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floodplain since 1980, and current amendments do not eliminate that prohibition. See
Attachment 14.

FEMA VE Floodplain Base Flood Elevation

The re-submitted plans continue to show a minimum Base Flood Elevation (BFE)
of 18°2” (p.6) which is incorrect and does not comply with Marin County Code Title
23.09 requirements. Moreover, applicant asserts that the lowest structural member will
be placed at 19°1” which is in violation of FEMA and County guidelines as this is the
current Base Flood Elevation for a property located within the Special Flood Hazard
Zone VE as mapped by FEMA on their current Flood Insurance Rate Map (as of
8/15/2017). The lowest floor must be elevated at least one foot above the Base Flood
Elevation per California Residential Code § R322.2.1(1) or the design flood elevation,
whichever is higher. Applicant does not address the design flood elevation. Per
California Residential Code § R322.2.1(2), in areas of shallow flooding (AO Zones),
buildings and structures shall have the lowest floor (including basement) elevated to a
height above the highest adjacent grade of not less than the depth number specified in
feet on the FIRM plus 1 foot, or not less than 3 feet if a depth number is not specified.
Moreover, current Marin County policy is to require the lowest floor to be three feet
above the base flood elevation.

California Coastal Act

The new plans continue to violate California Coastal Act Section 30253 for new
development: (a) Minimize risks to life and property in areas of high geologic, flood, and
fire hazard and (b) Assure stability and structure integrity, and neither create nor
contribute significantly to erosion, geologic instability, or destruction of the site or
surrounding area or in any way require the construction of protective devices that would
substantially alter nature landforms along bluffs and cliffs. (See Attachments 1-5, and

14.)

Not only is the property located in a FEMA flood zone, but there is also
documented history of prior flooding at this location. Moreover, the initial Geotechnical
feasibility study by Murray Engineers Inc. on January 14, 2021, submitted by the
applicant, raises the following significant geotechnical constraints which would remain at
a level of moderate to high risk even with mitigation measures taken during construction:

1. Strong to Very Violent Ground Shaking During an Earthquake — moderate to
high risk; despite this finding by applicant’s own retained expert, Kinsey’s cover
letter dismisses the risk altogether.

2. Liquefaction-Induced Settlement and Lateral Spreading — moderate to high risk;
Kinsey’s cover letter acknowledges this risk and the Murray Engineers
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recommendation for rammed piers which are in violation of the LCP and the
Coastal Act.

3. Tsunamis and Seiches — high inherent risk; applicant does not address this risk
despite his expert’s study.

4. Waves, Flooding, Beach Erosion, & Sea Level Rise — long term potential for
waves and flooding to impact the proposed residence and for erosion of the site
to occur. Murray Engineers defers to others on this issue, however these issues
are discussed separately below as the R.M. Noble & Associates May 13, 2021
letter fails to address the geotechnical findings or issues.

Sea Level Rise Hazards

The Murray Engineers Inc. initial study has not been peer reviewed and in any
event, recommends that a full geotechnical investigation be conducted before the County
considers the permit application.

The applicant has failed to provide an adequate hazard assessment for the project
site including analysis of risks from coastal sea level rise and flooding from Easkoot
Creek. As discussed above, even the applicant’s own study by Murray Engineering Inc.
acknowledges the high risk of these events and that a full geotechnical investigation is
needed to analyze changes to the groundwater level, inundation, flooding, wave run-up,
and erosion risks from both the Easkoot Creek side and the ocean side. The updated May
13,2021 letter from R.M. Noble & Associates merely relies on the 2014 O’Connor study
for the conclusion there is no potential flooding from the Eastkoot Creek side of the
property with no reference to the Murray initial geotechnical study. The Coastal
Commission has already commented that the flood maps / profiles provided by the
applicant were not adequate and a full geotechnical investigation was required. The
application references the 2018 Sea Level rise analysis and acknowledged the increase
risk of storm wave runup, but then concluding there is no flood risk until 2050 without
sufficient evidence to support this conclusion.

The risk to Stinson Beach is so significant that the County recently evaluated sea
rise levels, severe risk of flooding and erosion. The purpose of the study was to create a
nature-based defense plan specific to Stinson Beach. A more recent 2019 study from the
U.S. Geological Survey, relied upon by the County, finds that the predicted damage from
sea level rise in California friples once tides, storms and erosion are taken into account.
[Marin Sea Level Rise - County of Marin (marincounty.org)]

For Stinson Beach lots like 21 Calle del Onda, which are along the seashore and
along the Eastkoot river, the flood risk is further multiplied. The applicant and his
technical experts do not address the 2019 U.S. Geological Survey. Stinson Beach has




















































































































































































