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April 20, 2021 
 
Mr. Curtis Sawyer 
Napa County, Planning, Building & Environmental Service  
1195 Third Street, Suite 210 
Napa, CA 94559 
(707) 299-1361 
 
 RE: 326 BLACK OAK LANE 
  NAPA, CA 94558 
  FIRE DAMAGE REPLACEMENT  
  APN: 019-392-006 
  P21-00046 VAIRIANCE APPLICATION  
     
This letter is intended to highlight our responses to your comments letter received on April 14, 
2021. Our itemized responses to your comments are as follows: 
 
Planning Division 
 
1. The additional information pertaining to the findings justification section of the variance 

application has been obtained from County of Napa website “PBES MAP” see attached. 
 
Special Circumstances: As discussed before the grade profile of the above listed property is 
considered steep slope.  According to the County of Napa website “PBES MAP”, the average 
slope of the property from the street level to downhill is approximately 51%, see figure-1 attached. 
Building on a steep slope is difficult and costly comparing with building on a flat land.  Building on 
a flat land is generally done with conventional footing, on the other hand building on a slope can 
not be done without concrete piers and retaining walls (special foundation system). This special 
foundation system is much more expensive than conventional footing.  Figure-1 compares our 
property (with a steep slope) to any other flat property in the immediate vicinity of the Berryessa 
Highlands or in the floor of Napa Valley.  As you can see, the flat land available building area for 
one a story home is larger than the subject property with a slope of 51% downhill.   On the 
subject property, if the street level story expanded above the slope, then a basement will be 
created and then the story will need to have additional 3 ft. setback (total 9 ft. setback).  The 
additional 3 ft. setback will impact the value of the land and reduces the buildable area which 
impacts the value of the development. This discussion is not related to an actual second story, 
but a street level story that can be built on a flat land without any constrains of additional setback, 
loss of property and development value.   
 
Figure-2 indicates the site topography of the subject property and adjacent lot at 330 Black Oak 
Lane. As you can see, the subject property grade elevations between the north property line and 
the south property line at Black Oak Lane frontage is approximately 51% slopping downhill. The 
difference in grade elevations between the street level and the north property line is 
approximately 85 ft.  The grade profile of the lot includes a limited flat land at Black Oak Lane 
frontage. The adjacent property slope is approximately 35%.  The property includes a larger flat 
land area at Black Oak Lane frontage.  With that said, a smaller flat land with steeper grades 
place the landlord at a disadvantage.  
 
The building area of both lots is located at the portion of the land at the street frontage (opposite 
side of the slope). Figure-3 indicates the average slope across the building area at the street 
frontage.  As you can see, the average slope across the buildable area of the site at the subject 
property is approximately 28%, and at the adjacent property is 16%.  The available street level 
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building pad for a single-story home with minimum cut & fill is located between contour line 915 
and 905 at the subject property, and contour line 905 and 895 at the adjacent property.   As you 
can see, the available building area pad at the adjacent property is much larger than the one 
available at the subject property.  This limitation places the landlord of the subject property at a 
disadvantage. 
 
Figure-4 indicates the existing condition of the subject lot and the adjacent lot.  Currently, there 
are retaining walls on site on both lots.  The existing retaining walls are identifying the shape and 
size of the available building pad that can be used for a single-story home.  As you can see on 
Figure-4, the subject property current condition has been left with a smaller pad that can be used 
for single-story home.  On the other hand, the adjacent property enjoys a larger flat land area that 
can be used for a single-story home.  See attached photo of the formal home at 330 Black Oak 
Lane.  The smaller single-story home pad area available at the subject property places the 
landlord of the subject property at a disadvantage. 
 
Hardship:  As indicated above, the unique condition of the steep slope, and the limited buildable 
area constrains, on the subject property, comparing to a flat setting lands in the immediate vicinity 
of the Berryessa Highlands, in the floor of Napa Valley, or at the adjacent property, places the 
landlord of the subject property at a disadvantage.  The variance is needed to eliminate the need 
of expanding the home to include a second story. Adding a second story will increase the cost of 
the project and will impact the neighborhood.  
 
Parity:  As indicated above, and on figures 2, 3 & 4, it is evident that the existing steep slope of 
the subject property, the shape and size of the existing retaining walls, and the limited buildable 
area are a special constrains on the development of this property.  The illustration on figures 3 & 
4 clearly shows how the landlord of the subject property is places at a disadvantage. The granting 
of the variance will provide some relief and parity.        
 
 Building Division 
 
1. 3 ft. Setback will be provided for staircase.      
 
Engineering Services  
 
Approved. 
 
Environmental Health 
 
Approved. 
 
Environmental Health 
 
See respond to Building Division above.  
 
Please give us a call if you have any questions or need additional materials.  I can be reached at 
(925) 878-9875. 
 
Sincerely, 
 

Muthana Ibrahim 

Architect, President 
M I Architects, Inc. 
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May 15, 2021 
 
Mr. Curtis Sawyer 
Napa County, Planning, Building & Environmental Service  
1195 Third Street, Suite 210 
Napa, CA 94559 
(707) 299-1361 
 
 RE: 326 BLACK OAK LANE 
  NAPA, CA 94558 
  FIRE DAMAGE REPLACEMENT  
  APN: 019-392-006 
  P21-00046 VAIRIANCE APPLICATION  
     
This letter is intended to highlight our responses to your comments letter dated May 13, 2021. 
Our itemized responses to your comments are as follows: 
 
Planning Division 
 
1. Following on our response letter, dated April 20, 2021, concerning the hardship, please find 

the attached cost analysis, using Unit-In-Place Costs, with Metro Area Multiplier for Napa, 
California, Metropolitan Area.  The cost analysis includes the costs of the unnecessary 
hardship, due to the steep slope occurs on the property.  As discussed, the requested 
variance is 3 ft. wide along 22’-5” of the west wall of the proposed home. Without the 
Variance, this portion of the home, at the street level, must be constructed downhill, outside 
the required setback.  With that said, the construction cost, for rebuilding the home, will 
include the following additional items: 
 
a) A perimeter foundation to be built downhill.  The length of the foundation system required 

is 25’-5”, (22’-5” + 3’-0”). 
b) The foundation system includes 6 concrete piers,18-inch diameter and 20-ft. deep each. 

The piers spaced at 6-ft. maximum.  A 25’-5” long grade beam, 12”-wide and 30“-deep.  
The grade beam will extend along the perimeter foundation.  

c) Approximately 12 ft. high cripple wall, extend between the foundation system and the 
home floor at the street level.  The cripple wall will extend along the perimeter of the 
foundation system. 

 
As you can see the attached construction costs analysis for building downhill will incur 
unnecessary additional cost of ($81,255), other landlords do not burden this additional cost.   
     

 Building Division 
Approved.      
 
Engineering Services  
Approved. 
 
Environmental Health 
Approved. 
 
Fire Department  
Approved.  
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Please give us a call if you have any questions or need additional materials.  I can be reached at 
(925) 878-9875. 
 
Sincerely, 
 

Muthana Ibrahim 

Architect, President 
M I Architects, Inc. 



Cost Analysis for Foundation and  Cripple Wall Below Floor 

"Architect's Square Foot CostBook 2021 Edition"  Design & Costruction Resources (DCR)

Item Division  Unit Cost per Unit

Number of 

Items Total 

Ton SY EA CY LF SF

Piers

Drilling  $500.00 6 $3,000.00

Concrete  2.66 $2,400.00 6 $38,245.20

Concrete Placement‐

Pump

1.31 $205.00 6 $1,609.25

Grade Beam

Concrete 

Reinforcement 

4.78 $2,550.00 1 $12,179.15

Concrete Placement‐

Pump

2.35 $205.00 1 $482.32

Formwork 127.05 $9.90 1 $1,257.80

Cripple Wall 

Below Floor 

Wall Framing 304.92 $2.38 $725.71

Wall Sheathing 304.92 $2.11 $643.38

Sill Anchor 10 $9.48 $96.35

Blocking 25.41 $5.83 $148.14

3 Coat Stucco Finish  33.88 $40.13 $1,359.60

Subtotal Unit‐In‐Place cost $59,746.91

Napa 

Metro 

Area 

Unit ‐In‐Place 

Cost

Metro area 

Miltiplier

136 $59,746.91 $21,508.89

Total $81,255.80
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