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Meeting #625 
 

CAPISTRANO BAY DISTRICT 

AGENDA REPORT 

October 4, 2016 

 

Old Business 

ITEM  9c 
 
 

FEMA Revision to Flood Insurance Rate Maps (seven pages total) 
 

To recap from July, FEMA is proposing an ominous revision to the Flood Insurance Rate Maps 
(FIRM) for our coastal zone.  Their intent is to reclassify the coastal wave runup hazard zones.  
The net result would be that almost all private property in our community will be designated for 
the high-hazard zone. 
 
The impact will be with limitations on development standards and an increase in flood insurance 
costs.  The Dana Point Zoning Code has strict limits on the extent of remodeling that can be 
done on a home that sits in this flood zone, so this is going to strictly curtail home 
improvements and renovations.  Building a new home on concrete caissons will continue to be 
allowed but we’ll see new homes sitting much higher off the sand. 
 
The District is consulting with Dave Skelly, Coastal Engineer, to assist in the interpretations of 
the FEMA process.  Mr. Skelly is providing analysis reports and recommendations for comments 
back to FEMA as the effort progresses. 
 
The changes being proposed by FEMA will impact the entire Beach Road community and the 
platform of reaching the community through Board meetings is inadequate to reach all home-
owners.  The District will continue to monitor the developments by FEMA but individual 
property owners are going to have to make themselves aware of the future impacts to their 
property and ability to afford flood insurance. 
 
The following six pages contain the District’s letter opposing the FEMA effort and some 
information for homeowners to enable them to understand what is going on and how to follow 
along for themselves as FEMA work progresses. 
 
Our consultant indicates that the new revised flood maps won’t be coming out until late 2017 or 
early 2018.  Homeowners are encouraged to seek flood insurance now so it is in place in 2018, 
thus enabling the homeowner to qualify for ‘grandfathering’ of lower rates when everything 
increases due to the increased flood risk that is expected in the near future. 
 
 
 
 
 



2 

 

September 16, 2016 

 
FEMA Region IX 
Attn:  Ed Curtis 
1111 Broadway,  #1200 
Oakland, CA  94607-4052 
 
RE:     Proposed Flood Zone Revisions/Flood Risk Review/FEMA Region IX 
 
 
Dear Mr. Curtis; 
 
The Capistrano Bay Community Services District, locally known as the Beach Road community, 
has been made aware of the flood risk review work currently underway with the Federal 
Emergency Management Agency to revise the Flood Insurance Rate Maps to reflect an 
expansion of the VE Hazard Zone.  The proposed change would result in moving the current VE 
Zone boundary in a landward direction back to the roadway on the landward side of the homes 
along Beach Road. 
 
The net result of this proposed change would place 100% of every residential structure (about 
190 homes) in our community within the VE Zone where residential development standards for 
remodeling and maintenance are extremely limited.  Should the existing FEMA Floodplain line 
move inland, the majority of the subject existing homes would not be able to keep their homes 
safe, remodel, make additions to or even properly maintain their homes as needed. 
 
Currently, approximately half the existing home structures are out of the VE Zone either 
vertically or horizontally, or both.  In some cases, only portions of home structures are within 
the VE Zone boundary either because they are sitting too low in elevation or are located too 
close to the water and thereby overlap the VE Zone boundary line. 
 
The change in the VE Zone boundary that is being proposed would create a monumental 
hardship to the point that many of these homes may simply be abandoned as being unusable 
due to homeowners not able to get building permits for necessary home improvements. Flood 
insurance rates will go up or policies will be flat-out cancelled because fixed-income owners will 
not be able to afford the higher premiums.  The overall effect will be to deflate home values and 
lead to the ultimate demise of the entire Beach Road community - a community which has 
withstood 88 years of ocean wave attack without homes flooding, even those currently in the 
FEMA floodplain.  
 
It’s worth noting that current science indicates that sea level rise may not be noticeable for 
twenty years or longer. Even if you were to factor the SLR to follow the 30-year mortgage cycle, 
for example out to 2050 (that’s 34 years), the rise is predicted to be only about 8 inches. 
 
The data for sea level rise shows a very broad range of scenarios over an 84 year period (to the 
end of the century).  It would be more realistic to ‘adjust’ the VE  Zone boundary in increments 
over the next 84 years to keep pace with the actual change rather than try to make the jump all 
at one time and negatively impact today’s homeowners with a projected scenario that may not 
materialize to the  degree that is being proposed. 
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It is the position of the Capistrano Bay District and the Beach Road community to go on record 
as strongly opposing any changes to the existing Floodplain lines and/or Flood Insurance Rate 
Maps as currently proposed by FEMA. 
 
 
Sincerely, 
 
 
Donal S. Russell,  General Manager 
Capistrano Bay Community Services District 
 
Cc: CBD Board of Directors 
 Dave Skelly, Coastal Engineer 
 Ursula Luna-Reynosa, City of Dana Point 
 Brad Fowler, City of Dana Point  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Item 9c continued . . . .  
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