The proposed development will not adversely affect the appiicabie land use plan; 

The proposed development is to demolish an existing one-story, duplex and construct a new 
three-story above basement garage. The project is within the 100-year floodplain, and is 
therefore within the Enviromnsntally Sensitive Lands, requiring a Site Development Permit for 
the deviation to the Special Flood Hazard Area, per the City's Environmentally Sensitive Lands 
Regulations (SDMC .Section 143.0110 Table 143-01 A). The project is located in the appealable 
Coastal Overlay Zone requiring a Coastal Development Permit The proposed development is 
located between the shoreline and the first public roadway; therefore views to the ocean shall he 
preserved. This project is located in the RM-2-4 Zone. The RM-2-4 Zone permits a maximum 
density" of 1 dwelling unit for each 1,750 square feet of lot area. The project is in conformance 
with the underlying zoning, and conforms to the required floor area ratio, parking and setbacks. 
The proposed development will adhere to the required yard area setbacks pursuant to the Land 
Development Cods. A Deed Restriction is a condition of approval to preserve a visual corridor 
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of not less than the side vard setbacks, in accordance with the requirements of San Diego 
Municipal Code Section 132.0403(b). The building will be under the maximum 30-foot Coastal 
Height Limit allowed by the zone. 

The proposed project meets the intent, purpose, and .goals of the underlying zone, and the Ocean 
Beach Precise Plan and Local Coastal Program Addendum. Therefore, the proposed 
deveiopment will not adversely affect the applicable land use plan. 

2. The proposed development will not be detrimental to the public health, safety, and 
welfare: 

The proposed development is to demolish an existing one-story, duplex and construct a new 
1.749 square-foot, three-story single-family dwelling unit above an 819 square-foot basement 
sarage resultins in a 2.565 square-foot structure, hardscape, landscape on a 2,500 square-foot 
site. The present units to be demolished may contain asbestos and lead-based paint and it could 
potentially pose a risk to human heath and public safety. All demohtion activities must be 
conducted in accordance with the San Diego County .Air Pollution Control District (SDAPCD) 
and the California Code of Regulations Title 8 and 17 regarding the handling and disposal of 
asbestos-containing materials and lead-based paints. Therefore, special procedures during 
demolition shall be followed. As a condition of the permit, Notice is to be provided to the Air 
Pollution Control District prior to demohtion. Failure to meet these requirements would result in 
tne issuance or a IN once oi vioiiiuun. 

The pennit as conditioned, shall floodproof all structures subject to inundation. Tne 
floodproofed structures must be constructed to meet the requirements of the Federal Insurance 
Administration's Technical Bulletin 3-93. The pennit conditions added, to flood-proof the 
basement sarase to the required height above grade, have been determined necessary to avoid 
potentially adverse impacts upon the health, safety and general welfare of persons residing in the 
area. All site drainase from the proposed development would be directed away from the adjacent 
properties into existing public drainage system located on West Point Loma Boulevard via a 
sump piimp and sidewalk underlain: 

Based on the above, human health and public safety impacts due to the demolition of the existing 
structure on site would be beiow a level of significant, and a Notice to the SDAPCD is required 
and would be added as a permit condition. Therefore, the proposed development will not be 
detrimental to the public health, safety and welfare. 

3. The proposed deveiopment will comply with the regulations of the Land Deveiopment 
Code; 

The proposed development includes the demohtion of an existing single-level, 1,250 square-foot 
duplex residence and construction of a new 1749 square-foot three-level single dwelling unit 
with a subterranean parking sarage. Tne project area is mapped within the 100 Year Floodplain 
(Special Flood Hazard Area), and has a Base Flood Elevation of 9.6 feet mean sea level. Tne 
restrictions on development within the floodplain require that the lowest floor, including 
basement to be elevated at least 2 feet above the base flood elevation in accordance with San 
Diego Municipal Code (SDMC) section § 143.0146(C)(6), while the Federal Emergency 
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Management Agency '(FEMA) requires that the finished floor elevation be at one or more feet 
above the base flood elevation (BFE), which would effectively render the ground floor 
uninhabitable for most properties in this area. In addition, the lot is sub-standard in that it is only 
2.500 square feet in area where the minimum lot size allowed by the zone is 6,000 square feet 
Additionally, the RM-2-4 zone requires that 25 percent of FAR be utilized for parking, unless the 
parking is provided underground. Therefore, the project is requesting a deviation to allow 
deveiopment of the residential structure, to be at 7.1 feet below the Base Flood Elevation. All 
structures subject to inundation shall be flood-proofed, and must be constructed to meet the 
requirements of the Federal Insurance Administration^ Technical Bulletin 3-93. 

An approved Site Development Pennit would allow the deviation and would be consistent with 
the Land Developemnt Code. Thus, the proposed project meets the intent, purpose, and goals of 
the underiying zone, and the Ocean Beach Precise Plan and Local Coastal Program Addendum, 
and complies to the maximum extent, feasible with the regulations of the Land Development 
Code. Therefore, the proposed development will not adversely affect the appiicabie land use 
plan. 

Suppiemental Findings. Environmeatally Sensitive Landsfb) 

1. Tbe site is physically suitable for tbe design and siting of the proposed deveiopment 
and the development will result in minimum disturbance to environmentally sensitive 

The proiect site is immediately south of the San Diego River mouth outfall at the Pacific Ocean 
and located within the 100 year floodplain and is therefore considered environmentally sensitive 
land, requiring a Site Development Permit for the deviation to the Special Flood Hazard Area. 
However, the previous site grading and construction of the existing duplex have completely 
disturbed the site. The property is relatively fiat and dues noi include any sensitive topographical 
or biological resources. The site is neither within nor adjacent to Multi-Habitat Planning .Area 
(MHPA) lands. A Mitigated Negative Declaration dated November 2, 2006, has been prepared 
for thisprqject hraccordance with State CEQA guidelines, and a Mitigation, Monitoring and 
Reporting Program is required for Archaeological Resources to reduce any potential impacts to 
below a level of significance.' 

A seotechnical analysis was prepared to address the liquefaction issue. Tnis report concluded 
that the site is considered suitable for the proposed development provided the conditions in the 
Geotechnical Investigation Report are implemented. Therefore, the site is physically suitable for 
the design and siting of the proposed development and the development will result in minimum 
disturbance to environmentally sensitive lands. 

2. The proposed deveiopment will minimize the alteration of land forms and will not 
result in undue risk from geologic and erosional forces. Good hazards, or fire hazards; 

The proposed project will be sited on a 2.500 square-foot developed lot. The majority of the site 
is relatively flat at 8 feet above MSL across an approximately 25 foot x 100 foot lot. The • 
proposed development surrounded by existing residential deveiopment, within a seismically 
active region of California, and therefore, the potential exists for geologic hazards, such as 
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earthquakes and ground failure. Proper engineering design of the new structures would minimize 
potential for geologic impacts from regional hazards. 

l On site grading would occur for excavation of ths building foundation and basement. The 
subterranean garage, which would have a depth of 6 feet below existing grades, would be at least 
two feet below the high groundwater table. However, the subject site is no greater danger from 
flooding than the adjacent, already developed sites and the proposed design mitigates potential 
flood related damage to the principal residential stmcture by raising the required living space 
floor area above the fiood line per FEMA requirements, and flood-proof all structures subject to 
inundation in accordance with Technical Bulletin 3-93 of the Federal Insurance Administration. 
Therefore, the proposed development will not result in undue risk from geologic and erosional 
forces, flood hazards, or fire hazards. 

3. The proposed development will be sited and designed to prevent adverse impacts on 
anv adjacent environmentally sensitive lands; 

The project site is within the 100 year fioodplain and is therefore considered environmentally 
sensitive land. However, the previous site grading and construction of ths existing duplex have 
completely disturbed ths site. The property is relatively flat with an elevation of 8 feet above 
mean sea level and does not include any sensitive topographical or biological resources. The site 
is neither within nor adjacent to Multi-Habitat Planning .Area'(MHPA) lands. A Mitigated 
l ^ C H a - L l V C L-'COiCUO-UWll uo.i.W'U 11 u ' 

with State CEQA guidelines, and a Mitigation, Monitoring and Reporting Program is required 
for Archaeological Resources to reduce any potential impacts to beiow a level of significance. 
Thus, with the implementation of the conditions in the Geotechnical Investigation the proposed 
project should not adversely affect environmentally sensitive lands. 

4. The proposed deveiopment will be consistent with the City of San l>iego5s Muitipie 
species Conservation Program (MSCP) and subarea plan; 

The project proposes the demolition of the existing duplex and construction of a three-level 
single dwelling unit with a subterranean parking garage. The project site is south of, but not 
adjacent to, the Multiple Species Conservation Program (MSCP), Multiple Habitat Planning 
Area (MHPA) of ths San Diego River floodway. Therefore, the project does not need to show 
consistency with Multiple Species Conservation Program Subarea Plan. 

5. The proposed deveiopment will not contribute to the erosion of pubiic beaches or 
adversely impact iocai shoreiine sand supply; and 

The subject property is located approximately 450 feet away from the edge of the public beach, 
and is separated from the shoreline by a city parking lot. All site drainage from the proposed 
development would be directed away from the adjacent properties into existing public drainage 
system located on West Point Loma Boulevard via a sump pump and sidewalk underlain. 
Therefore, the proposed development will not contribute to the erosion of public beaches or 
adversely impact local shoreline sand supply. 
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6. The nature and extent of mitigation required as a condition of the permit is 
reasonably related to. and calculated to alleviate, negative impacts created by the proposed 
development 

The project proposes the demolition of the existing duplex and construction of a three-level 
single dwelling unit with a subterranean parking garage. An environmental analysis was 
performed and Mitigated Negative Declaration (MND) No. 51076 was prepared which would 
mitigate potentially significant archaeological resource impacts to below a level of significance. 
The MND also discusses the location of the project being within the 100-year fioodpiain of the 
San Diego River according to the Federal Emergency Management Agency (FEMA) map. The 
pennit and MMRP prepared for this project include conditions, environmsntal mitigation 
measures, and exhibits of approval relevant to achieving compliance with the applicable 
regulations of the Municipal-Code in effect for this project. These conditions have been 
determined necessary to avoid potentially adverse impacts upon the health, safety and general 
welfare of persons residing or working in the area. These conditions include requirements 
pertaining to landscape standards, noise, lighting restrictions, public view, public right of way 
improvements, flood-proofing the structure and raising the habitable space above flood line, 
which provides evidence that the impact is not significant or is otherwise mitigated to beiow a 
level of significance. Tnerefore, ths nature and extent of mitigation required as a condition of the 
permit is reasonably related to, and calculated to alleviate, negative impacts created by the 
proposed development 

Supplemental Findings. EnvironmentaHv Sensitive Lands Deviationsfc) 

1. There are no feasible measures that can farther minimize the potential adverse affects 
on environmentally sensitive lands; and 

The project area is mapped within the 100-ysar floodplain and the restrictions on deveiopment 
within the floodplain require that the first floor be 2 feet above the base flood elevation. The 
sub-standard lot of 2,500 square feet is less than 42% of the minimum area required for a legal 
lot in the RM-2-4 zone. These conditions and ths fact that 25 percent of the 0.70 floor area ratio 
(FAR) allowed by the zone is required to be used for parking, unless the parking is provided 
underground, led the applicant to provide an underground garage that will be fiood proofed 
according to the requirements of ths Federal Emergency Management Agency (FEMA) in order 
to avoid having part of the ground floor level devoted to parking, which, in rum, would have 
drastically reduced habitable space. The project proposal includes a modest increase in square 
footage from 1,250 to 1,749 and to allow for development to be below the base fiood elevation, 
Raising the finished floor elevation two feet above tbe BFE will not change the situation with 
regard to any adverse effects. The property is protected by a levee from floods that may come 
from the San Diego River. An)' fiooding would be of a low vslocity and shallow and more likely 
from run off from the hill above Ocean Beach than from the river or the ocean. 

Building ths structure below ths BFE or two-feet above, will not have implications to 
environmentally sensitive lands, thersfore there are no feasible measures that can further 
minimize the potential adverse affects on environmentaliv sensitive lands. 
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2. The proposed deviation is the minimum necessary to afford relief from special 
circumstances or conditions of the land, not of the applicant's making 

The proposed deveiopment is taking place within the 100 Year Floodplain (Special Flood 
Hazard Area), and the proposed new development is not in conformance with SDMC section 
§143.0146(C)(6) which requires a development within a Special Flood Hazard Area to have the 
lowest floor, including basement, elevated at least 2 feet above the base fiood elevation. Tbe 
Federal Emergency Management Agency (FEMA) requires that the finished floor elevation b e at 
one or mors feet above the base flood elevation (BFE). This project is requesting a deviation to 
allow development of the residential structurs, to be at 7.1 feet below the Base Rood Elevation. 
The subterranean garage, which would have a depth of 6 feet below existing grades, would be at 
least two feet below the high groundwater table. However, all structures subject to inundation 
shall be flood-proofed and meet the requirements of the Federal Insurance Administration's 
Technical Bulletin 3-93. The proposed basement parking area is the minimnTn necessary to 
exclude the parking from the FAR, to allow for a reasonably sized residence on this sub-standard 
lot In addition, the applicant states that there is hydrological evidence that flooding if any that 
may occur in a 100 years flood event would be minor and easily handled by the proposed flood 
proofing. The property is protected by a levee from floods that may come from the San Diego 
River. Flooding in this area would be due to lack of capacity of the storm water system. 
Flooding in a 100 year event in this area is very low velocity (ponding only) does not come from 
the river or the beach as is commonly believed but from run off from the streets on the hill above 
ocean beach. Additionally, there is evidence that recent and significant storm water repairs in 
this area should significantly reduce the already low risk. The proposed BFE will not have an 
adverse sffect on environmentally sensitive lands and provide the minimum necessary to afford 
relief from special circumstances or conditions of the land. 

Sunoiemental Findings. Environmentaliv Sensitive Lands Deviation from Federal 
Emergency Management Agencv Regulationsfd) 

1. The City engineer has determined that the proposed development, within any 
designated floodway will not result in an increase fiood levels during the base flood 
discharge; 

The proposed development including the flood-proofed basement garage is taking place within 
the 100 Year Floodplain and not within the Fioodway. Therefore, this finding is not applicable 
to the subject project. 

2, The City engineer has determined that the deviation would not result in additional 
threats to the public safety, estraordinary public espense, or create a public nuisance. 

The proposed development is to demolish an existing one-story, duplex and construct a new 
1,749 square-foot, three-story single-family dwelling unit above an 819 square-foot basement 
garage. The permit as conditioned, shall fiood-proof all structures subject to inundation. The 
owner shall bear all costs of flood-proofing, and there will be no expense to the city. 
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Tne City Engineer has determined that the deviation to allow the structure to bs built under the 
BFE rather than 2'-0" above as required by the Land Development Code will not cause an 
increase in the fiood height The elevation requirement of the Land Development Code is for the 
protection of the structures and its contents. Lessening that requirement does not result in 
additional threats to public safety, extraordinary public expense, or create a public nuisance. 

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by ths Planning 
Commission, Coastal Development Pennit No. 147134 and Site Development Permit No. 
389939 are hereby GRANTED by the Planning Commission to the referenced OwnsrPermittee, 
in the form, exhibits, terms and conditions as set forth in Permit No. 147134/389939, a copy of 
which is attached hereto and made a part hereof • 

LAILA ISKANDAR 
Development Project Manager 
Deveiopment Sendees 

. J . I •T'-l _ . 0 "^flA*! 

Job Order No. 42-3454 

cc: Lesisiative Recorder. Plannins Deuanment 
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PVOBERT J, CALLAHAN 

ATTORNEY A T LAW 

SUITE I«-C,2 

ES WEST J A C K S O N eouLSVARC 

CHICACO, JLLIWOIS GOBOJS 

r'MOHE f 3 t 2 ) Sa2-E>OO0 
FAX (312) A E T - I S S S 

S an Diego Cit}r Council 
2 02 C Street, 12* Floor 
San Disgo, Ca. 92301 

April IS, 2007 

RE: 5166 W. Point Loma 

Dear Council, 

I am writing this letter to express my support for David Stebbins and the proposed 

V , \ i f S w l —L _ * \ ^ L ^ v) . J wt».».v ^ ^ V / U M A . J. t*,i l l u~aw «J rtiM»M w i -• t v " ? uuvt - -> A HJ-T ^« » ' . i v j i i t • '• ' J. i i t i i T n̂  i w v t 

v ith David personally, and he has provided ms with the proposed, plans and related 

d >c:umezit2tion. I alsio prsviously attended the masting of ths Ocean Beach planning boand to 

eitpress my support of the project I am mil aware of the compis'xities of the buiiding process 

a- id I fully support Mr. Stebbins and ths proposed project. 

I am cucrsntly residing out of state or I would appear personally s£ ths council hsaring. I 

p an to spend my retirsmsnt years in Ocesn Beach, and I believe that David's project will be sn 

a set to the Ocean Beach community. It particuiariy will bs an improvemsut to the area which 

yi as some years ago described to me as "crack alley". 1 am available at any time if you have any 

qi testions or need assistance with this issue, 

ismesreiy 

Robert J. Callahan 

•2.2 "OTPL F.32 
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davi 

From; 'davidstebbins" <davidstebbins@cox.net> 
To: "david stebbins" <redavidstebbins@cox.net> 
Sent: Tuesday, April 17, 2007 11:37 PM 
Subject: Fw: Letter of Support 

Oriainai Messaqe 
From; Sanch&z. Mirs 
To: DavidStebbins(5)cox.net 
Sent: Monday, April 15, 2007 12:41 PM" 
Subject: Letter of Support 

Date: April 16,2007 

Dear OB Planning Commission,. 

My name is Mira L Sanchez and i am the owner (8 years now) of 5172 West Pt. Loms Blvd and wanted to write 
you this letter supporting David Stebbin's house remodel project. I have seen the concept drawings and can only 
say that this wouid do a great deal for us as homeowners and for the beautification of OB. 

Its time that the area sees some gentrification and David's project is a step in the right direction, 

j cannot personaiiv be on hgnn to support the next meetina, but ask that vou accsot this letter as my suoport and 
approval of David's project. 

Regards, 

Mira L. Sanchez 
Intel Corporation 
Optical Platform Division 
Commodity Manager' 
510-576-5628 
858-705-0327 (ceil) 
mira.sanchez® intsl com 

2.2.C 
4/18/2007 

mailto:davidstebbins@cox.net
mailto:redavidstebbins@cox.net


000777 

April 22, 2007 

To; Coundiman Kevin Faufconer 
202 C St ms #10 
San Disso^Cfi. S21D1 

CC to: David Stsbbins 
4S4e Voftains St. Sts 1-A" 
San Diego, Ca. 32107 

Dear Mr. Faufooner, 

Uy wife and ! own the property direetiy next door to Mr. Stsbbins proposed project Our 
addrsss is £164 W. Point Loma Blvd. As you know, our lot and structure are esEentially idsntical 
Ws are in favor of Mr. Stsbbins pians to improve his property. We also feei this will be s benefit to 
the community. We would very much like to see the stfudurss on both sides of us fotbw his lead. 
To my knovySedge, these one sto?y structures were built in the SO's and are over due fat 
imprcvefTient 

Aivtn and Joan Cox 

PS; We attftndsd Michael Aguirre'e taik at the San Diego Yacht snfi the open day ceremonies and 
noted your attendance at both. Thank you very much for your wohc with our beautifui city and our 

• 2 _ ^ 
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TO; Whom It May Concern 

I am a property owner in Ocean Beacb. I support the project known as The Stebbins residence 
(pts51076) located at 5166 W. Point Loma Blvd. 

I ask that you vote in favor of this project. 

: V v ^ r ! . / ' / r < /c : C > V ' - . r ^ v / / 

' i J Oh n 
.••-"' liamd I 

y-M-df-
dated 

^ f Cs/£ . ? / /p~ 
adresss -> ^ ^ ^ / A'-f ^ 5 

^ ^ ^.-z^-
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TO: Whom It May Concern 

I am a property owner in Ocean Beach. I support the project known as Ths Stebbins residence 
(pts51076) located at 5166 W. Point Loma Blvd. 

I ask that you vote in favor of this project 

dated 

adresss 
/ ^ ^ 

^ 
<&Z^ € & 

f ^ K S 



TO; Whom It Mav Concern 

I am a property owner in Ocean Beach. I support the project known as The Stebbins residence 
(pts51076) located at 5166 W. Point Loma Blvd. 

I ask that you vote in favor of this project 

name 

-zr/c? C 
dated 

a ^ i? UJ** r fc>n 
adresss 

&jS^4~ gz-vfi 

n 
' • — ^ s / - r 

^ f r iA ' l 
<^ fJvr f~ fa* ^ f ^ T ^ d t 
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Stebbins Residence 
PrDJBCtNc. 51076 

Ocaan Beash Community 

mmii&^M, 

Summary 

Planning Commission approved the project by a 
vote of &-0-1. 
- Maich 1,2007 

• Appeal of the Planning Commission's decision 

Staff Response 

Conforms with Land Development Code 

Consistent with the Land Use 

Deviation Substantiated 

The permit conditions applied to this 
action are appropriate 

Project oonformsawitKfprequired-appIicable 
^ n d ^ s ^ ^ ^ ^ ^ ^ ^ v j i ^ ^ ^ j r ^ 
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Tuesday, May 22, 2007 

gisafigassj 

Project Scope 
Site Features 

> Developed with ^-dwelling units duplex structure. 

> No off-street parking spaces, 

Project Features 
> Demolition of en existing one-story • up lex. 
> Construction of a ttiree-siory single family residence 

above Passment garage. i£. 
f Dovatlon f rom the regulat oos fo Spec al Fiood 

, ^ ^ _ C o a s t a l 3 5 B v e l g p m e i i t t P B r m 0 ^ t f f i i & S , - ^ J f e r ^ " 
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Develoomanl Sorvtces Depsrtmont 
Project Management 
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ABhal Photo 
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[ZJOD square foot j 

Devalonmont Services Dsoanmem 
Projecl M ana gams nl 
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Dsvsiopment Services Doonnmenl 
Projact Managament 
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DoveiODmert Services Depanmant 
Project Manapement 
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Davalopment Sarvices D o p i n m s n t 
Project Managament 

uMsmmmm 
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I D E ELEVATION 

Devsiooment Services Department 
ProjBet Management 
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nM Oi 

EJPTH: 
WOE ELEVATION 

Devetcoment Servient DeDfinment 
Project Management 
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Development Services Department 
Project Management 

f t - > i ^ f t ^ g f r t , I ITJp oJectiManagemenfi^ S * S ̂  ^ J ^ 

Ocean Beach Precise Plan 
Recommendation 

The Ocean Beach Planning Board 

reviewed the project on July 5, 2006. 

There were two motions concerning this 

property and neither one {passed (VD e-w-o) 

«^4 ,v'aL '* ir^sn iDBve opmBntiBiwloBSTDopBrtmonfi%-«! 
j ^ _ -r 'W.^S.proTflcMUBnspsmffnt "S ^ ( "i 

Wt.% 

Staff Recommendation 
Deny the appeal and 

APPROVE Coastal Development Permit No. 
147134 
•- nwiti Fmdtngi 

APPROV= Site Deveiopment Permit No 389539 
iTwata FndlngB 

« X 



HEASlirf^§8B!|PS$NGSl - May 22 Hearing RE Stebbins Residence Costal Development Pennit 
No. 147134 

From: "Darin Ricco" <darin.ricco@,ceni"ury21.com> 
To: <hearingsl@sandieso.eov> 
Date: 5/8/2007 1:25 PM 
Subject: May 22 Hearing RE Stebbins Residence Costal Development Permit "No. 147134 

Dear City Council, 

This letter is written to show my strong disapproval of the Planning Commission's decision in 
approving an application for a CDP and a SDP for the construction of a three story residence at 
5166 West Point Loma Blvd. This block of West Point Loma Blvd that 5156 is located on consists of 
entirely one story duplexes that are adjacent to the grass area across the parking lot f r om dog 
beach. This grass area is used as a gathering piace, picnic area, dog walking area and overall nice 
place to enjoy the San Diego weather. The row of duplexes each have their charming 
characteristics developed over the years by their owners and blend into the Ocean Beach scenery. 
The construction of such a large home on a small 2500 sq. ft. lot would disturb the balance of this 
area. From the other side of 5166 West P,L, Blvd., looking towards the beach, locals are able to 
see the palm trees and sail boat masts over the row of duplexes giving the area that unique beach 
feel that everyone moves here and visits here for. The construction of a three story home wouid 
not only block this coveted view loved by many iocais and tourists alike, out wouiu destroy the 
harmony of the block both visually and, during construction, acoustically, The construction could 
furthermore deter tourists from coming to Ocean Beach, Dog Beach specifically, and they could 
decide upon another beach in the stead, taking away from the local economy. Lastly, if this project 
is approved, it would undoubtedly pave the way for the other owners on the block to do the same 
leading to more construction, more eyesores, less views, more noise pollution, less tour ists, less 
revenue, and an overall destruction of the peace and harmony we have come to love by Dog 
Beach. I, Darin Ricco, as a resident of Dog Beach for over five years, and as a real estate agent 
myself, know the value of neighborhood pride. This project threatens to destroy that pride, and 
this is why I am strongly opposed to Stebbins Residence project, Thank you for listening to my 
thoughts and opinion. 

Darin Ricco/Realtor 

619-846-8249 

darin.r icco@century2l.com 

fi]e://C:\temo\GW100001.HTM 5/8/2007 
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May 17, 2007 

MAYOR AND CITY COUNCIL 
ATTN: CITY CLERK 
ADMINISTRATION BUILDING 
202 "C" STREET 
SAN DIEGO, CA 92101-3862 
MAIL STSTION 2A 

RE: STEBBINS RESIDENCE PROJECT NO. #51076 
APPEAL TO CITY COUNCIL 

Dear Mr. Sanders, City Council, and City of San Diego Development Services 
Staff: 

We are asking you to not approve the STEBBINS RESIDENCE PROTECT #51076, 
on the basis of the bulk and scale of the proposed project, as it would not be in 
_ _ , w , ^ K r , ' - > „ o T.-.T-U;-, i-h.o r V - e a - r s P . ^ a . - V i P T - S . - T C J S " P I - - ii-ft^.-f-TTra ^.-. ,-„'" i-l-,;- , - U - ^ 

We are also asking you not to approve this project on the basis of the devaition 
from the regulations for Special Flood Hazard Areas, (the mouth of the San 
Diego River Flood Channel), to permit development of this residential structure 
»+• 7 i feet below tho Bace ^l^^d "^evation y/Vio-ra -K*!̂  fry\ ^̂ o-*- nitmrc î-.̂  "R-I/-̂  

Flood Elevation is required. 

We are asking that you please take a closer look at this project and to be aware of 
the environmental sensitive mitigating factors, involved in approving this 
project, as proposed, for the City of San Diego. 

Thank you for your consideration, on this matter. 

Sincerely, 

Nancy Taylor 
Elected Men 
District One 
Elected Member of Ocean Beach Planning Board 
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HEJUUMaStfHEARINGSl - RE: STEBBINS RESIDENCE- PROJECT #51076 CITY7 COUNCIL 
PUBLIC HEARING APPEAL MAY 22, 2007 

Fronr """ ^'"JafleXjawronski" <jgawronski@earthiink.net> 
To: "'Nancy Tavlor'" <ntaylorl7@cox.net>, <Hearingsl@sandieso.20v> 
Date: 5/17/2007 8:02 PM 
Subject: RE: STEBBINS RESIDENCE- PROJECT £51076 CITY COUNCIL PUBLIC HEARING 

APPEAL MAY 22: 2007 
CC; '"Bill Wilson'" <wmwilson322@hotmail.com>, '"Landry Watson"' 

<dro_watson@yahoo.com>. <cityattomey@sandiego.gov>. ".Amanda Lopez" 
<arnandalopez27@yahoo.com>: "AndraLoo" <obandrafg)yahoo.com>J "'Bill Bushe"' 
<biirDushe@yahoo.com>, "Brittany Taylor" <BT1118@aoI.com>, "'Craig Klein"' 
<craigkleinl@cox.net>, "'George Murphy'" <obgeorge@nethere.com>, "Giovanni Insolia" 
<gingoHa@hotmail.com>; "Joshua Richman" <jjrichman@gmail.com>, "Michael Taylor" 
<mdtaylor@marcusmiliichap.com>, '"Shane Finneran'" <shane@wavelengthclothin2.com>; 

• "Tom Gawronski'" <tgawronskif@earthlink.net>. "Vance Spunier" <obvance@yahoo.com> 

Hi Nancy, Thank you very much for sending this out. I am one hundred percent in agreement with the position 
you have expressed, I've added Mike Aguine's address since this has some legal implications for ignorina the 
FEMA guidelines. 

Unfortunately 1 will be in Turkey and unavailable for this hearing, 

Jane 

From: Nancy Taylor [mailtc:ntaylorl7(Q)cox.netl 
Sent: Thursday, May 17, 2007 7:23 PM 
To; HearinQsl(g.'sandiego.gov 
Cc: Bill Wilson; Landry Watson; Jane Gawronski 
Subject: STESBIN3 RESIDENCE- PROJECT #51075 CITY COUNCIL PUBLIC HEARING APPEAL MAY 22, 2007 

file://C:\temp\GW}00001.HTM 5/18/2007 
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000795 
From: <nsu3erid@turing.sanneL.gov> 
To; <citycierk@sandiego.gov> 
Date: 5/21/2007 9:45:40 PM 
Subject: , San Diego City Council Meeting Agenda Commsnt Form 

San Diego City Council Meeting Agenda Comment Form 
Submitted on-Monday, May 21, 2007 at 21:45:20 

name; Michelle Y. Ward 

e-mail: michsileyw3rd@h0irnail.com 

address; 5072 Rebel Rd. 

city: San Diego 

state: CA 

zip: 92117 

arescode; 858 

telephone: 354-3188 

C-i i l f - r -c : ' R a n P l j a n n (^i+w r ' n i m ^ i l M o a f i n n ^ n ^ r ^ d 5 5 r*^fVM-iie»i-i+ C»-r-— - , i k i - - . . / ( , . „ , . . , _ „ — ; : . ( - , ; * . , 

council/docket-comment.shtmt 

agendaitem: item #334 Tuesday May 22nd 

comments: 
I am in favor of item 334, Stebbins residence. 

Ocean Beach hasn't changed much at all since the iate TO's. There are several parts of 03 that has 
grown and changed with the times. This section of OB has somehow remained to stay pretty much the 
same and has become somewhat rigid in its ways, tt is time that it too starts its metamorphosis into a 
more stable appearing community. 

OB has always prided its seff in being "family" like to its feilowOB'ecions. Unfortunately by Mr. Watson's 
opposition and appeal to this project he is putting forth the image that is quite hypocritical of what he 
himself said in earlier testimony in regards to the family feeling in the neighborhood. Apparently he does 
not include Mr. Stebbins in this "family", 

The proiect has passed the sniff test with Staff in regards to past concerns re; flood proofing, bulk/scale, 
etc, Mr. Stebbins has done s stellar job at designing a structure that will both be pleasant to the eye in the 
community and be comfortable as a home. This proiect can only set new standards for Ocean Beach and 
by this the Ocean Beach community should be grateful. 

REMOTE_ADDR: 56.27.85:139 
HTTP_USER_AGENT: Mozilla/4.0 (compatible; MSIE6.0; Windows NTS.I1 SVI' 
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0.00797 
From: "Kathleen Blavatt" <kbiavatt@cox.net> 
To: <cityclerk@sandiego.gov> 
Date: 6/18/2007 6:35:20 PM 
Subject: Tuesday, June 19, 2007 [TEM-331 

Dear Council Members Scott Peters, Kevin Fauicner, Toni Atkins, Tony Young, 
Brian Maienschein, Donna Frye, Jim Madaffer, Ben Hueso 
CC: San Diego City Clerk 

Please adopt a resolution to grant the appeal on the Tuesday, June 19, 2007 
ITEM-331: Stebbins Residence. 

This project has become a major topic of conversation and concern in the 
Ocean Beach Community. The many residents that have spoken to me feel this 
resident goes against the community character/community plan, and is also a 
problem that it is the flood plan. 

I have had an office and lived on Ocean Beach off and on for a number of 
years. The flood concern ts a major problem that the City must not ignore, I 
have personally seen the problems and major damaged caused in the blocks 
near the beaches on OB. 

During El Nino there was water over 2 ft. high racing down these streets. 
The infrastructure here can t handle big floods. 

Setting precedence to build underground garages is a bad idea for both the 
City and residence. 

A few years back, Gail Goldberg ran a workshop on what the residences Ocean 
Beach wanted to see in their Community Plan, 3Keeping the Character of Ocean 
Beach& was high on the list. This was also made clear years earlier when 
hundreds of residence came out and opposed becoming a Redevelopment Project, 

Ocean Beach has cleaned up but itsetf, yet still retains its beach community 
character, history, mom and pop shopsS.. it is truly a village. 

Dog Beach was rated- one of the 3Top 10 Beaches in California^. It feels like 
all people are welcome there. The surrounding smaller single and double 
story homes help make it feei approachable. Large bulky homes could take 
away from classic beach town appeal that attracts tourist and San Diegans to 
this part of OB. 

Landry Watson has laid out the many legal, environmental and community s 
reasons for opposing such a project. Please grant the appeal. 

Sincerely, 

Kathleen Blavatt, Ocean Beach 

mailto:kbiavatt@cox.net
mailto:cityclerk@sandiego.gov
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Page 1 of 1 

CONTENTS: 

1. SAN DIEGO MUNICIPAL CODE FLOODPLAIN REGULATIONS 

•" 2. FEMA Technical Bulletin stating that underground parking of residences in flood plains 
is "prohibited." 

, 3. March 2, 2007 email from Gregor Blackburn, FEMA Region 9, Senior Natural Hazards 
Program Specialist, answering question about variances for parking under residences in a 

flood plain: "strictly prohibited." 

4. CFR 44 60.6 FEMA regulations stating requirements for granting of variances including 
"extreme hardship." 

x / 5. October 25 letter from David Stebbins to City Project Manager Iskandar requesting a 
variance for parking under a residence in a floodplain. C? f 3 a ^ ^ J 

6. Ms. Iskandar's November 5, 2005 reply denying request for variance. This information is 
not in the MND. 

7. Ocean Beach Precise Plan, P. 116, conclusively showing that applicant can build the 
proposed size residence WITHOUT THE VARIANCE (1750 square feet; FAR of .7, and 2 

surface parking spaces). 

8. 2004 City Policy review showing conflicts with Ocean Beach Precise Plan objective of 
preserving ocean views from elevated areas. These conflicts are not reported in the MND. 

9. Geo-Technical Consultant replies to City questions regarding potential damages to 
adjacent properties from the dewatering required for excavating the sub-surface parking. 

These potential damages are not reported in the MND. 

IO. U,J*. $*~- f o ^ i a ^rc^H-etX io Ctfy 
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nicipal Code Chapter 14: General Regulations 

(C) Grading and.filling are limited to the minimum amount 
necessary to accommodate the proposed development,.harm to 
the environmental values of the floodplain is minimized 
including peak flow storage capacity, and wetlands hydrology 
is maintained; 

(D) The development neither significantly increases nor contributes 
to downstream bank erosion and sedimentation nor causes an 
increase in flood flow velocities or volume; and 

(E) There will be no significant adverse water quality impacts to 
downstream wetlands, lagoons or other sensitive biological 
resources, and the development is in compliance with the 
requirements and regulations of the National Pollution 
Discharge Elimination System, as implemented by the City of 
San Diego. 

(F), The design of the development incorporates.the findings and . 
. - recommendations of both a site specific and coastal watershed 

hydrologic study. 

• . (2) .- All development that involves fill, channelization, or other alteration 
•"• of-z.Special Flood Hazard Area is subject to the requirements for 

channelization in Section 143:.0145(a)(5) and with FEMA regulations. 
(Amended 4-22-2002 by O-19051N.S.:.effective 10-8-2002.) 

§143.0146 Supplemental Regulations for,Special Flood/Hazard Areas 

All proposed development within a Special Flood Hazard Area is subject to the 
following requirements and all other applicable requirements and regulations of 
FEMA. 

(a) Development and Permit Review 

(1) Where base flood elevation data has not been provided by the 
Flood Insurance Study, the City Engineer shall obtain, review, 
and utilize base flood elevation andfloodway data, available . 
from federal or state sources, or require submittal of such data 
from-.the applicant. The City Engineer shall make 

. . interpretations, where needed, as to. the location of the 
boundaries of the areas of the Special Fiood Hazard Area, 

' based on the best available engineering or scientific 
information. 

Oi. Art. Div. 

14 I 3 I 1 
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Under die MFIf, a below -grade parking garage is considered a basement if it is below grade on 
all sides. Therefore, the construction of helnw- orade narking gamges is prohibited beneath 
residential buildings in Zones A1-A3Q. AE. and AH. 

Section 60,3(c)(7) of the NFIP regulations deals with residential buildings in Zone AO (sheet 
flow with depths of I to 3 feet) requirements. Section 60.3(c)(7) states that a community shall: 

"Require within any A 0 zone on the community's FIRM that all new construction and 
substantial improvements of residential structures have the lowest floor (including base­
ment) elevated above the highest adjacent grade at least as high as the depth number 
specified in feet on the community's FIRM (at least two feet if no depth number is speci­

fied)." 

•j; Therefore, below-grade parking garages beneath residential buildings in Zone AO are prohibited. 

Below-Grade Parking Garages in Non-Residential Buildings in A Zones 

Section 60.3(c)(3) of the NFIP regulations states that a community shall: 

'i; , ;;.-:"Require thaiallnew construction andsubstantial improvements of non-residential stntc-; 
, , tures within Zones AI-A30, AE, and AH on the community's FIRM (i) have the lowest 

floor, ̂ including: basement) .elevated to. on above thebase floodilevel, or (ii) together with ' • 
attendant utility and sanitary facilities, be designedso that below the base flood level the 

. -structure is waterJight with walls substantially impermeable to the passage ofwaterand 
with structural components having the capability of resisting hydrostatic andhydrody-^'• 
namic loads and effects of buoyancy. " 

Below-grade parking garages are permitted beneath non-residential buildings in Zones A1-A30, 
AE, and.AH provided the building (including the parking:garage) is floodproofed to-the base • ~ 
flood level in accordance with the design performance standards provided above in Section 
6Q.3(cW3Vii). Onlv below-grade parking garages (in non-residential buildings") that are drv 
floodmoofed are permitted under the NFIP. Guidance on floodproofing is provided in the 
FEMA manual.."Floodproofing.Non-Residential Structures" and.in Technical Bulletin 3, "Non- • 
Residential Floodproofmg — Requirements and Certification." ".'. 

.Section-60.3(c)(S) of the^NFIP regulations deals with non-residential buildings in Zone AG .(sheet-
flow with..depths-:ofl.to .3 feet) requirements. Section 60.3(c)(S)states,thata'community shall: . .: 

.' "Require within any AO zone on the community's FIRM that all new construction and -' 
..substantial improvements of nonresidential structures (i) have the lowest floor (including 
basement) elevated above the highest adjacent grade at least as high as the depth number 
specified in feet on the community's FIRM (at least two feet if no depth number is speci­

fied), or (ii) together with attendant utility and sanitary facilities be completely 
floodproofed to that (base flood) level to meet the floodproofing standard specified in 

• Section 60.3(c)(3) (ii)." 

Therefore, below-grade parking garages are permitted beneath non-residential buildings in Zone 
AO provided the building (including the parking garage) is floodproofed to the base flood level in 
accordance with the design performance standards of Section 60.3 (c)(3 )(ii). Because-of the 
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> From; gregor.blackburn@dhs.gov 
> To: jrb223@hotmail.com 
> A community which has permitted construction in violation of their local flood 
damage prevention ordinance (which must meet the requirements of Vol. 44 of the 
Code of Federal Regulations) and having been found in violation of the NFIP would be 
required to remediate the violation to the maximum extent possible. If the community 
does not work to remediate the violation they could be put on probation or suspended 
from the program. If the community is in the Community Rating System—where 
discounts are given on flood insurance premiums--those discounts could be rescinded, 
> I can only assume that these inquires border on leaving the hypothetical. Know you 
of such a structure? 
> — 
> Gregor 
> (510) 627-7186 
> 
> From: Randy Berkman [maitto:jrb223@hotmail.com] 
> Sent: Friday, March 02, 2007 8:48 AM 
> To: Blackburn, Gregor 
> Subject: RE: parking under residences in FEMA A zone/lOO year floodplain 
> Dear Mr. Blackburn: I appreciate your straightforward reply. What consequences 
could there by to an NFIP community which knowingly approved parking under 
residnece in a floodplain--despite being presented with the clear language of FEMA 
Technical Bulletin 6-93? Thank you, RB 
> 
> Subject; RE; parking under residences in FEMA A zone/100 year floodplain 
> Date: Fri, 2 Mar 2007 09:05; 13 -0700 
> From: gregor.blackburn@dhs.gov 
> To: jrb223@hotmail.com 
> CC: raymond.lenaburg@dhs.gov 
> Dear Mr. Berkman: 
> Mr, Ray Lenaburg forwarded your e-mail to me for a reply. 
> The provisions of Technical Bulletin 6-93 are explicit. The National Flood Insurance 
Program*.regulations strictly prohibit the placement of below-grade parking garages 
under residential structures. If 1 can be of further assistance or if you have more 
questions you may contact me by phone or e-mail. 
> 
> Gregor P. Blackburn, CFM 
> Senior Natural Hazards Program Specialist 
> National Flood Insurance Program 
> DHS-FEMA, Region IX 
> 1111 Broadway Street, Suite 1200 
> Oakland, CA 94607 
> (510) 627-7186 voice 
> (510) 627-7147 fax 
> 
> From: Randy Berkman [mailto:jrb223@hotmail.com] 
> Sent: Thursday, March 01, 2007 12:04 PM 
> To: Lenaburg, Raymond 
> Subject; parking under residences in FEMA A zone/lOO year fioodpiain 
> Dear Mr. Lenaburg: 
> FEMA Technical Bulletin 5-93 (Requirements for underground parking in SFHA) states 
on p. 2 that 
> parking under residents in a floodplain is "prohibited." Is it possible under NFIP 
regulations to get a waiver from that? Or is this a strict prohition? 
> thank you, RB 
> 
> Get news, entertainment and everything you care about at Live.com. Check, it out! 
> 
> Connect to the next generation of MSN Messenger Get it now! 

Invite your mail contacts to join your friends list with Windows Live Spaces. It's easy! 
http://spaces, I ive.com/spacesapi.aspx? 
wx... action = create&wx_,url=/fhends.aspx&mkt=en-us 

http://byll8w.bayl lS.mail.live.con]/mail/ReadMessageLighl.aspx?Aux=4%2c0%2c6330S... 5/18/2007 
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§60.6 

depending upon t h e geo log ic , hydro-
logic, t o p o g r a p h i c and c l i m a t i c c h a r a c ­
t e r i s t i c s of t h e c o m m u n i t y ' s land. The 
buffer m a y be used for s u i t a b l e open 
space pu rposes , s u c h a s for ag r i cu l ­
t u r a l , fo res t ry , o u t d o o r r e c r e a t i o n and 
wildlife h a b i t a t a r e a s , and for o t h e r ac­
t i v i t i e s us ing t e m p o r a r y and p o r t a b l e 
s t r u c t u r e s on ly . 

141 FR 46975, Oct. 26, 1976. Redesignated at 4*1 
FR 31177, May 31. 1979, as amended at 48 FR 
44552, Sept, 29, 1983; 49 FR 4751, Feb. 8. 1984] 

§60.6 V a r i a n c e s a n d excep t ions . 

(a) The A d m i n i s t r a t o r does no t se t 
for th a b s o l u t e c r i t e r i a for g r a n t i n g 
va r i ances f rom t h e c r i t e r i a s e t for th in 
§§60.3, 60.4, and 60.5. T h e i s s u a n c e of a 
v a r i a n c e is for flood p la in m a n a g e m e n t 
purposes on ly . I n s u r a n c e p r e m i u m 
r a t e s a r e d e t e r m i n e d by s t a t u t e accord­
ing t o a c t u a r i a l r i s k a n d wi l l n o t be 
modified by t h e g r a n t i n g of a v a r i a n c e . 
The c o m m u n i t y , a f t e r e x a m i n i n g t h e 
a p p l i c a n t ' s h a r d s h i p s , sha l l app rove or 
d isapprove a r e q u e s t . Whi le t h e g r a n t ­
ing of v a r i a n c e s g e n e r a l l y is l i m i t e d t o 
a lo t size less t h a n one-ha l f a c r e (as se t 
for th in p a r a g r a p h (a)(2) of t h i s sec­
t ion) , d e v i a t i o n s f rom t h a t l i m i t a t i o n 
m a y occur . However , as t h e l o t size in­
creases beyond o n e - h a l f ac re , t h e t ech­
nical j u s t i f i c a t i o n r e q u i r e d for i s su ing 
a v a r i a n c e i n c r e a s e s . T h e Admin i s ­
t r a t o r m a y r e v i e w a c o m m u n i t y ' s find­
ings j u s t i f y i n g t h e g r a n t i n g of 
va r i ances , and if t h a t rev iew i n d i c a t e s 
a p a t t e r n i n c o n s i s t e n t w i t h t h e objec­
t ives of sound flood p l a i n m a n a g e m e n t , 
t h e A d m i n i s t r a t o r m a y t a k e appro­
p r i a t e a c t i o n u n d e r § 59.24(b) of t h i s 
subchap t e r . V a r i a n c e s m a y be issued 
for t h e r e p a i r or r e h a b i l i t a t i o n of his­
t o r i c s t r u c t u r e s u p o n a d e t e r m i n a t i o n 
t h a t t h e p roposed r e p a i r or r e h a b i l i t a ­
t ion will n o t p r e c l u d e t h e s t r u c t u r e ' s 
con t inued d e s i g n a t i o n as a h i s t o r i c 
s t r u c t u r e and t h e v a r i a n c e is t h e min­
i m u m n e c e s s a r y t o p re se rve t h e his­
t o r i c c h a r a c t e r and des ign of t h e s t r u c ­
t u r e . P r o c e d u r e s for t h e g r a n t i n g of 
va r i ances by a c o m m u n i t y a r e as fol­
lows: 

(!) V a r i a n c e s s h a l l n o t be issued by a 
' c o m m u n i t y w i t h i n a n y d e s i g n a t e d reg­
u l a t o r y f loodway if a n y inc rea se in 
flood levels d u r i n g t h e base flood dis­
c h a r g e would r e s u l t ; 

44 CFR Ch. I (10-1-06 Edition) 

(2) V a r i a n c e s m a y be i s sued b y a 
c o m m u n i t y for new c o n s t r u c t i o n and 
s u b s t a n t i a l i m p r o v e m e n t s t o be e rec t ed 
o n a lo t of o n e - h a l f a c r e o r less in size 
c o n t i g u o u s t o a n d s u r r o u n d e d b y l o t s 
w i t h e x i s t i n g s t r u c t u r e s c o n s t r u c t e d 
be low t h e b a s e flood level, in conform­
a n c e w i t h t h e p r o c e d u r e s of p a r a g r a p h s 
(a) (3), (4), (5) and (6) of t h i s s e c t i o n ; 

(3) V a r i a n c e s sha l l on ly be i ssued b y 
a c o m m u n i t y upon TT] a s h o w i n g ot 
good and su f f i c i en t cause , (ii) a de te r ­
m i n a t i o n t h a t fa i lu re t o p r a n t t h e va r i - f \ J f ) 
a n c e would r e s u l t in e x c e p t i o n a l hard^ (I 
s h i p t o t n e a p p l i c a n t , and (iii) a de te r ­
m i n a t i o n t n a t t h e g r a n t i n g of a va r i ­
a n c e will n o t r e s u l t in inc reased flood 
h e i g h t s , a d d i t i o n a l t h r e a t s t o pub l i c 
s a f e t y , e x t r a o r d i n a r y publ ic expense , 
c r e a t e n u i s a n c e s , c a u s e fraud on or v ic­
t i m i z a t i o n of t h e pub l ic , o r conf l ic t 
w i t h e x i s t i n g local laws or o r d i n a n c e s ; 

(4) V a r i a n c e s sha l l o n l y be issued 
u p o n a d e t e r m i n a t i o n t h a t t h e v a r i a n c e 
i s t h e m i n i m u m n e c e s s a r y , c o n s i d e r i n g 
t h e flood h a z a r d , t o afford relief; 

(5) A c o m m u n i t y s h a l l no t i fy t h e ap­
p l i c a n t in w r i t i n g over t h e s i g n a t u r e of 
a c o m m u n i t y official t h a t (i) t h e 
i s s u a n c e of a v a r i a n c e t o c o n s t r u c t a 
s t r u c t u r e b e l o w t h e base flood level 
wi l l r e s u l t in inc reased p r e m i u m r a t e s 
for flood i n s u r a n c e up t o a m o u n t s a s 
h i g h as $25 for $100 of i n s u r a n c e cov­
e r a g e and (ii) such c o n s t r u c t i o n below 
t h e base flood level i n c r e a s e s r i s k s t o 
life and p rope r tv 1 ~ '5Uch n o t i t i c a t i o n 
s n a i l be m a i n t a i n e d w i t h a record of al l 
v a r i a n c e a c t i o n s as r equ i r ed in pa ra ­
g r a p h (a)(6) of t h i s s ec t i on : and 

(6) A c o m m u n i t y sha l l (i) m a i n t a i n a 
r e c o r d of al l v a r i a n c e a c t i o n s , inc lud­
i n g j u s t i f i c a t i o n for t h e i r i s suance , and 
(ii) r e p o r t s u c h v a r i a n c e s i ssued in i t s 
a n n u a l o r b i e n n i a l r e p o r t s u b m i t t e d t o 
t h e A d m i n i s t r a t o r . 

(7) V a r i a n c e s m a y be i ssued by a 
c o m m u n i t y for new c o n s t r u c t i o n and 
s u b s t a n t i a l i m p r o v e m e n t s and for _^. 
o t h e r d e v e l o p m e n t n e c e s s a r y for t h e '(\JCf^, 
c o n d u c t of a f u n c t i o n a l l y d e p e n d e n t 
i^se^provided t h a t (i) t h e c r i t e r i a of 
p a r a g r a p h s (a) (1) t h r o u g h (a)(4) of t h i s 
s e c t i o n a r e m e t , and (ii) t h e s t r u c t u r e 
o r o t h e r d e v e l o p m e n t is p r o t e c t e d by 
m e t h o d s t h a t m i n i m i z e flood d a m a g e s 
d u r i n g t h e b a s e flood a n d c r e a t e no ad­
d i t i o n a l t h r e a t s t o publ ic sa fe ty . 
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W) 

Federal Emergency Management Agency, DHS §60t6 

(b) (1) T h e r e q u i r e m e n t t h a t each 
f lood-prone , m u d s l i d e (i.e., mudf low)-
prone , and f lood- re la ted e ros ion p rone 
c o m m u n i t y m u s t a d o p t and s u b m i t 
a d e q u a t e flood p l a in m a n a g e m e n t regu­
l a t i o n s as a c o n d i t i o n of in i t i a l and 
c o n t i n u e d flood i n s u r a n c e e l ig ib i l i ty is 
s t a t u t o r y and c a n n o t be waived, and 
such r e g u l a t i o n s sha l l be adopted by a 
c o m m u n i t y w i t h i n t h e t i m e per iods 
specif ied in §§60.3, 60.4 or §60.5. How­
ever , c e r t a i n e x c e p t i o n s from t h e 
s t a n d a r d s c o n t a i n e d in t h i s s u b p a r t 
m a y be p e r m i t t e d w h e r e t h e A d m i n i s ­
t r a t o r r e cogn i ze s t h a t , because of ex­
t r a o r d i n a r y c i r c u m s t a n c e s , local condi­
t i o n s m a y r e n d e r t h e app l i ca t i on of 
c e r t a i n s t a n d a r d s t h e c a u s e for severe 
h a r d s h i p a n d g ro s s i n e q u i t y for a par­
t i c u l a r c o m m u n i t y . C o n s e q u e n t l y , a 
c o m m u n i t y p ropos ing t h e adop t ion of 
flood p l a i n m a n a g e m e n t r e g u l a t i o n s 
which v a r y from t h e s t a n d a r d s s e t 
fo r th in §§60.3, 60,4. or §60.5, sha l l ex­
p la in in w r i t i n g t o t h e A d m i n i s t r a t o r 
t h e n a t u r e and e x t e n t of and t h e rea­
sons for t h e e x c e p t i o n r e q u e s t and sha l l 
inc lude suf f ic ien t s u p p o r t i n g economic , 
e n v i r o n m e n t a l , t o p o g r a p h i c , hydro-
logic. ' and o t h e r s c i en t i f i c and t ech ­
n ica l d a t a , and d a t a w i t h r e spec t t o t h e 
i m p a c t on pub l i c s a f e t y and t h e envi­
r o n m e n t . 

(2) T h e A d m i n i s t r a t o r shal l p r epa re a 
Spec ia l E n v i r o n m e n t a l C lea rance t o 
d e t e r m i n e w h e t h e r t h e proposal for an 
excep t ion u n d e r p a r a g r a p h (b)(1) of t h i s 
s e c t i o n wil l h a v e s i gn i f i c an t i m p a c t on 
t h e h u m a n e n v i r o n m e n t . The decis ion 
w h e t h e r a n E n v i r o n m e n t a l I m p a c t 
S t a t e m e n t or o t h e r e n v i r o n m e n t a l doc­
u m e n t wil l be p r epa red , will be made in 
a c c o r d a n c e w i t h t h e p r o c e d u r e s se t o u t 
in 44 CFR p a r t 10. N i n e t y or m o r e days 
m a y be r equ i r ed for an e n v i r o n m e n t a l 
q u a l i t y c l e a r a n c e if t h e proposed ex­
cep t ion wil l have s i gn i f i c an t i m p a c t on 
t h e h u m a n e n v i r o n m e n t t h e r e b y re ­
qu i r i ng an E I S . 

(c) A c o m m u n i t y m a y propose flood 
p la in m a n a g e m e n t m e a s u r e s which 
adop t s t a n d a r d s for floodproofed res i ­
d e n t i a l b a s e m e n t s be low t h e base flood 
level in zones Al-30, AH, AO, and AE 
which a r e n o t s u b j e c t t o t ida l f looding. 
N o t w i t h s t a n d i n g t h e r e q u i r e m e n t s of 
p a r a g r a p h (b) of t h i s s ec t i on t h e Ad­
m i n i s t r a t o r m a y a p p r o v e t h e proposal 
provided t h a t : 

(1) T h e c o m m u n i t y has d e m o n s t r a t e d 
t h a t a r e a s of spec ia l flood h a z a r d in 
w h i c h b a s e m e n t s will be p e r m i t t e d a r e 
s u b j e c t t o sha l low and low v e l o c i t y 
f l o o d i n g and t h a t t h e r e is a d e q u a t e 
f lood w a r n i n g t i m e to e n s u r e t h a t a l l 
r e s i d e n t s a re not i f ied of i m p e n d i n g 
f l o o d s . F o r t h e pu rposes of t h i s p a r a ­
g r a p h flood c h a r a c t e r i s t i c s m u s t in­
c l u d e : 

(i) F lood d e p t h s t h a t a re five feet or 
l e s s for deve lopable lo ts t h a t a r e con­
t i g u o u s t o land above t h e base flood 
l e v e l a n d t h r e e feet o r less for o t h e r 

12I£L- "" ' 
(ii) Flood ve loc i t i e s t h a t a re five feet 

p e r s econd or less ; and 
(iii) Flood w a r n i n g t i m e s t h a t a r e 12 

h o u r s or g r e a t e r . F lood w a r n i n g t i m e s 
o f t w o h o u r s o r g r e a t e r m a y be ap­
p r o v e d if t h e c o m m u n i t y d e m o n s t r a t e s 
t h a t i t has a flood w a r n i n g s y s t e m and 
e m e r g e n c y p lan in ope ra t ion t h a t is 
a d e q u a t e t o e n s u r e safe e v a c u a t i o n of 
f lood p l a in r e s i d e n t s . 

(2) T h e c o m m u n i t y h a s adop ted f lood 
p l a i n m a n a g e m e n t m e a s u r e s t h a t r e ­
q u i r e t h a t new c o n s t r u c t i o n and sub­
s t a n t i a l i m p r o v e m e n t s of r e s i d e n t i a l 
s t r u c t u r e s w i t h b a s e m e n t s in zones A l -
30, AH, AO, and AE sha l l : 

(i) Be des igned and b u i l t so t h a t a n y 
b a s e m e n t a r ea , t o g e t h e r wi th a t t e n d ­
a n t u t i l i t i e s and s a n i t a r y fac i l i t i e s 
b e l o w t h e floodproofed design level , is 
w a t e r t i g h t w i t h wa l l s t h a t a re impe r ­
m e a b l e t o t h e passage of w a t e r w i t h o u t 
h u m a n i n t e r v e n t i o n . B a s e m e n t wa l l s 
s h a l l be bu i l t w i t h t h e c a p a c i t y t o re­
s i s t h y d r o s t a t i c and h y d r o d y n a m i c 
l o a d s and t h e effects of b u o y a n c y re­
s u l t i n g from f looding t o t h e 
f loodproofed des ign level, and sha l l be 
d e s i g n e d so t h a t m i n i m a l d a m a g e wil l 
o c c u r from floods t h a t exceed t h a t 
l e v e l . T h e floodproofed design level 
s h a l l be an e l eva t i on one foot above t h e 
l e v e l of t h e base flood where t h e dif­
f e r e n c e be tween t h e base fiood and t h e 
500-year flood is t h r e e feet or less and 
t w o fee t above t h e level of t h e b a s e 
f lood w h e r e t h e difference is g r e a t e r 
t h a n t h r e e feet, 

(ii) Have t h e t o p of t h e floor of a n y 
b a s e m e n t a r ea no lower t h a n five feet 
b e l o w t h e e l eva t i on of t h e base flood; 

(iii) Have t h e a r e a s u r r o u n d i n g t h e 
s t r u c t u r e on al l s ides filled t o or above 
t h e e l e v a t i o n of t h e base flood. F i l l 
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( S ) 000805 

THE LA W OFFICES OF DA VID STEBBINS 
4948 Voltaire St., Sle I-A 
San Diego, CA 92107 

TO: Laila Iskandar 
FROM: David Stebbins 
RE: Stebbins Residence, 5166 W. Pt. Loma 

10/26/05 

Telephone 619-223-9440 
Facsimile 619-223-0174 

Dear Ms. Iskandar, 

Here is the document we discussed; As you can see, Fema clearlyprovides for discretion on the 
community's part in granting an exception to an undergroimd "basement" in a flood zone. The 

- attached regulationhas.specificvdirectionon what is^required. Please note thefollowingfactors, ;. 
which mitigate in my favor; 

••; '1; J am not •proposing a "basement71 in the comrooniy used sense; The area will be tised only, for,; 
•"'. parking andfor storage. Fema distinguishes this use in theirotherTeguladons when.it comes to 

flood proofing. 
;2;if my property was a commercial property with identical chaiacteristics.T would clearly be able 

:• : itobave underground parkingas'Fema provides regulations for.flood proofing such a property. . : 
3. The flood zone I am in-was^ created, I believe priortothe levee; this levee now protects my 
property from floods which, if you look at the map, come not-from the ocean, but from the river. 
Flooding; if any would be low velocity and. shallow due to the protection of the Levee. 
4. Each year the cily continues to build a berm on the.beach during the wintermonths. During the 
last horrific winter, the parking lot in back of my property stayed as dry as a bone. 

^ r If you will review the attached document, you will see that my property would obviously meet 
all of the other Fema criterion fora variance qtrite, I am witling to spend the moneyto flood 
proof thebasement according to your/an engineers instructions. 

SCALE 

As we discussed, I am only building a 1750 sq. foot house. If I. must park above groimd,:this 
would reduce an already modest house (by anyone's standards) to a tiny house. This type of 
house would almost certainly be esthetically limited as it would not make sense to spend as much 
money on such a project. The result would be just another boxy, drab house, 

, Wrth all due respect sooner or later the City must realize that this valuable land cannot be 
allowed to remain a sort of Beach Ghetto. The parking is currently all done in the setbacks. Half 
the tenants have constructed illegal ocean view decks. All of the properties on my block are 
eyesores; just painting them would make them "stick out". 



< ^ 

Umq/af/p-* There are several large multi-story properties within one block of me. I have spoken to at least 
^WAtiL ^ s i x o f ^ o t ^ e r o w n e r s 0Xl m v s a m e b l o c k ' " ^ ^ ^ ^ a11 b e ? r i supportive of my plans. They have 
' £ • J ^ - ^ A \ expressed doing the same thing if I can prove it is doable. They have all offered to send 
t ^ letters if it would help. Consequently, once the ball is rolling, there should be an incremental 
" ^ change in the block. Just because I am the first aixd will "sdck out" does not mean that I do not 

conform to the specific plan. It just means I am the first! 

I would like you to note that there is one owner who successfully completed a two unit condo 
project on Brighton with underground parking last year. He is approx 20 feet out side the flood 
zone. I would be-surprised if the flood map is truly accurate to within 20 feet. Actually, he is only 

' about 30 feet from the sand: As we discussed, Quigs is a commercial project that was builtwith 
underground parking using flood proofing. 

So, there are some close precedents from a practical standpoint for what I propose. T am asking 
for a little flexibility on the part of you and your staff. I live and work in Ocean Beach. It would 
be a great hardship for me to have to move somewhere else in order to live in a bigger house. 

If there are any more^project stoppers" other than the above, please bring them to ray attention. 
If you have any, other ideas please feel free to bring them to my attention as well; I am flexible. 

" It^israyhopethat my home will be the start of^avery exciting and pleasing revitalization of the, 
block. 

I appreciate your kind attention and help. 

Sincerely., 



CaTTalSKandar - Re: Underground f ing / PTS# 51076 / Stebbins residence 

W0807 
From: 
To: 
Date: 
Subject; 

Laila Iskandar 
Davidstebbins@cox.net 
11/4/2005 2:15:32 PM 
Re; Underground parking / PTS# 51076 / Stebbins residence 

Ĥ 

\ A M > 

"Hi David,' 
Please note the following information in response to your letter dated October 25, 2005. After receipt 

of your letter, I brought this project forward to Management for discussion. Management have reviewed 
the project and supports the staffs initial determination that City staff cannot support the request for an 
underground parking for the project site. As the development is taking place within the 100 Year 
Floodplain zone, certain standards/regulation design must be applied, and the project as presented 
including the request for Variance or deviation is not in compliance with City Ordinance which do not allow 
for construction below grade in these circumstances. As noted previously in our early.assessment reports 
that in order for staff to support tne project, applicant shall demonstrate conformance with the SDMC 
section §143.0146(c)(6} requirement in regard to deveiopment within a Special Flood Hazard Area and 
having the lowest floor, including basement, elevated at least 2 feet above the base flood elevation. 

City staff recommends the following: 

^ ~%\) Redesign the projectto meet the above requirements - LongKange Planning staff will consider ., 
supporting the project as long as the proposed'Structure utilizes fenestration, balconies, vertical and. 
horizontal offsets, architectural detailing and articulation to break up the building facades and minimize 
bulk and scale. 

V< •'2): 'Appiinant r??\' nnntant Fpma tn reguest abetter of Map Amendment or Map-Revision. For additional 
information/please contact City staff person "Christy Villa1, at 619-533-3455! 
3) Applicant may consider consolidating lots to accommodate his needs.. 

fehouid you choose to continue processing, thisapplication.requires a Process 3 decision by a Hearing 
Officer' Under the present circumstances, staff would recommend denial of your request however; the , ; 
Hearing Officer who will conduct the future hearing on this matter may.approve, conditionally approve o r 
deny the application at a noticed public hearing. The decision of the Hearing Officer may be appealed to 
the Planning Commission. A decision by the Planning Commission is the final decision by the City. Since 
the project lies within the Coastal Commission appealable area, the project may be appealed-to the 
California Coastal Commission. 

Piease don't hesitate to call me if you have any questions. 

Thanks-

Laila Iskandar 
Development Project Manager 
Development Services 
1222 First Ave., 5th Floor, MS 501 
San Diego, CA 92101-4506 
Phone: 619 446-5297; Fax 619 446-5499 
Email: iiskandar@sandiego.gov 
Website: www.sandiego.gov 

mailto:Davidstebbins@cox.net
mailto:iiskandar@sandiego.gov
http://www.sandiego.gov


CWo808 Precise- ^ i cu 

OCEAN BEACH 

I l l u s t r a t i v e or typical density proposal 
25 dwelling uni ts /acre (one uni t for every 1750 sq. f t . l o t area) 

m 
I'; i! i. 

2 units 

~T 

140' 

Probable 
development 

A 2 story bu i l d ing , 
one unit per f loo r , 
1225 maximuin sq. f t . / 
u n i t , • 
or . . . 
2 units on one f l o o r , 
having ,825 sq. f t . 
each. 

25' 

100' 

Probable 
development 

A 2 story unit, 
having 1750 sq. ft.. 
maximum floor area, 
or 
A one story unit 
having a maximuin 
.of ,1250 sq.. f t . 

Sr 

1 un i t 

2 5 ' 

tt'. 

/ F A R ^ .7 
__^Parking - 2 spaces/unit , tandem acceptable but only w/alley access. 

Yards - front - 15 ! 

in te r io r side - 3 ' 
rear - o' except as requi red for auto maneuverability 

Height - 24' with a maximum of 2 s t o r i e s 
Landscaping - 20% of the t o t a l l o t , 60% of the required f ront yard 
Lot coverage - 50% 
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POLICY REVIEW COMMITTEE 

DATE: 12-22-04 

COMMUNITY PLAN: Ocean Beach 

PLANNER: Kempton 

PROJECT NAME: Stebbins residence 

PTS/PROJECT NO.: 51076 

PROJECT TYPE: 

CPA INITIATION 
DEVELOPMENT PROJECT WITH CPA (initiation date 

M DEVELOPMENT PROJECT WITHOUT CPA 
3 POLICY ISSUE 

ASSOCIATED DISCRETIONARY PERMITS:CDP 

DPM: L. Iskandar 

l&l 
PROJECT DESCRIPTION: CDP to demolish an existing one-story duplex and construct a 
new^^J l sq.ft. three-story single dwelling unit on a 2,500 sq. ft. lot located at 5166 W. Point 
Loma Blvd., designated for medium density residential (25 du/ac) in the RM-2-4 zone. 
Coastal Zone appealable, Coastal Height Limit Overlay Zone, Airport Environs Overlay 
Zone, Airport Approach Overlay Zone. 

rJ* fuhU'c i/j'Uu 

v ISSUES :Bulk & scale with neighboring development plus views, lioht & ajr. Tbe northern 
section of W. Point Loma has been largely redeveloped with predominately three-story 
structures but this section of W. Point Loma, south of Voltaire, is an enclave of sixteen one-
story structures that is typical of the "small scale/historic cottages" identified in the OB 
Precise Plan. Scraping one of these duplexes and building a three-story residence would 
adversely affect the above policies, as described below. 

PRCformje/2/04 



0 0 S 1 0 POLICY REVIEW COMMITTEE 

The proposal would adversely affect the following policies in the Ocean Beach Precise Plan: 
"That views available from elevated areas and thnsp adjacent to the beaches and ocean be 
preserved and enhanced wherever possible." Proposal would block views from elevated 
areas as well as those adjacent to the beaches as proposal is on the first public ROW from the 
ocean. Proposal would also adversely affect the following policy: "That yards and coverage 
be adequate to insure provision of light and air to surrounding properties, and that those 
requirements be more stringent where necessary for buildings over two stories in height and 
for lots greater than 40' in width. " Proposal would cast shadows over neighboring 
buildings/residences and impact air circulation. Because there can be no habitable space on 
the first floor in the flood plain the applicant is faced with building a much larger structure 
than the original or not receiving.much benefit, in terms of FAR (from original) by building-:. 
up only two stories, considering tbe 25% parking requirement in the RM-2-4 zone. 
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CWE Response: 

It is our opinion that construction of the proposed retaining walls will not destabilize adjacent property or 

result in settlement of the neighboring structures, No mitigation measures are necessary. 

City Comment: 

6) The geotechnical consultant indicates that construction dewatering may result in settlemenr of adjacent 

property. Provide mitigation measures. Indicate if adverse effects are unavoidable. 

CWE Response: 

As indicated in the geotechnical report, it is our opinion that the dewatering operation might cause some 

minor setdement of improvements on adjacent property. We are not indicating that the dewatering .•o^,^i i^^ 

operation wi// cause setdement. but rather that it wigh/cmse settlement on adjacent properries. If it does /Is fiXT) 

occur, weexpect it will result.in only minor, cosmetic distress that can be easily repaired. In addidon to 

monitoring of improvements on adjacent property both before and after the dewatering operation, we 

recommended that the dewatering operation be performed on a localized basis (as practical) in order to 

minimize possible impacts. Specific recommendations for both monitoring and dewatering operations 

should be provided by the appropriate contractor. 

City Comment: 

7) Address lateral spread and the potential for a flow slide. 

CWE Response: 

Based on the conditions at the site (relatively level terrain and Bay Point Formation materials at generally 

Jess than 15 feet below existing grades), it is our opinion that the potential for lateral spread and a flow slide 

is very low, even though there is a finite (yet undetermined) probability of such an event occurring. 

City Comment: 

8) Explain the significance of the site location for contributing to the low risk potential from tsunamis. 

Provide rationale for conclusions regarding tsunami hazard. 

CWE Response: 

Tsunamis are great sea waves produced bv a submarine earthquake or volcanic eruption. Historically, the 

Snn Diego area has been free of tsunami-related hazards and tsunamis reaching San Diego have generally 
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J A M E S S C O T T FL-EMING 
S T O N E B R O O K S T U D I O . . I N C A R C H J TE:CTU R E A f M D P L A N N I N G 

January IS.2006 

Mr. Stephen Lindsay 
Development Services 
Cicy of San Diego 
f222 First Avenue. San Diego, CA 92101 

Re: Srebbins Residence (PTS#5I076) 

Dear Steve; 

# <CS? / £ r ^ / S Ct-Assztfri 

Per our phone conversation last week, It is my understanding that we will rot be held to the five(5) foot maximum dejMJL • ' ' l / / ^ 
below-flood1line level for the floor of the garage asjndicated ^in the FEMAj;nateria[ I sent to you ; This requfrement ^v ' 
appears not to be appiicabie to our single projectfrequest forthe'basement allowance in the floodplain. Our Garage floor / 
will be approx. 6 .S feet beiow the flood level oi: 9.6. I would like to request a quick response aknowledging this _y 
informatiop so that we can revise our plans accordingly for resubmictal. 

J also understand that.if we decided.to.eliiminati;.the basemenx^gartage; and-provide a surface^parked carport instead, that -• 
even though; this surface would be-below the 9:(ij,that it-would be .^"Fcce^liie^lternativ^.Vs.the'parking 
at existing grade as long as the remaining living area is above che!flood line hsve!. ;;'.••••-

I look forward to your reponse. 

Sincerely; 
V J r - T-
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