Environmental Hazard Policies

C-EH-1 Safety of New Development. Ensure that new development is safe from, and does not
contribute to, geologic or other hazards for a period of at least 50 years 100-y-ears.

C-EH-32 Applicant’s Assumption of Risk. As a condition of coastal permit approval for
development in hazardous areas, require the applicant to record a document exempting the County from
liability for any personal or property damage caused by geologic or other hazards on such properties and
acknowledging that future shoreline protective devices to protect structures authorized by such coastal
permit are prohibited.

C-EH-3 Flood Hazards. Require applicants for development in flood hazard areas to demonstrate that:

1. The development will comply with construction standards contained in Chapter 23.09 (Floodplain
Management);

2. The minimum floor elevation of development incorporates additional freeboard to accommodate
potential sea level rise as provided for by Policy C-EH-8 (Miminum Floor Elevations in Flood

Hazard Areas);

3. The development will not create a hazard or diminish the stability of the area; and

4. For shoreline development, see Policy C-EH-5.B.
Flood hazard areas are defined as: 1) those areas shown on Federal Emergency Management Agency
(FEMA) “Flood Insurance Rate Maps” (FIRM) and “Flood Boundary Water Maps” for Marin Couny

which have been determined to be subject to flooding from a flood which has a one percent chance of
occurrence in any one vear (further designated as Zone A, AO, A1-30, AE, A99, AH, VO, V1-V30, VE,

or V); and 2) those areas potentially inundated by accelerated sea level rise as shown on “Potential Sea
Level Rise Maps” prepared and adopted by the County of Marin.

To minimize risks to life and property, and assure stability and structural integrity of existing structures,
modifications of such structures consistent with this Policy shall be facilitated by application of Coastal

Permit Exemptions, Categorical Exclusions, Coastal Permit Waivers, and Coastal Permits with limited
permit conditions.

C-EH-4 Seismie Geologic Hazards Standards.  Require applicants for development in areas
potentially subject to geologic hazards (which include Alquist-Priolo earthquake hazard zones and areas
subject to landslides, liguefaction, steep slopes averaging greater than 35%, and unstable slopes regardless
of steepness) to evaluate the extent of those hazards and demonstrate that:

1. Reguire The development will comply with te-meet the seismic safety standards of the Alquist
Priolo Act (Calif. Public Resources Code Section 2621. et seq.)_and all applicable seismic
provisions and criteria contained in the most recent version of State and County codes;

2. Development will incorporate contruction and siting technigues to mitigate the geologic hazards
identified above;

3. The development will not create a hazard or diminish the stability of the area; and
4. For blufftop development, see Policy C-EH-5.A.

C-EH-5 New-Shoreline-and Blufftep-Development Blufftop and Shoreline Erosion Hazards

A. Blufftop Erosion Development. Ensure that new blufftop development, including—coastal
redevelopment(see-below)-and-additions—to-existing-structures; is safe from sherehline/bluff retreat

and other coastal hazards without a reliance on shoreline protective devices. Except as provided for
by Policies C-EH-7, C-EH-15, and C-EH-16-anrd-C-EH-19; new blufftop development shall be set
back from the shereline—and bluff edge a sufficient distance to—ensure its stability and structural
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integrity_for a minimum of 100-years 50 years and to eliminate the need for shoreline protective
devices. A coastal hazards analysis shall evaluate the effect of erosion, geologic and other hazards at
the site to ensure Hs-stabilityand structural integrity for a minimum of_100-years 50 years. The
coastal hazards analysis shall include a quantitative slope stability analysis demonstrating a minimum
factor of safety against sliding of 1.5 (static) or 1.2 (pseudostatic, k=0.15 or determined through
analysis by the geotechnical engineer). Safety and stability must be demonstrated for the predicted
position of the shereline/bluff following shereline/bluff recession-over at least 100-years-50 years.
The predicted sherehine/bluff position shall be evaluated considering not only historical shereline-and
bluff retreat data, but also acceleration of shereline-and-bluff retreat due to continued and accelerated
sea level rise, and other climate impacts. according to potential sea level rise estimates prepared and

dogted b)g the Count¥ of Marin for use in coastal hazards anal¥ses bespavadableserenee $heeﬁeet

Shoreline Erosion Bevelopment._ Ensure that new shoreline development (defined as development
located in a VO, Vl -V30, VE or V zone as mapped by the Federal Emergenc;g Management Agenc;g

ensure—stamhtyLand—struemral—mtegﬂty is safe from shorellne erosion for a minimum of 4:9&50 years

W|th0ut the need for new shorellne protectlve deV|ces Fer—eeastal—redewlepment—r-f—there—ls

e ved. Any approval for new
shorellne development shaII be accompanled by condltlons necessary to achieve compliance with this
policy (e.g., appropriate provisions to ensure that all permitted development is relocated and/or
removed before new shoreline protection {ether—than-caissen/pierfoundations—and-elevation-where
aHeowed-for-redevelopment) is needed). A coastal hazards analysis shall evaluate the effect of geologic
and other hazards to ensure stablllty and structural |ntegr|ty for the m|n|mum 4:09 50 year period, and
vices. The coastal
hazards analy5|s shall also evaluate the effect of the project over time on coastal resources (including
rotection of public access, shoreline dynamics, natural landforms, and public views). Where
development consists solely of raising an existing structure to meet the Base Flood Elevation (BFE)
established by FEMA and any additional elevation required by Policy C-EH-8, the scope of the

required coastal permit analysis shall be limited to an evaluation of the stability of the raised structure




C-EH-6 Proper Drainage on Blufftop Parcels. Ensure that surface and subsurface drainage
associated with development of any kind shall not contribute to the erosion of the bluff face or the
stability of the bluff itself.

C-EH-7 New Structures on Bluff Faces. Prohibit structures on bluff faces, except for public access
structures where no feasible alternative means of public access exists. Such structures shall be designed
and constructed to be visually compatible with the surrounding area to the maximum extent feasible and
to minimize effects on erosion of the bluff face.

C-EH-8 Minimum Floor Elevations in Flood Hazard Areas. For new development within Flood

Hazard Areas as defined by Policy C-EH-3, the minimum elevation of construction shall incorporate
additional height to accommodate potential sea level rise as follows:

1. Within flood hazard areas mapped by the Federal Emergency Management Agency (FEMA),

additional freeboard up to a maximum of three feet to accommodate identified sea level rise as
depicted on “Potential Sea Level Rise Maps” prepared and adopted by the County of Marin, shall

be added to the Base Flood Elevation (BFE) when establishing the minimum elevation required
for proposed construction.

2. Within areas that are not within FEMA mapped flood zones but are shown as potentially
inundated by accelerated sea level rise on “Potential Sea Level Rise Maps” prepared and adopted
by the County of Marin, new development shall be constructed such that the lowest finished floor
exceeds the highest natural elevation of the ground surface next to the proposed walls of the
structure prior to construction (i.e., “highest adjacent grade”) by an amount equal to or greater

than the projected sea level rise as depicted on the above referenced maps.

C-EH-9 Maximum Building Heights in Flood Hazard Areas. For new development within Flood
Hazard Areas as defined by Policy C-EH-3, the maximum allowable building height shall be 25 feet

above grade, or 15 feet above the mlnlmum floor elevatlon as requwed by P0|ICV C- EH 8 whlchever is

development consists solely of raising an existing structure to meet the Base Flood EIevatlon (BFE)

established by FEMA and any additional elevation required by Policy C-EH-8, a building height of up to

30 feet above grade may be allowed through the Coastal Permit process subject to conditions of approval
prohibiting future increases in the height, mass, and bulk of the structure.




C-EH-11 Maximum Building Heights Minimum-FleerElevations-in the Flood Velocity Zone

at Seadrift. For new development within the Seadrift Subdivision located in the special flood hazard (V
zone) as mapped by the Federal Emergency Management Agency, measure the maximum allowable
bU|Id|ng height of 15 feet of 15 feet from the minimum floor eIevatlon requwed bv Pollcv C-EH-8. thespeet&l—ﬂeed

C-EH-12 Floor Elevations Requirements for Non-conforming Existing—Buildings in Flood
Hazard Areas Zenes. Within Flood Hazard Areas as defined by Policy C-EH-3, as-mapped-by-the
Federal—Emergency—Management—Ageney, allow existing legal non-conforming buildings that are
encroaching into a required yard setback to be raised consistent with Policy C-EH-8 abeve-the-basefloed
elevation without the need for a variance to setback requirements, as long as the-finished-floer-is-net-mere
than—18—mehes—abeve—the—base—ﬂeed—elevat|en—and—the extent of the encroachment is not expanded.

C-EH-13 Shoreline Protective Devices. Discourage shoreline protective devices in the Coastal
Zone, including encouraging their removal and site restoration where feasible, due to their coastal
resource impacts (including visual impacts, obstruction of public access, interference with natural
shoreline processes and water circulation, and effects on marine habitats and water quality)

Allow the construction, reconstruction, expansion, and/or replacement of a shoreline protective device,
including revetments, breakwaters, groins, seawalls, bluff retention devices, deep piers/caissons, (deep
piers/caissons are not considered to be a shoreline protective device when they are designed and used for
architectural foundations and not for erosion protection or to prevent beach retreat) or other artificial
structures for coastal erosion control and hazards protection, only if each of the following criteria is met:

1. The shoreline protective device is required to serve a coastal-dependent use or to protect a
principal structure, residence, or second residential unit in existence prior to the adoption of the
Local Coastal Program (May 13, 1982) or a public beach in danger from erosion.

2. No other non-structural alternative, such as sand replenishment, beach nourishment, or managed
retreat is feasible, and the device is the least environmentally damaging feasible alternative.

3. It can be shown that a shoreline protective device will successfully eliminate or mitigate its
effects on local shoreline sand supply and that the device will not adversely affect adjacent or
other sections of the shoreline.

4. The shoreline protective device will not be located in wetlands or other significant resource or
habitat area, and will not cause significant adverse impacts to fish or wildlife.

5. There will be no reduction in public access, use, or enjoyment of the natural shoreline
environment, and construction of a shoreline protective device will preserve or provide access to
related public recreational lands or facilities.

6. The shoreline protective device will not restrict navigation, mariculture, or other coastal use and
will not create a hazard in the area in which it is built.

7. For existing shoreline protective devices that are being reconstructed, expanded, and/or replaced,
the coastal permit application shall include a re-assessment of the need for the device, the need
for any repair or maintenance of the device, and the potential for removal based on changed
conditions. The coastal permit application shall at a minimum include an evaluation of: the age
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and condition of the existing principal structure being protected; changed geologic site conditions
including but not limited to changes relative to sea level rise; and impacts to coastal resources,
including but not limited to public access and recreation.

The shoreline protective device shall only be authorized for a specified time period depending on
the nature of the project and other possible changing conditions. Maintenance beyond the
specified time period, modification, or expansion of the approved device shall require approval of

an amendment to the Coastal Permlt uﬂHHhe%mHmen%ee*%#}g—stmetuFe#}at—rs—pFeteeted

Shoreline protective devices shall be required to mitigate impacts to shoreline sand supply, public
access and recreation, and any other relevant coastal resource impacts in 20-year increments,
starting with the building permit completion certification date. Permittees shall apply for a coastal
permit amendment prior to expiration of each 20-year mitigation period, proposing mitigation for
coastal resource impacts associated with retention of the shoreline protective device beyond the
preceding 20-year mitigation period, and such application shall include consideration of
alternative feasible mitigation measures in which the permittee can modify the shoreline
protective device to lessen its impacts on coastal resources.

The shoreline protective device shall be regularly monitored by an engineer or engineering
geologist familiar and experienced with coastal structures and processes. Monitoring reports to
the County and the Coastal Commission shall be required every five years from the date of
coastal permit issuance until coastal permit expiration, which shall evaluate whether or not the
shoreline protective device is still required to protect the existing structure it was designed to
protect.

C-EH-14 Design Standards for the Construction of Shoreline Protective Devices. Ensure
that the design and construction of any shoreline protective device shall:

1.
2.
3.

Be sited, designed, and treated to blend in visually with the natural shoreline;
Respect and integrate into natural landforms to the greatest degree possible;

Include mitigation measures to offset any impacts on fish and wildlife resources caused by the
project;

Minimize and mitigate for the impairment and interference with shoreline sand supply and the
circulation of coastal waters;

Address the geologic hazards presented by construction in or near Alquist-Priolo earthquake
hazard zones;

Protect, and enhance where feasible, public recreational access as much as possible, including by
minimizing the displacement of beach; and

If necessary, be combined with efforts to control erosion from surface and groundwater flows.



C-EH-15 Miner-Accessory Structures in Hazardous Areas. Minor-aceessery-structures—which

folowing—eriteria—In areas subject to shoreline and/or blufftop erosion per Policy C-EH-5, accessory
structures, including patios and gazebos, may be allowed provided they meet all of the following criteria :

1. Such accessory structures shall only be allowed if consistent with all other applicable LCP
policies.

2. Such accessory structures shall be sited and designed to be easily relocatable and/or removable
without significant damage to shoreline and/or bluff areas, and shall be sited no closer than 5 feet
from the blufftop edge.

3. Such accessory structures shall be relocated and/or removed and affected areas restored to natural
conditions when threatened by erosion, geologic instability, or other coastal hazards, including as
determined by Marin County.

4. No shoreline protective device will be allowed for the purpose of protecting such accessory
structure(s).

C-EH-16 Shoreline Public Access Facilities in Hazardous Areas. Shoreline and bluff area public
access facilities, including walkways, overlooks, stairways and/or ramps, may be allowed within the
shoreline/blufftop setback established by C-EH-5 provided they meet all of the following criteria:

1. Such public access facilities shall only be allowed if consistent with all other applicable LCP
policies.

2. Such public access facilities shall be sited and designed to be easily relocatable and/or removable
without significant damage to shoreline and/or bluff areas.

3. Such public access facilities shall only be allowed when they will not cause, expand, or accelerate
instability of a bluff.

C-EH-17 Creation of New Parcels of Land that Would Require Protection Against Coastal
Erosion and Other Hazards. Prohibit the division of land near the shoreline, including along the
shoreline and bluffs, and including abutting the ocean, bays, lagoons, or other coastal water bodies, unless
the new or reconfigured parcels can be developed safe from geologic and other hazards for a minimum of
100 50 years, and unless shoreline protective devices are prohibited to protect development on the
resultant parcels.

C-EH-18 Re-Establishment of Dunes in Conjunction with Shoreline Protective Devices. To
minimize visual and shoreline sand supply impacts, require that any permit granted to construct a
shoreline protective device shall include the re-establishment of the former dune contour and appearance,
where feasible.

C-EH-19 Maintenance Needs for the Shoreline Protective Device at Seadrift. Refer inquiries
regarding permit requirements for maintenance of the rock revetment as permitted by Coastal
Commission permit #A-1-MAR-87-235-A issued August 31, 1994 to the Coastal Commission. (For more
information, see the Seadrift settlement agreement in Appendix 9.)



C-EH-20 Advance Planning for Emergency Shoreline Protection Needs. Encourage property
owners subject to ocean-front erosion hazards to develop responses to such hazards prior to emergency
conditions. Where contiguous properties are subject to generally similar erosion hazards, joint program
development should occur.

C-EH-21 Emergency Shoreline Protective Devices in County Coastal Permit Jurisdiction.
Upon receipt of a request for an emergency shoreline protective device within the County’s coastal permit
jurisdiction, notify the Coastal Commission. Approve emergency shoreline protective devices on a
temporary basis only and require removal of the structure unless a regular coastal permit is approved for
retention of the structure. A complete coastal permit application must be submitted within 60 days
following construction of the shoreline protective device. If dunes are present on the project site, require
that re-establishment of the former dune contour and appearance shall occur within 60 days following
construction of a shoreline protective device.

C-EH-22 Sea Level Rise and Marin’s Coast. The County shall consider tFhe best available and
most recent scientific information with respect to the effects of long-range sea level rise when

establishing sea level rise maps, scenarios, and assumptions for use in_shal-be—considered—in—the
preparation-of-findings-and-recommendationsforall-geologic, geotechnical, hydrologic and engineering

investigations, including the coastal hazards analysis identified in C-EH-5. Support scientific studies that
increase and refine the body of knowledge regarding potential sea level rise in Marin, and possible
responses to it.

Program C-EH-22.a Research and Respond to the Impacts of Sea Level Rise on Marin
County’s Coastal Zone Shoreline.

1. Building upon the C-SMART Vulnerability Assessment, cSontinue to gather information on
the effects of sea level rise on Marin County’s Coastal Zone shoreline, including identifying
the most vulnerable areas, structures, facilities, and resources; specifically areas with priority
uses such as public access and recreation resources, including the California Coastal Trail,
Highway 1, significant ESHA such as wetlands or wetland restoration areas, open space areas
where future wetland migration would be possible, and existing and planned sites for critical
infrastructure.

Updates to the Any vulnerability assessment shall use best available science and multiple
scenarios including best available scientific estimates of expected sea level rise, such as by
the Ocean Protection Council [e.g. 2011 OPC Guidance on Sea Level Rise], Nation Research
Council, Intergovernmental Panel on Climate Change, and the West Coast Governors
Association.

2. Update potential Sea Level Rise Maps (referenced in Policy C-EH-8). Madify the current

and future hazard areas on a five to ten year basis or as necessary to allow for the

incorporation of new sea level rise science, monitoring results, and information on coastal
conditions.

3. R rch th ntial for rel ion of existing or plann velopmen fer
locations. Explore the feasibility of a managed retreat program, which may involve
protecting vacant land through zoning or conservation easements and/or removing
development from areas vulnerable to sea level rise and restoring those areas to a natural state
for open space or recreation. Identify potential mechanisms and incentives for

implementation, which may include:
a. Acquire vacant vulnerable properties.

b. Acquire developed vulnerable properties before damage occurs.




c. Acquire developed vulnerable properties only after significant
destruction by storms or high tides.

d. Explore the feasibility of a public parkland exchange programs
that encourage landowners to move out of hazardous areas.

e. ldentify and make available (eqg. through rezoning) land outside
the hazard areas to allow owners of vulnerable properties to

relocate nearby.

f.  Explore Transferable Development Credit programs.

g. Explore possibility of amortization of homes in coastal hazard
areas.

Work with entities that plan or operate infrastructure, such as Caltrans and PG&E, to plan for
potential realignment of public infrastructure impacted by sea level rise, with emphasis on

critical accessways including affected seaments of Shoreline Highway and Sir Francis Drake
Boulevard.

rt_effor monitor level rise im natural r r nd ESHA
including Bolinas Lagoon, Tomales Bay, Esteros San Antonio and Americano and other
wetland areas; and Lagunitas, Walker, Estero Americano, Dillon, Stemple and other creeks;
rocky intertidal areas, beaches and other habitat types vulnerable to sea level rise. Collaborate
with Greater Farallones National Marine Sanctuary (GENMS), Tomales Bay Watershed

Council and other local, regional, state and federal entities to establish monitoring methods
and track the effects of sea level rise.

Promote green infrastructure pilot projects (horizontal levees, dune restoration, etc.) with

environmental benefits that may help protect assets from sea level rise and increased storm
surges. Study and monitor such projects overtime and share lessons learned with other

Update standards for ESHA buffers and setbacks to account for sea level rise, based on
the best available science and considering the effects of shoreline development on landward

migration of wetlands.




Program C-EH-22 b Study—Penodlcallv Ubdate Retreat Analxs: IFhe—Geumy—shaH—seek

aeee&nt—aeeelerated—sea—level—nse AnaI¥S|s of increased erosmn Qotentlal and shoreline retreat

due to sea level rise is included in the Marin Ocean Coast Vulnerability Assessment. The coastal

erosion hazard maps present the results of models that predict the geomorphic evolution of cliffs,
beaches, marshes, Easkoot Creek flooding and FEMA flood hazards. Update the shoreline retreat

analysis every 5 to 10 years or as needed.

C-EH-23 New Development and Fire Safety. Coastal Permit applications shall demonstrate that
the development meets all applicable fire safety standards. Site and design new development to minimize
required initial and future fuel modification and brush clearance in general, and to avoid such activities
within ESHA and ESHA buffers on site and on neighboring property, including parkland.

C-EH-24 Permit Exemption for Replacement of Structures Destroyed by Disaster. Exempt
from the requirement for a coastal permit the replacement of any structure, other than a public works
facility, destroyed by a disaster, if the replacement structure:

1. Conforms to applicable existing zoning requirements;
2. Is for the same use as the destroyed structure;

3. Does not exceed the floor area of the destroyed structure by more than 10 percent or 500 square
feet, whichever is less, or the height or bulk of the destroyed structure by more than 10 percent
(the applicant must provide proof of pre-existing height and bulk); and

4. s sited in the same location on the affected property as the destroyed structure.

C-EH-25 Existing Development and Fire Safety. Removal of major vegetation around existing
development for fire safety purposes shall erly be allowed with a coastal permit waiver upon a finding
that fuel modification and brush clearance techniques are required in accordance with applicable fire
safety regulations and are being carried out in a manner which reduces impacts to the maximum feasible
extent. In addition to the foregoing requirements, removal of majorvegetation-that-constitutes ESHA, or
is-ian-ESHA; or is in an ESHA buffer, shall only be allowed for fire safety purposes if there are no other
feasible alternatives for achieving compliance with required fire safety regulations and all ESHA and

related impacts are mitigated as-near-as-possible-to-the-impact-area-and in a manner that leads to no net

loss of ESHA resource value.



