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INTRODUCTION

The origins of the Black Point Community Plan date back to

1973 when the Marin County Board of Supervisors adopted the
Marin Counﬁywidé Plan. Because the Countywiﬁe Plan was in-
tended as a broad policyﬁdocument to guide the future orderly
growth and devélopment of the County, the small grain but none-
theless highly important issues of the many relaéivaly small
unincorporated areas were deferred pending the development of
more detailed community plans. It. was intended that such commu-
nity plans be formulated with the greatest possible degree of
local citizen participation.

Subsequent to the adoption of the Countywide Plan, professional
gtaff from the Marin County Planning Department was assigned

to work with a volunteer citizens’group in the Black Point area.
Due to variocus circumstances an& constraints, the professional
'assistance to be rendered was sporadic, but although the County
was not always able to professionally service the community, a
small number of the citizens’advisory group continued in their
efforts to produce a plan document. In 1977, a new planner

was given the Black Point Community Plan assignment and work

onin the document once again proéressed. In the Fall of 1977,

a draft %ersion was pubiished, circulated and set for public
hearing before the Marin County Planning Commission. At the.
conclusion of the first public hearing, it became evident that
the draft document was less than complete. Moreover, the first

public hearing revealed that several disparate local attitudes




prevailed regarding the ultimate development of the Black

Point Planning Area, particularly the component located
northerly of State Highway 37.

In order_tobroédenthe scope of the Plan andwto better
reflect the concerns of all groups, a major re-write of the
draft Plan was undertaken, ultimately culminating in this .
second draft version.

Heavily re-written and expanded, the second draft of
the Plan was subject tc exXtremely controversial hearings
before the Marin County Planning Commission and by the
Board of Supervisors. TFurther revisions to many of the
poclicies contained within this Plan were required as a
result of the public hearing process. As finally adopted
by the Marin County Board of Supervisors on December 17,
1978, the Black Point Community Plan has become a detailed
extension of‘the Marin Countywide Plan and will serve as

an official policy guide for Marin County.
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A BRIEF OVERVIEW

Black Point is a special community and its residents, by
means of this community plan, seek to preserve its major assets
and strengthen'ifs distinguishing‘ch;racteristics, while at
the same time providing reasonable standards for new development,

Black Point is special because of its location, its setting,

and the way in which it has developed. :

LOCATION
1t parallels the Petaluma River - as such it is one of a
very few front communities in Marin with the opportunity to re-
late to river activities and their special amenities. Further,

it is. bounded on the west by the f£lat uninhabited Bay Piains.

It ig approached primarily by Highway 37 which bisects the
community and the Bay Plain itself. From Sonoma on the east,
it is the important visual entrance to Marin, offering a major
densely vegetated hill form rising up prominently from the flat-

lands around it.

DEVELOPMENT PATTERN

Although located in the Novato Planning Area, the fastest
grpwing area of Mérin, Black Point is separated from the Novato
developed area by the Flood Plains, and has historicaliy re-
tained a rural sense of place, with an absence of urban services
and amenities,
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that

live

- Because of the desire to strengthen these gqualities -

are the reasons people select Black Point as a place to

- the following main objectives are advanced by this plan.

1.

(v}

Maintain Black Point as an identifiable rural resi-
dential community.

Maintain Black Point as an independent and unincor-
porated village.

Preserve the natural attriﬁutes and features which
are located within and which surround the Black Point
community.

Seek minimal improvements within the Black Point arda
which would further enhance the quality of life and
gafety within the community.

Seek orderly and managed growth of the Black Point
community as well as the surrounding incorporated and
unincorporated areas which tend to influence the

character of Black Point,.

The plan seeks to achieve these objectives by carrying

out a series of action programs intended as policy guides for

decisikon makers. The above policies are the foundation of the

policy and action recommendations contained within this plan.
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HISTORY OF BLACK POINT




HISTORY OF BLACK POINT

Black Point is that part of the Rancho de Novato located along
the Petaluma River at its entrancé to the San Pablo Bay. It is
an area of low lying tree covered hills and marshlands. The
area has a long history extending back to 1839 when Governor
Alvarado granted the 8,877 acre Novato Rancho to Fernando Feliz.
Since that time the story of Black Point follows the growth of

Marin County when California became a state in 1850.

-

The Novato Rancho had many owners through the years until in
1892 when fthe land was morigaged. The west half was taken over
by the San Francisco Savings Union, and the east half, which is
the Black Point area, went to Charles Chase of New York. The
Chase interassts were taken over by the Home and Farm Company
which auctioned off 5 and 10 acre parcels and town ldts. This
land split led to the subdivision of the area and initiated the
trend which was-to lead to the rural community which exists

today.

The settling of Black Point occurred a short period after a man
named Day settled on what is now called Day Island in 1850.
Settlers from this area moved to Black Point, and for more than
a hundred years, Black Point has been known as an area for fish-

ing and hunting. Throughout the years, much of its activity has

revolved around this recreational feature along with boating.

In 1850 Black Point was regarded as an important shipping point

for livestock, lumber, and cordwood. Associated with Black




Point history has been ship building in the 1880's. 0Qak trees

were removed from the hills and used for this purpose. This is

perhaps why the giant oak no longer exists in the area.

In conjunction wi&h the building of Donahues landing on the Péta-
luma River during the period 1879 until 1884, the Northwestern
Railroad and materials operated from the Black Point area. Even-
tually, the trains crossed the Petaluma River and continued on
into Soncma County to Glen Ellen. The means of access to Black
Point were essentially by either train or ferries until the County
acquired a road right' of way in. 1884 which more than likely is
the route along what is now Atherton Avenue. A few residents
still live in BLack Point who can remember crossing from San
Francisco by ferry to Sausalito and then coming to Black Point

by horse and buggy during the early 1900's, passing through

Novato, and coming across the old County road.

The main post office was located in the Black Point area from

1365 until 1891 when it was moved to Novato.

At the turn of the century, Black Point was an area bordered by
some large ranches which occupied reclaimed bay flood plains but
was undergoing subdivision into smaller ranching and farming

parcels and town lots.

The subdivision into small lots brought the name of Grandview to
Black Point which is the area now referred to as the '"old" Black
Point area. This subdivision brought city dwellers from San

Francisco into the area, and small weekend and summer cottages



began to appear along with some smaller structures used as

"hunting"” refuges. Black Point at thi§ time was then access-
ible by railroad and having a_station, but was nc longer the
railroad center associated with the devélopment of Donahue's
landing. Ferries bringing building materials continued to stop
at Black Point along the canal at Norfon AQenue, and Black Point
was also accessible by road or rail by those crossing from San

Francisco to Sausalito.

There were few permanent residents iﬁ the Black Point area out-
side of those operating the small ranches or those involved

with business in the area until the World War II period began.
However, a school house was located in Black Point on School
Lane at the turn ¢f the century and operated until 1947 when

the district unified with Novato. Up to this time, Black Point
was oriented around weekend summer residents and associated
pleasure boating along the PetaluﬁaﬂRiver, and other recreational
activities such as hunting and fishing, and for its restful

country atmosphere.

The existing residences began to be available for rentals during
World War II possibly because of the wartime housging shortage
and Black Point approximation to Mare Island. This period of

time seems To have ushered in the phase gf permanent residents.

The small homes have been added to and enlarged in many cases
to accommodate families. Many who spent theilr summers and
weekends here as children now find Black Point their home for

retirement years,



In general, it can be stated that Black Point attracts people

because it has remained essentially an undeveloped, semi-rural
area offering relief from the tract-{ype enviroument. Black
Point is eﬁjoyed for its views, its natural végetation of shrub
and tree covered hills, and as an enjoyable, restful place to

reside.
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LOCATION

The unincorporated community of Black Point is located approxi-
matély 35 miles north of San Francisco and is sifuated on the
easterly extreme of Marin County and abuts the Petaluma River.
Principal access to Black Point is via Stafe Highway 37 which
separates the two major land areas which comprise the community.
To the'south of Highway 37 lies Oid Black Point, the originally
subdivided area. To the north of Highway 37 lies new Black
Point, an area largely undeveloped until recent years.‘ The two
components create a striking contrast. In the southerly compo-
nent, most homes are of a wvintage nature,mény having been built
several decades ago as summer homes. In fthe northerly component,
the majority of the homes are of recent construction and are con-
temporary in design. The degree of contrast between the two ’
components is further infensified by the roadway patterns. To
the south, roads and streets are extremely narrow and cireuitfous.
North of Highway 37, however, the roads are generally straighter
and wider, having been designed and built to prevailing County
road improvement standards., The Community Survey conducted in
conjunction with this Plan revealed that 35% of the residents
north of Highway 37 had been residents of the area for five years
of less. To the south, the same survey indicated that 25% of

the residents had lived there for five years or less. In both
components, students comprised but 1% of the population? 16% of
the north Black Point residents were retired)compared against

32% in south Black Point. Detailed demographic information can
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be found within the Appendix section of this Plan.

NATURE OF THE GEOLOGIC SETTING

The gross geologic characteristics of the Black Point arsa are
as sharply contrasting as is the appearance of the dark green

hills rising abruptly from the flat gray-brown plain.

The hills are composed of ancient conglomerate, a strong, stable
rock type made up of well-cemented sand and gravel deposited some

140 million years ago.

In contrast, the adjacent flat lands are underlain by weak allu-
vial deposits of soft, unconsolidated, water-saturated clay, silt,
and vegetative remains (peaty material) accumulated as marsh-
lands in San Francisco Bay within about the last ten thousand
years. Although the surface of this plain 1s mostly below sea
‘level (as much as minus 3 feet in places), it has acquired a
moderately firm crust as a result of drying of the top few feet
after the Bay waters were excluded by dikesrconétructed in the
early 1900's. Samples taken from bore holes, however, indicate
that the Bay mud beneath this surface crust is still soft, plastic,
highly compressible material. Peat and peaty debris is widely
but irregularly distributed throughout the mud, and a large

thick lens of peat lies just under the surface crust a short

distance south of the hills.

The soft Bay mud (beneath the surface crust) thickens rapidly
away from the base of the hills, reaching a thickness greater

than 100 feet a little more than half a mile south of the hills.

6




This soft mud rests on similar sediments that are much older,

thus more compact and firm,

Prior to being enclosed by dikes, this flat land was part of
the flood plain of Novato Creek and other adjacent natural

drainage systems.

The conglomerate bedrock of the uplands is quite strong and

stable, capable of standing firm in very steep cuts.

Weathering of the conglomerate has yielded a thin gravelly soil
that is also quite stable, being well drained and not subject

to landsliding even on steep slopés. The soil supports a rather
dense oak forest that effectively protects it from seriqus ero-

sion.

However, on the characteristic steep slopes of these hills, the
soil is potentially subject to rapid erosion when stripped of
vaegetation, and scars produced by erosion to bedrock can be ex-

pected to remain visible for many years or decades.

The Bay mud underlying the plains is much more sensitive to
external influences than the compacted old rocks of the hills.
Not only is the soft Bay mud highly compressible, but it will
flow laterally under the influence of localized pressures such
as local thick fills placed on it too rapidly. All f£ills placed-
on this material will subside, the amount of subsidence depend-
ing on the weight of fill and the compressibility of the under-
lying mud. The subsidence of large development fills on thick

Bay mud such as that near Black Point normally amounts to several

7



feet over a few decades. Since the compressibility of the Bay
mud is variable from place to place, and can only be broadly
extrapolated from sparse samples obtained from widely spaced
bore holes, subsidence under large areas of fill can always be

expected to be differential--more in some places than in others.

Peat is by far the most compressible of the components making up
the soft Bay mud. Its presence unknown or unaccounted for is
likely to result in differentiasl subsidence and disruption of
large structures built on it. Its known presence can be expected
to significantly increase the cost of site preparation, engineer-

ing and construction of such structures.

SEISMIC ASPECTS

The Black Point area lies some 18 miles east of the San Anq;eas
Fault and within abpgt 4 miles to the west of the Hayward Fault.
Both are active faults that have been sources of great earth-
quakes during the 150 years or so of our historical records, and
beyond that both exhibit abundant evidence of great displace-
ments for many millions of years. Thus great earthquakes should
be expected from them in the future, and our inability to predict
just when should not prevent us from anticipating them in plan-

ning and construction,

An unknown factor in this area is the presence of the Burdell
Mountain Fault. It passes southeasterly through or beneath the
marshlands a half mile or so west of the Black Point hills, its
trace here being concealed by the young Bay mud. We have no

definite evidence whether or not this fault is potentially active,




but to the northwest it is a prominent feature that exhibits

topographic evidence suggesting displacement in relatively re-
cent geologic time. 1In any casé, from the standpoint of simple
statistical probability, damaging earthquakes in this area dre
likely to be derived from-sudden large displacements on the

San Andreas or Hayward Faults. Both pass sufficiently close
that great earthquakes generated on either of them within the
North Bay Region should be expected to have severe seismic

gffects in the Black Point area.

Given relatively good building codes such as we have, earthquake
damage to structuregis influenced more by the nature of the

earth materials under the structures than by proximity to the
fault. In general, hard, well cemented rock such as the conglo-
merate of the Black Point hills responds to earthquake influences
with fast, high frequency, low amplitude vibrations that might

be considered to manifest themselves at the surface as a sort

of rippling motion., Well built wood frame structures in such a
setting are not likely to be disrupted or to collabse by shaking

from an earthquake.

In contrast, unconsolidated alluvial deposits such as those of
the Bay marshlands can only respond with relatively slow, low
frequency, high amplitude vibrations that yield lurching ground
motions. Amplitudes of waves in such loose, water saturated
material might be as much as 10 times greater than those in
solid rock. Thus, structures located on the soft deposits will

be subjgcted to much more potentially disruptive shaking than



those on rock. Subsidence (settlement) resulting from compac-
tion of soft Bay mud under loads of man-made fill should be
expected to be accelerated by strong shaking motions, and
differential subsidence to be accentuated. Sewer and water
pipes.in such ground are particularly susceptible to rupture

during great earthquakes.

WILDLIFE

The wildlife of Black Point divides itself into two zones: Up-
lands and Flood Plains. The flood plains are further separated
into two areas; i.e., those c¢reated by the Petaluma River, a navi-

gable watercourse, and the flood plains of Novato Creek.

The Petaluma River and surrounding marshlands have historically
abounded with birds, fish and game. The birdlife is gradually
diminishing due to encroachment upon their natural breeding
grounds. Contamination of the Petaluma Ri%er combined with
dredging has substantially diminished fishing opportunities in
the area. Moreover, water gontaminants have almost eliminated

the sticklebacks and snails which sustained birdlife.

Mink, one of the small animals which used to be plentiful in
the area, are no longer seen and eveﬁ the common raccoon are
appearing with less frequency than in the past. The uplands
historically were the home for both small and large game ani-
mals. Urbanization has, however, frequently reduced range
areas and eliminated access trails. As further development
odcurs, a further degradation of the area’'s wildlife can be

expected.
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An inventory of the types of birds, animals, reptiles and fish
found within the Black Point Planning Area is provided in the

Appendix of this Plan.

THE SOCIAL SETTING OF BLACK POINT

While census information is available for the Black Point Plan-
ning Area, the conduct of a community survey which polled both
residents and non-residents property owners has provided an

s

excellent profile for the area.

Highlights of that survey are as follows:

1. The rufal atmosphere of Black Point was the major reason
for purchasing property in Black Point.

2. 8Sixty four percent (64%) of the families polled have re-
sided. in Black Point more than six (6) years.

3. 8ixty three percent (63%) of all families polled had a
total income of $20,000.00 or less, while 37% of all families
had a comﬁined annual income exceeding $20,000,00.

4, A majority of all employed residents work in Marin County
(52%).

5. The maintenance of poulﬁry and livestock is common to the
area with poultry outnumbering dogs (189 versus 148) with
a high incidence of horses (42) and cattle (28).

8. Most household shopping occurs in Novato (63%).

7. The majority of residents and absentee property owners (38%)
have expressed a preference for single family residential
development.

8. .Eighty one percent (81%) of all polled expressed a prefer-

ence for maintaining the rural character of the area.
11
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13.

Sixty four percent (64%) of all polled expressed preference

for maintaining the Bay plain in agricultural uses, but

10% of thoge polled expressed a preference for residential
uses and 7% expressed a preference for commercial/industrial
development.

The most preferread community ;mprovement for presént resi- )
dents (66%) is open space area preservation; the lowest
priority (14%) is the establishment of a community house.
Ninety one percent (91%) of all residents and property
owners expressed opposition to the concept of annexation

to the City of Novato,

Almost a quarter (23%) of the total number of household
heads are retired.

Pre-school and school age children represent 19% of the
total population of the Planning Area compared with a

factor of 33% for residents 51 years of age or older.

The complete contents of the Community Survey together with an

extract of the Novato Special Census conducted in 1274 which

covered the Black Point area can be found within the Appendix

to this Plan.

CURRENT LAND USE

1.

Agricultural ~ Approximately 80% of the Black Point Planning

Area is zoned for limited agricultural and residential uses

in two identifiable areas - the rolling hillsides extending

upwards and easterly of Atherton Avenue and the flatland

*Bay plains located westerly of Atherton Avenue. The former
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area has been experiencing substantial residential develop-
ment, and agricultural uses are therefore generally limited
to the maintenance of livestock (horses) and small garden
plots. The Bay plain is used for hay crops and grazing for
small herds of livestock. Except for a private stable, no
commercial operations exist except for a few dog kennels
within the limits allowed under the agricultural land use
regulations.

Residential - At the present time, there are approximately

297 single family dweliing units located iwthin the Planning
Area. Of this total, 200 units are located in the northerly
component of the Planning Area, i.e., north of State Highway 37,
while the balance are located in the more traditional Black
Point area south of Highway 37. A more detailed description
of these two area will be found in_subsequeht sections of
this Plan.

Commercial - The total commercial development in the area

consists of a "Mom and Pop" type grocery store. The community
survey conducted prior to the development of this Plan indi-
cated that residents of the area had little interest in
further commercial development.

Industrial - There are two light industrial businesses oper-

ating in Black Point. They are located adjacent to the
Southern Pacific railroad and have an off loading siding.
They occupy approximately five of the available ten acres,

so further expansion is limited.

13 '




Recreational - There are only two recreational facilities

in Black Poinf. One is a privately owned stable; the other .
is a public boat ramp located on the Petaluma River. This
single dock facility is scheduled for expansion to twe docks
in the near future. There are no equestrian trails at the
present time, so riding is limited to private laads and
public roads.

Open Space - Until recently, there have been no publicly

owned open space areas per se within ?he Black Point Planning
Area, except fof the Petaluma River which forms the easterly
limits of the Planning Area, several small parcels used by
the Novato Fire Protection District are used for a fire
training station, and a site along the Petaluma River
maiqtained by the County of Marin as a public boat ramp.
Future and planned public opeﬁ sSpace areas will be discussed

in a subsequent section of this Plan.
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1. NORTH BLACK POINT:

As noted earlier, the area north of State Highway 37 con-
sists of two definable geographical areas. 7To the east éf Atherton
Avenue, the area consists Af upland*ridgé'lands,,descending’down—
ward to the Petaluma River. To the west of Atherton Avenue,
the land area is generally defined as a Bay plain subject to
occasional inundation except for its northerly component which-
presents similar topographical features as those easterly of
Atherton Avenue. The total land area within the entire norther-

ly component of the Planning Area comprises some 907 acres.

Soils types and conditions within the area are describhed
as follows: Within the Bay plain area the soils are generally
Bay mud. Soil conditions east of Atherton Avenue and “H! Lane
consist of Novatce conglomeratse. Between "H" Lane and Atherton,
the soils are more mixed and contain areas of volcanic rock,
sedimentary rock of the Franciscan formation, and small amounts

of clayey, sandy silts.

Domestic water supply to this eantire area is provided by
the North Marin County Water District; sanitation disposal is
provided through the use of on-gite (septic tank) waste disposal

systems.

In 1973, the Marin County Board of Supervisors adopted
the Marin Countywide Plan. - The Land Use element of that document

placed the area east of Atherton 4dvenue within the Ridge and

15



Upland Greenbelt designation, while the lands west of Atherton

Avenue were generally designated as a Conservation Safety Zone,
re;ognizing the Bay plain copditions. Subsequent to the adoptipn
of the Countywide Plan, the Marin County Planning Department coﬁ-
menced compliance rezoning measures as required by State law.

The general zoning category applied to areas designated Ridge

and Upland Greenbelt provided for a residential density of one
(1) dwelling unit per ten CIO)Zacres. The County Board of .
Supervisors when adopting such zoning throughout the County (some
12,500 acres), indicated that this base density could be adjusted
either upwards or downwards depending upon the findings achieved
through eavironmental assessments for individual parcels which
would reveal site capabilities and consiraints.

Implementation ¢of the Ridge and Upland Greenbelt zoning
policies was never accomplished, however. Instead, the Marin
County Planning Commission aﬁﬁ Board of Sﬁpervisors rasponded to
local opinion which strongly urged that, because of the limited
opportunities to develop the nearby Bay plain due to natural .
constraint factors, more intensive development should be authorized
along the more stable hillsides generally east of Atherton Avenue,

It was argued that a greatly reduced level of development on the
Bay plain would providé a compensatory balance. This compelling
argument prompted an amendment to the Marin Countywide Plan. The
Ridge and Upland Greenbelt designation was deleted and the area
was thereupon designated “Deve;opable Area.' Subsequent to that

action, the land area generally east of Atherton Avenue was
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placed in an Interim Zoning district pending determination of a

more permanent zoning classification.

While redesignation of the hill and caﬁyon afea from Ridge
and Upland Greenbelt to developable Area implied that the Westerly
Bay plains should also be reclassified to a zoning category
which would reduce the development potential of the Bay plain,
such an action was never undertaken by the County, and official
records provide no factual evidence to support the intent of a
lower density on the Bay plains. The policy that the Bay plains
rather than the ridgelands should provide a community separator

function is set forth in this community plan.

The Marin Countywide DPlan also recognized the Black Point
area as a unique village which would require a more detailed
planning effort than could be accomplished through the Countywide
Plan. Towards that end, the Countywide Plan advanced the concept
of detailed eommunity pians which would focus attention on issues
of local significance. Efforts to pursue such a community plan
for the Black Point area proceeded on an ”on“again, off again”
basis. Due to both budgetary and staffing constraints, the long
desired community plan failed to materialize, despite the efforts

of a local citizens' committee -~ the Black Point Planning Group.

As the Interim Zoning measures applied to the hill
and canyon areas carried a statutory life span, it became neces-

sary to pursue permanent zoning for the area, albeit in the
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absence of an adopted community plan. It was within this frame-
work that the present Zoning designation of A-2:B~3.5 - S.C.

No. 2 was generated, This zoning district provides for single
family. residential development on pa;cels ranging from a high
density_of 30,000 square feet of land area for level gfound
condition to a low density of two (2) acres where sloping hill
side conditions prevail. As this district is‘ﬁgriculturally
based, the maintenance of livestocﬁ is permitted; horses and

various fowl species are commonplace,.

Since the adoption of that zoning designation for the lands
located on the easterly side of Atherton Avenue, various devel-
opment plans have been advanced, In the main, most development
proposals have been limited to land divisions of two, three and
four parcels. A limited number of subdivisions, i.e., develop-
ments of five or more parcels, have been submitted to the County
for development approval. The two most significant proposals
in this category have been the Lockton Lane Subdivision (13
home sites), and the Atherton Oaks Subdivision (33 home sites

proposed). While the former proposal has secured all local

approvals required, the latter is pending approval as of September

1978,

One of the primary reasons for the 30,000 square foot to
two acre minimum parcel area zoning requirsments for this aresa
was the testimony of Mr, William Desmond, Marin County Eaviron-

mental Health Director, who stated at varicous public. hearings
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that this lot size was the minimum for the area to properly

accept further on-site waste disposal systems. In later inter-
views, Mr. Desmond indicated that his opinion was limited to
individual site capabilities bésed upon soils and ground water
conditions. Early in 1978, the Regional §ater Quality Control
Board expressed concern that the continued use of septic tanks
within the Black Point Planning Area, particulariy the old
"Gridiron" area socuth of State Highway 37, could ultimately
produce an adverse cumulative impact on both ground water systems
and the nearby Petaluma River, i.e., wastewater from sep?ic

tanks systems might leach beyond property line limits upon which

such septic tanks systems were situated.

In response to the concerns of the Regional Water Quality
Control Board, the Marin County Board of Supervisors authorized
the conduct of a cumulative impact study regarding on-site waste
disposal systems within the Black Point area with specific
emphasis on the area south of State Highway 37. The area north
of State Highway 37 was to be given less intensive analysis, but
the results of the study could have implications on future resi-
dential density requirements for the lands located easterly of
Atherton Avenue. Assuming that septic tanks can continue to be
installed on parcels created within the range of existing land
use density limitations, the Marin County Planning Department
has projected that the existing number of dwelling units north
of Highway 37 will increase from 199 to a2 maximum buildout of

583 to 602 dwelling units. Making allowances for street rights
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of way and easements, the area demonstrates a potential of some
331 to 342 new dwelling units, or an increase of some one hundred
and seventy two percent (172%). Morsover, this projection‘assumes
that the Bay plain area as well as the low lands abutting the

Petaluma River offers negligible development potential.

Thne pattern of development which has occurred in the area
north of State Highway 37 in recent yvears has been typified by
individual residential lots frequently located along privately
maintained streets (designed and constructed to County standards
and specifications) extending along the various topographic spurs
off the main north-south ridge line. Applicable County roadway
improvement standards for such developments within the range of
densities currently applicable do not require any type of pedes-
trian ways or sidewalks., Homes constructed within such develop-
ments are generally custom designed for owner occupancy or for
potential owner occupancy. Review of building permit wvalues for
such new construction as well as review of real estate listings
for such new homes indicates a prevalliang market price range of
$110,000 upwards, The resulting socio-economic pattern within
this area is clearly of an upper-middle class income level. 1In
the absence of. any publicly held open space or park areas for
active recreational pursuits, field investigation of the area
-has clearly indicated that the streets within the area have be-
come the playfield resource for children who reside within the

community,




The 1975 community survey conducted as part of the community

planning process indicated that the then residents and property
owyners desired a single family detached, rural residential/
agricultural development to occur in the future. However, the
’broad nature of the sufvey creates some difficulty in establish-
ing the difference between “rural' and '"suburban" development.
When this Plan was originally taken to public hearing before the
Marin County Planning Commission in late 1975, it became increas-
ingly apparent that individuals differed in their respective
positions of what constitutes "suburban' versus '"rural' develop-
ment ., To some individuals, the present range of resideantial
densities, i.e., 30,000 square feet to two acres, represented
rural development. Alternatively, other voices were heard which
suggested that the minimum parcel area requirements for the area
nofth of State Highway 37 should be increased to not less than
five acres in area, Such diverging attitudes and philosophies
tend to be reduced to an ”eyés of the behdlder" judgment except
as follows: The greater the minimum parcel area required, the
greater the increase in value of improvements, and the less the

need for an urban level of services.

As noted earlier, contemporary land use decisions within the
Black Point area, pérticularly in regard to residential densities,
have been substantially predicated upon minimal pgrcel area re-
quirements to satisfy health (septic tanks) standards. Accord-
ingly, current land use regulaﬁions permit a range of residential
densities commencing at a minimum level of 30,000 sguare feet

extending‘upwards fo two (2) acras. The present regulations

21



afford no opportunities for clustered types of development but
instead require standard lotting practices based upon slope
conditions. Opportunities to generate and maintain open space
areas for active or passive recreational pursuits have been
foreclosed ﬁy this type of de&elopment. In the absence of any
preserved open areas, excepting privately held lands still pend-
ing development, recreational activities occur mainly on the
streets within the area. Use of the streets for recreational

activities ranges between softball to horseback riding.

N

2. DEER ISTAND:

Rising to an elevation of 200 feet to the west of the Black
Point Planning Area and situated in the midst of the Novato Bay
Plain is Deer Island. This unusual land form creates a unigue
visual break in this otherwise lowland area for both motorists
who travel on nearby Highway 37 as well as hillside residents of
the Black Point area to the east. In recent years, both the
County of Marin and the City of Nowvato have endeavored to seek
funding for public acquisition of Deer Island, which have now
been obtained. Although beyond the limits of the Black Point
Planning Area, the visual importance of Deer Island from various
parts of the Planning Area has prompted continued interest and

support for its acquisition.

22




3. THE NOVATO BAY PLAIN:

The Novato Bay Plain, extending to the west of the major
residential component of the northerly portion of the Planning
Area, provides a varied number ofbplanning considerations. The
broad and extensive scenic vistas which this area provides - un-
interrupted by elements of urbanization - are important for
motorists travelling State Highway 37. The serenity of this
area, together with the vegetated and hilly vistas of Black Point
rising to the east and the subsequent descent over the Petaluma
River, undoubtedly ﬁrompted the City of Novato to designate this
route as a scenic corridor, Equally important is tﬁis unspoiled
vista to the residents of Black Point north of Highway 37 whose

homes look downward across the Bay Plain,

Critical to any potential development of the Bay Plain area
is the fact that this area is subjec¢t to occasional flooding and
inundation; moreover, as a bay plain, the area is overlain with
Bay mud. In the event of any seismic activities (the Burdell
fault being nearby), the Novato Bay Plain could experience lique-
faction and/or differential settlement.‘ Any improvements developed
atop the Bay mud could, therefore, be jeopardized, and human
safety cannot be reliably predicted within this sensitive area.
However, the Bay Plain area can continue to éontribute important-
ly to the agricultural resource of Marin County, especially for

the growing of grain and silage crops.
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4, SOUTH BLACK POINT

The hill and canyon area located immediately south of
Highway 37 and west of the Petaluma River Bay Plain is general-
ly known as Old Black Point. It was within this area that the
community experienced its first residential development many
decades ago. The major portion of the area is uplands, with
soils configurations similar to those found in the northerly
component of the Planning Area. With limited exceptions, the )
area is used principally for single family residegtial and
limited water.oriented recreational purposes. Soﬁth'Black Point

is more particularly described as follows:

9. The Gridiron:

The section known as the Gridiron is located in the southern
portion of the hills of south Black Point and extends into the
lowlands below the hills. It was cretaed as a subdivision in
1905. The lots as subdivided measured 25 feet i;“width by
100 feet in depth. Access to the lots was to be provided via
25~foot wide right-of-way roadways. The Gridiron is a 'paper"
subdivision which tock no cognizance of either steepness of
terrain (ranging beyond 40 percent slope in many instances) nor
the lowland floodplains. Encompassing approximately 200 acres,
there exist approximately 300 separate ownerships and fewer
than 100 homes. Most of the hill lands are composed of MNowvato
Conglomerate while the floodplain is underlain with Bay mud.
The elevation along the ridge-line extends upwards of 80 fo 100

feet. In many instances, the streets plotted to serve the

24



development are totally non-existent; those streets which are

improved to varying but minimal standards frequently are
located beyond the limits of their intended righté—of—way due
to topographic}constraints. The egtire subdivision is afforded
primary access via Grandview Avenue, a curving, narrow two-lane
roadway. The steep and narrow roadways withid.the Gridiron
itself present a serious hazard to both life and property.
Emergency service vehicles, particuiarly fire trucks, are all
but barred from the area. In the event of structural or brush

fire, fire trucks must negotiate steep roadways (upwards to

30 percent grade) with no means of turn-around.

For many years, it was presumed that County health policies
and codes regarding the installation of septic.tanks would sub-
stantially impede further residential development within the
Gridiron. Such a presumption became invalid when authorizations
were granted for the installation of Yengineered" septic tanks
on parcels comprised of 5,000 square feet of land area. The
authorizatioﬁ of such "engineered" systems set off a flurry
of building activity within the Gridiron, The impetus for re-
newed interest in the develcopment of the Gridiron can be at-
tributed to a water service connection moratorium in the Marin
Municipal Water District area to the gouth. Black Point in
general and the Gridiron in particular we}e "digcoveredy as

a favorable place to live.

The authorizations tc develop lots within the Gridiron

area on parcels as small as 5,000 square feet using on-site

]
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waste disposal systems came to the attention of the Regional
Water Quality Control Board in early 1978.. The Regional Board
expressed their concern to the County of Marin that reliance
'upod septic tank waste disposal systems on parcels that small
could ultimately lead to an adverse cumulative impact, i.e., -
leachates could flow from individual sites, contaminate ground
water supplies, and ultimatély degrade the water qguality of
the Petaluma River and surfounding wetland habitat areas,
Concurrently, the County became aware that residential g}owth
within the Gridiron was occurring at an accelerating pace -
development generally devoid of adequate access, or fire pro-
tectionn, plus the potential of the cumulative sanitation
impacts suggested by the Regional Board. An "Interim Ordinance”
was thereupon introduced for consideration by the Marin County
Board of Supervisors, an ordinance which for practical pur-
poses placed a hold on additional development pending the
completion of this Community Plan and pending completion of

a cumulative impact study relative to the use of on-site waste

disposal systems within the Gridiron.

The original draft of the Black Point Community Plan
recommended that the undeveloped lands within the Gridiron
area should be amalgamated through the redevelopment process,
and that new streets be plotied and developed based upon
sensible contemporary planning practices. The thus aggregated
lands would then be subject to re-subdivision and resale for

private single family residential development. Subssaquent
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~analysis revealed that a substantial portion of the remaining

undeveloped lands within the Gridiron was subject to seasonal
flooding and:inundatioﬁ (the Petaluma River bay plain) and

was totally unsuited for development. The remaining hillside
lands were analyzed, and a specific land utilization plan was
formulated which was based upon topography, access and on-site
waste disposal constraints. Proposed new lots each approxi-
mate one (1) acre in area with access in conformity with County
roadway design and improvement standards. The proposed new

lot pattern was developed without regard to ownership lines;

to achieve legal lot status will require mutual cooperation

between neighboring property owners.
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6. The Petaluma River Bay Plain:

An important natural feature within the Black Point
Planning Area 1s the Petaluma River, which creates a definite
boundary. Immediately west of the River are lowland marsh
areas subject to intermittent inundation depending on tides
and surface run-off from the hills to the west. This wetland
area supports an abundance of wildlife species, and because
of its low lying character, has witnessed but minimal man-made
improvements or intrusions. Ownership of this sensitive area
south of Higﬁway 37 is generally by the State of California.
North of Highway 37, three bottomlands are still held in
private ownership. Although the State has no plans for devel-
opment of its holdings, privately held lands to the north
have been advertised fof potential development. Development of
such lands would not be possible unless either major filling
or dredging were authorized. Either alternative would effec-
tively déstroy thé River Bay Plain as a habitat area and would
also drastically alter the visual character of the Planning
Area when viewed from both the easterly shore of the River as
well as from the hillside residential area immediately to the
west. Access to the River Bay Plain is minimally available via
Channel Drive. During periods of high tide and heav? surface
run-oif, this marginal roadway is similarly inundated. The
highest and best use of all such lowland areas is a natural
flood plain and habitat area and its use and/or development -

for more intensive uses should be deterred.
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7, Day Island:

Day Island, lying south of Highway 37, forms the south-
easterly extreme of the Black Point Planning Area. It contains
approximately 130 acres, features variable terrain, and with

but limited exception is controlled by one property owner.

The island coansists of low level bay plain axtensions and
dredged lagoons fronting the bay. Improvéﬁents on Day Island
are limited to two (2) dwellings plus vaf&ous accessory buildings.
The island portion contains approximately 30 acres and attains
a maximum elevation in excess of 100 feef: The prevailing soils
are a coarse grained sandy matrix containing rhyolite and grey
chert., Access to the Island is via an extremely narrow cause-
way between the lagoons and the surrounding bay plains connected
to the south Black Point hills. For years, the inadequacy of
vehicular and emergency services access has prevented large

scale development from occurring on Day Island.

Because Day Island has retained much of its relatively un-
spoiled character, it has continued to function as a2 highly
important habitat area. Its resources have long been sought
for permanent preservation. The Marin Audubon Society, for
example, has been extremely supportive of public efforts to
acquire Day Island. Concurrently, the low land flood plains,
which in part comprise and surround Day Island, have been

identified by the Marin County Flood Contrel District as
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essential to the development and implementation of a compre-
hensive flood plain management program, Concerted efforts to
acquire publicly Day Island were partially accomplished in

July 1978 -when the first of two payments was made to the

Hover family. By the end of the year, a second and final
payment will be presented and the permanent preservation of
Day Island for ecological preserve and f£lood control management

purposes will be assured.

8. The Village Center:

Commercial enterprises with Black Point's village center
are extremely limited in number. Located alongside and served
by the Northwestern Pacific rail line which generally parallels
Highway 37 are two industrial occupancies, one a lumber yard

and the other a beer warehousing and distributing facility. On
the opposite side of the tracks and fronting on Harbor Drive

is an old time '"Mom and Pop' general store. The historically
significant Black Point Inn was also located in this general
grea until its total destruction by fire a few years back. The
village center could readily accommodate additional commercial
enterprises, but the relatively small population of the Planning
Area and the close proximity of the community to established

and nearb? Novato and Ignacio shopping areas will likely serve
as deterrents to further commercialization of the area. By
retaining commercial zoning around the village center, at

least the bption for further local resident-serving commercial

development will be kept open.
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9. The Pleasure Faire:

Operation of the Faire was historically limited to a
maximum period of six (6) weeks. Howevér, the promoters.of
this evaent, located adjacent to old Black Point but within
the incorporated limits of the City of Novato, have been
successful in their efforts tc secure authorizations for both
a substantially increased period of operation as well as
increases in the breadth and scope of the Pleasure Faire oper-
ations. Black Point residents previously and adversely im- N
pacted by the Faire have been strongly opposed to any further
extension or enlargement of the Faire. The concerns expressed
related to both the Faire's effects on the residential neighbor-
hood as well as the concern that a year-round operation drawing
vast numbers of visitors to the Black Point area would preci-
pitate the development of off-site commercial uses. Visions
of restaurants, coffee shops, motels, service stations and

allied uses are vividly sketched in the minds of Faire oppo- t*

nents.

Importantly, the promoters and developers of the Pleasure
Faire do not control any lands beyond the limitations of the

Faire ground property itself,

Local advocates of the Faire view its presence as an
important means of maintaining open space with limited service

demands and without public cost as an altogether appropriate
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alternative to its conversion to a major residential development.
Moreover, local proponents of the Faire cite the unlikelihood
‘of commercial spillover based upon the difficulty in securing
ﬂamendments to local-zoning codes. Con%ersely, opponents to

the Faire have indicated that a year round type of operation
could be considered a sufficient change in local conditions

to warrant the granting of zoning changes to facilitate the

accommodation of off-site ancillary commercial uses.

Plans for the full time utilization of the Pleasure Faire
property have been approved by ordinance by the City of Nowvato.
The conditidns of approval, (see Appendix 1) include 'periodic
review and adjustment to ensure acceptable impacts on the
Black Point neighborhcod.'" The operations plan is reviewed
annually by the Zoning Administrator, at which time conditions

can be added, if necessary.

Given these circumstances, the cooperative control of
undeveloped lands both within the old Black Point community
and the undeveloped Bay Plain lands to the north of the Faire
grounds become a critical issue, and the need for close co-
ordination and cooperation between the City and County Planning
gstaffs. Planning Commissions and =lected policy decision

makers even a more critical concern.

Two approaches appear evident to resolve this issue:
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1. Secure a commitment from the City of Novato to

refrain from granting approvals for the conversion

. of Bay Plain lands under their jurisdiction.

2. Establish a _citizens! advisory group to represent the
hest interests of the Black Point community on land
use and allied issues in both the incorporated
(Novato) and unincorporated (County) jurisdictional

areas.

Of these two options, the latter appears feasible and
potentially effective. The second alternative also recognizes
that neither the City nor the County can refrain itself from
taking future land use actions. Elsewhere in the County, the
recognition of an active citizens' group, subsequent to the
adoption of a community plan, has proven to be very effective,

for example, the Stinson Beach Village Association.
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10. Growth Management:

Since the publication and first public hearing on the
draft Black'Point Community Plan, the neafby Cit} of Novato
has established a growth management plan. Although the City
and County Planning staffs were working closely towards a
comprehensive growth management plan which would have included
both the incorporated and unincorporated areas within the
greater Novato area, the ordinance adopted by the Nowvato City
Council is now limited to those lands located within the
corporate limits of Novato, although the ordinance provides

for eventual participation by the County.

In adopting its management plan, the City of Novato has
left the door open to further discussions and negotiations
which could permit the revival of the joint plan. Black Point
might well benefit from such a comprehensive approach, parti-
cularly in view of the future major build-out potential of the
Bahia residential development to the north of Black Point, as
well as the incorporated wedges which extend into the Black
Point Planning Area, In view of these circumstances, there
remains an excellent opportunity for future cooperative
attempts to achieve a comprehensive growth management plan
similar to that currently operative in Southern Marin between

the County and four incorporated cities.
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Growth management policies and practices currently

operative in the southern Marin area provides for the parti-
cipation of four .(4) cities, i.e., Belvedere, Tiburon, Mill
Valley and Sausalito, and the County as well. Growth targets
are based upon Counﬁywide Plan annual growth projections.
In-filling of existing single family residential parcels is
2llowed without growth management review. Were it ultimately
possible to extend similar policies and practices within the
greater Novato arsa, it is anticipated that the same type of
exemptions and exXclusions, which are intended to benefit the
owner of a siagle parcel intended for residential improvement,

would prevail,
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11. Moderate Income Housing:

As a rural area in which single family detached housing
is the prevalling housing type, where'iarge écale developments
are not possible, and where public services and transportation
are limited, the creation and maintenance of moderate income .
housing units presents an extremely difficult situation. This
ig particularly true in the area north of Highway 37 where
many of the residential units are of relatively new construction,
spacious in size, desirable in locatioan, and costly to pur-
chase. The continued use of septic tanks, which requires low

density is another major constraint.

While the area south of Highway 37 has experienced similar
new construction, there exists within this area the old summer
homes dating back many decades, which are in many instances
occuplied by retirees l1living on fixed incomes, The Community
Survey found in the Appendix of this Plan révealed that 32%
of the heads of households residing in 0Old Black Point were
retired. Similarly, 35% of those respoading in the area south
of Highway 37 indicated that annual family income did not
exceed $10,000.00. Tax relief benefits arising from the
Proposition 13 tax initiative will serve to assist the mainte-
nance of moderate income housing units. Such relief will not

be available to purchasers of newly created and costly dweilings.
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There are a few opportunities, however, which might serve

to introduce new moderate income units within the Planning Area.
The proposal of this Plan to eliminate industrial zoning in the
villﬁge ccmmercial core area énd the subsequent:introduction

of Village Commercial Residential (VCR) zoning with its broad
range of uses would permit the coanstruction of residential units
abhove future commercial uses within the area. Likewise, the
Second Unit Ordinance proposal, iong under consideration for

the entirety of Marin County, wduld have applicability and
potential use within the Black Point Planning Area, provided
septic tank and other environmental problems could be solved.
And, for those of limited financial means, housing rehabilitation

loans are presently available to arrest .any deteriorating

housing units.

12, Sconoma County Planning Policies:

As previously noted, many-résidents of Black Point enjoy
a fine wvista of the Agricultursal Bay plain both to the east
and west of the Planning Area ifself. The probability of any
major development occurring in Marin County's Bay plain area
will continue to remain’limited. To the east, however, future
planning decisions by Sonoma County could irreparably destroy
both the highly scenic gateway to Black Point along the Highway
37 corridor, as well as eroding the vistas presently enjoyed
from Black Point. A proposal has been advanced for the develop-
ment of approximately 900 acres of Bay plain lands east of

Black Point in Sonoma County. The develeopment 1is conceived as
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a major industrial park in which various uses, including ware-
housing and light manufacturing uses, might be accommodated.
The North Marin County Water District has been approached as

a potential source of domestic water to this contemblaéed
development. The subject lands are within the service capa-
bilities of North Marin; to deliver potable water to this

area would require the installation of a pipeline across the
Highway 37 bridge over the Petaluma River. At this juncture,
North Marin has indicated -to Sonoma County that it can provide
water if uses arelof a low water consumption nature, i.e.,
warehousing., Were this development to proceed, the Black Point
community would experience several major impacts, particularly
those associated with trafiic, air and visual quality and
noise. While the ultimate decision as to whether or not the
contemplated development will proceed rests with Sconoma County,
further consideration of the proposal should thoroughly in-
volve the participatien of both the County of Marin and the

City 6f Novato.

The Planning Director of Sonoma County, Mr. Dranab
Chakrawarti, has discussed Sconoma County Planning policies and
programs for this area with Marin County staff. The Sconoma
County General Plan shows one area across the Highway 37 bridge

as agricultural.

In 1977, a consultant‘s report on the feasibility of

industrial development of this area was presented to the Sonoma
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County Planning Commission and Board of Supervisors. These

two bodies determined that ‘such a change in land use desig-
nation would not be appropriate now, but should be ‘subject

to further study of industrial-commercial development potential
throughout the County. Such a study is now under way, in co-
operation with the nine cities in the County, and is due for
éompletion in 18 months. Until such time as the study is com-
plete and several plan amendments are made, the Planming Director
is advising applicants for industrial or commercial development,
in areas not so designated in adopted plans, that the staff

will recommend denial. The Planning Commission has in fact

denied all such applications up to now.
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13.

Plan

Basic Planning Goals and Policies:

The general and specific policies of this portion of the

are based upon the following goals:

Goal #1

Goal #2

Goal #3

Goal £4

Goal #5

Maintain Black Point as an identifiable rural
residential community.

Maintain Black Point as an independent unincor-
porated village. |

Preserve the natural attributes and features
which are located within and which surround the
Black Point Community,

Seek minimal improvements within the Black Point
area which would further enhance the gquality of
life and saﬁety with the community.

Seek orderly and managed growth of the Black
Point wvillage area as well as the surrounding
incorporated areas which influence the character

of Black Point.

Because each of these goals is inter-related, all have

applicability to the following specific policies. And, because

such goals are inter-related to other aspects of this Plan,

they are reiterated as a reminder to the reader that any plan

is an integrated unit reliant upon the sum total of all com-

ponents.

A, Policies, Programs, Impacts and Mitigation Measures:

Land Use.




Policy 1. Permit further residential development in

the geographic area north of Highway 37 based upon the

following factoré and constraints:

*

Topographic conditions vary'befween relatively flat
to steeply sloping.

Septic tanks will continue to be ussd as the primary
means of waste disposal,

Limited soil.mantles on sloping hillsides present dif-
ficulties for on-site containment of leachates.
Seasonal fire hazards represent a serious potential
hazard to life and property.

Agricultural uses incidental to residential occu-
pancies such as the maintenance of horses and varied
fowl species prevail.

There exists a strong desire to maintain the rural
character of the area.

Flexible land use regulations utilizing planned
district techniques offer greater lattitude in land
use planning.

Major street or roadway improvements necessitating
the establishment of long cul-de-sacs have proven

difficult for fire protection.

Program:

1.

In the area north of Route 37 and =zast of Atherton,
eliminate the prevailing A-2:B-3.5-SC No. 2 (Limited
Agriculture, one single family residence per

30,000 sduafe feet or larger minimum parcel area)
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district classification in favor of the A-RP-2
(Agriculture, Residential Planned, 2 acres per
dwelling unit) districtlclassification, except
for the low land marsh and tidal areas of the
Petaluma River, which should be zoned A-RP 60.

In those areas where slope of building and septic
site is 13% or less, and road concerns and fire
protection are adequate, a 1 1/2-acre minimum will
be considered. Gross density shall be increased
to no more than one unit per 1 1/2 acres.

In the area west of Atherton and north of Olive
Avenue, now zoned A-2 and A-2:B-4, the zoning

should be changed to A-RP-2 (one unit per two acres),

Exceptions are the Novato Bay Plain area which
should be zoned A-RP 60 and the Rosewood Court
area, which is largely developed and should retain
the present zoning. A density increase of up to
one unit per 1/2 acres Qill be considered when

site constraints are met as described in (1) above.

Impact:

A major shift in the overall density of further land
developments within the northerly component of the
Planning Area would have an obvious initial impact
upon property values. Such an impact is viewed as
short-term as more costly parcels for residential

development are placed on the market, Increased
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parcel areas would also further inhibit the intro-
duction of moderate income housing units to the
Planning Area. However, with new parcels being pf—
fered to the public for sale in the range of $60,006
per site, -such an impact is of only relative coanse-
guence. Positive impacts associated with such planned
district zoning include the ability to cluster dwelling‘
units in a manpner to minimize the establishment of
lengthy cul-de-sac roadways, the preservation of open
space areas for scenic and recreational activities and
the clear preservation of the Black Point area as a

rural place.

Conversion of undeveloped parcels to residential devel-
opment and use w%ll tend to disrupt animal habitat (the
migratory and feeding trails), precipitate increased
use of natural and man-made resources, i.e., water,
natural gas and electrical emergy, and increase pollu-
tants resulting from additional wvehicular traffic
generated by new residential development. The actual
extent and degree of such impacts can be related
directly to the intensity of development permitted.
Clustering of residential units can be used to preserve

nabitat values,

The utilization of a planned residential district
instead of the present agricultural zone to allow

clustering is not intended as a means by which attached
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or townhouse developments might be introduced into
the Black Point Planning Area on a wholesale basis.
The underlying character of the area is clearly based
upon the traditional single family detached-housing
type. A planned district would, however, permit land
to be developed in the most sensible fashion without
the rigidity of stanaard zoning controls over parcel
size and setbgcks, which are often not suitable for
environmentally sensitive areas. Depending on the
density ultimately established, it may be possible to
creafe relatively small parcels where soils and topo-
graphic conditions permit. Similarly, for those in-
dividuals who would desire to establish rental units
on their property, the planned district regulations
would permit entertainment of such land use develop-

ments.

Since the adoption of the present zoning regulations
north of Highway 37, the most typical (and only) type
of new development has been of subdivided lots rang-
ing upwards of $80,000.00 in value., The present
trends totally foreclose any satisfaction of the
County's housing goals., While the establishment of
planned district land use controls cannot be touted
as a panacea to resolve this problem, at least the

appropriate vehicle would exist to achieve such goals.
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Mitigation Measures:

Require the preparation of Environmental Assessments
for major land development proposals which exceed
or potentialiy or cumulatively may exceed then (10)
residential parcels prior to the undertaking of de-

tailed site planning in order that habitat area and

migratory and feeding trails can be identified and

avoided.

serving devices,

ete.,

Encourage the use of water and energy con-

i.e.,

low flush toiletis,

NORTH BLACKX POINT BUILDOUT (907 ACRES)

insulation,

for inclusion in the construction of new houses.

A %2:3—3.5
Area Existing Lots SC-2 2 A/C 2% A/C 3 A/C
A 39 112 87 T4 66
B 38 75 57 50 a7
C 62 100 92 86 77
E 30 88 56 53 52
D& F 133 247 227 209 194
TOTAL 320 560-602 | 489-519 459472 420~-436
Existing Lots =320 =320 -320 -320
Jew Lots * 240-282 169-199 139-152 100-116
% Increase Lots 75-88% 53-62% 43-48% 31-36%
Average
Density 2.8 1.6-1.5 1.9-1.9 2.0-1.9 2.2-2.1
Existing Houses 220 +220 +220 +220 +220
Potential Houses 100 340-382 2689-299 239-252 200-216

*¥ NOTE:

Smaller number is buildout less 15% which may not be

divided., Analysis assumes no development on 250 acres
of bay plain Barrick not included.



Policy'ﬁ. Restrict future development in 01d Black

Point, expecially in the Gridiron area, in order to

achieve the following purposes:

*  Promote tﬁe amalgamation of substanaard sized
parcels to minimal lot area requiremenis commen-
surate with on-site (septic tank) waste disposal
constraints inherent to the area.

* Toster the development of a revised circulation
system suitable for the passage of passenger, ser-
vice and fire protection vehicles.

* 8trongly discourage development of any privately
owned Bay plain lands generally located below an
elevation of 15 feet due to the inability to dis-
pose effectively of on-site wastes, and

* Permit additional land divisions in the area bet-
ween Highway 37 and the Gridiron at a density com-

parable to that existing.

Programs:

1. Retain and extend the existing A-2 (Limited Agri-
culture), Two acre minimum parcel area) district
in the south Black Point area to permit continued

residential development on a limited scale.

2. Adopt the Planning Department'’s "Gridiron Plan”

which would:
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* Strongiy support voluntary and private amalga-
mation of lots within the Gridiron area so as
to generally meet a one (1) acrz minimum parcel.
area standard to permit the.aCCOmmodation of
septic tanks and allied drainfields. -

* Introduce a new roadway link connecting the
Gridiron and the old Balck Point area to Grand-
view Road via Mistletoe Avenue.

* Develop cul-de-sacs which can accommodate fire
protection vehicles at the ends of Norton,
Holly, and Grandview/Mistletfoe.

* Strongly discourage the development of any
privately held lands located below an averagé
elevation of 15 feet, less than 1 acre in size,
or more than 30% in slope. Allow development
only upon the provision of clear and site-specific
evidence that such lands can accept septic tank
waste discharges.

* O&ners of developed sites adjacent to such
constrainted lands are to be encouraged to pur-
chase such residual lands so as to increase
existing developed holdings to provide for ad-
ditional septic tank disposal areas and to pro-

vide for enhanced outdoor living areas.

__Impacts:
The advancement of a relatively specific development

plan for the Gridiron area is considered a positive
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mitigation measure. Buildout of the area under this
plan, which calls for the creation of seventeen (17)
amalgamated lots, will have but limited adverse impact
updﬁ the“énvironment. Conversély, buildout of the
area on existing parcels as small as 5,000 square feet
utilizing a deficient circulation system will continue
to present serious questions 2s to the ability of
special services districts to adequately protect human
and structural saiety as well as the further impli-
cations for environmental detriment - particularly
cumulative impacts resulting from septic tank dis-

charges.,

It is conceivable that in the future when the other-
wise deficient circulation system is improved and

upon the possible introduction of a sanitary sewer

line to service the area, currently contemplated
restrictions on development could he lifted, To permit
the wholesale development of the Gridiron area at this
time is considered premature at best. While it may

not be possible to effectively mitigate adverse short-
term financial impacts, it is anticipated that long-
term values, given the introduction of improved access,

will be sustained.

Policy 3.

Provide opportunity for further commercial and light

industrial activities within the Village core area




south of Highway 37 through elimination of present
M-1:H (Light Industrial and Highway Frontage) and
C-1:H (Neighborhood Commercial and Highway Frontage)
bisfricts and supersede with VCR (Village Commereial
and Residential) District, covering the same land area

presently governed by the M-1:H and C-1:H Districts..

Impacts:

Positive impacts are associated with the above policy
as further commeréial and light industrial development
would diminish the community's reliance upon Novato
and Ignacio for retail trade neéds, thereby diminish-
ing reliance upon the autcmobile for shopping purposes.
Moreover, further commercial and light industrial
development would provide new employment opportunities
for present and future residents of the Planning Area.
Adverse impacts and necessary mitigation measures

will be identified at the time of individual develop-

ment proposals.

Policy 4.

Reclassify both the tidelands and the submerged portions
of the Petaluma River to the O-A (Open Area) zoning

district to reflect existing public ownership.

Impacts:
No impacts, whether positive or negative are identi-

fiable with the recommended reclassification of public
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lands along and within the Petaluma River to reflect

their ownership.

Mitigation Measures:

None required.

Policy 5.

Rezone the privately-owned marsh and wetlands located 5

north of Highway 37 and west of the Petaluma River to

A-RP-60, consistent with environmental constraints and

community separator value. Require that prior to ap-

proval any development proposal clearly meet and de-

monstrate cqmpliance with 2ll of the followiﬁg pro-l

tection policies established by the State of Caiifornia

and herein adopted by the County of Marin:

* The proposed project must be water dependent or an
essential transportation, water conveyance or
utility project. \

* There must be no feasible, less environmentally
damaging alternative location for the type of
project being considered.

* The public trust must not be adversely aifected.

* Adequate compensation for project caused losses
shall be part of the project. Compensation to the
County of Marin and/or the State Depariment of
Fish and Game and/or the State Resources Agency
shall be determined pursuant to the policies of the

State Resources Agency.
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Impacts:

3
None; the above policy guidelines are mitigation

measures to prevent untoward environmental damage of

’ '
of this particularly environmentally sensitive area.

Policy 6:

Retain prevailing land use regulations on the 130
acres which comprise Day Island as an interim measure.
Upon acquisition of Day Island for public and f£lood
control purposes, reclaésify this area to the 0-4

District to reflect its public ownership.

Impacts:

The impacts associated with the above policy are

financial in nature. It has been the long-standing
policy of the County of Marin to neither up-zone or
down-zone lands actively proposed for public acqui-
sition so as not to influence property values, This

policy tyerefore requires no mitigation measures.

Policy 7.

Upon public acquisition of Day Island, the County and
any partners in ownership shall refrain from attempt-
ing any intense recreational use or development of

the Isliand.




Impacts:

The above policy is considered a mitigation measure
recognizing tﬁat Day Island is an environmentally
sensitive breeding, feéding and geﬁeral habitat area,
and recognizes that vehicular and equestriaﬁ access
to the Island is via a narrow roadway not considered
conducive to heavy traffic movements. The access

constraint alone has deterred major development from

occurring on Day Island,

Policy 8.

Although located within the City of Novato, the lands
occupied by the Renaissance Plgasure Faire abut old
Black Point and the use of the site for intensive
commercial-recreational activities can directly impact
the Black Point Community. Primary impacts attributed
to -the Faire are traffic, noise and potential fire
hazard. Secondary impacts associated with the Faire
are the future prospects of additional related com-
mercial develcopment near the Faire grounds. Therefore,
the City and County should officially designate an
advisory committee composed of Black Point residents
whose purpoée and role shall be one of participating
in the review process for any commercial developments
proposed within the immediate vicinity of the Pleasure
Faire property, i.e., approximately a one-half mile

radius -from the entrance to the Faire grounds.

52




Impacts:

The actual impacts of the Pleasure Faire were fully
addressed‘in an Environmental Impact Report prepared
for the City of Novato in 1976. Copies of that docu-
ment are on file with both the City of Novato and the
éounty df Marin. The impacts associated with the
establishment of a citizens' advisory committee to
assist in the review of related land development pro-
pogals is considered a positive one in that broader
public involvement in the decision making process

can be guaranteed.

Policy 9.

Reclassify the unincorporated Novato Bay Plain lands
which are generally located to the west of Atherton
Avenue to the A—RP-6O (Agricultural-Residential Planned,
60-acre minimum parcel area) District in recognition of
the physical constraints which prevail in the area, i.e.
flooding and inundation, potential for liguefaction,
subsidence on hydraulic fill, existing agricultural use,
and the community separator function Qf the water edge
lowlands in Biack Point. Existing developed parcels

in the north part of this area should be zoned A-RP-3.

Impacts:

The above policy is deemed a mitigation measure Whichf
would inhibit intensive urban type of development from
cccurring in this sensitive aresa. Additiogally, this
policy would serve to enhance and maintain the viewshed

from the. hillside residential uses to the east.
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PUBLIC SERVICES AND FACILITIES

WATER SUPPLY

FIRE PROTECTION
SANITATION
COMMUNITY FACIﬁiTIES
LOCAL GOVERNMENT

POLICIES, PROGRAMS, IMPACTS AND MITIGATION
MEASURES
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PUBLIC FACILITIES AND SERVICES

1. Water Supply:

Domestic water to the Black Point area is supplied by the
North Marin County Water District from their Crest Road storage
tank. The Water Distriet normally derives about 70% of its
total supply from the Russian River and the balance odt of

Stafford Lake in Marin County.

An 8-inch line on Olive Avenué and a 6-inch line on Atherton
and H Lane feed water to a pumping station located at the School
Road -~ Sunset Trail intersection which pumpé water up to the
Crest Road tank\located on top of the hill. From there, a
10-inch main feeder follows Crest Road for about a mile where
it reduces to an 8-inch line. Just before the water line
crosses the Northwestern Pacific Railroad tracks at Grandview
to enter the 0l1d Black Point area, an adjustable pressure re-
ducer had to be installed to compensate for the differential
requirements of the low lying area compared to the homes
located at highér elevations. In 0Old Black Point, most of the
main feeder lines are eilther 8 or 6 inches in diameter excepnt
for some small one inch branches such as found on Holly, Laurel

and Norton.

In general, the water distributicn and supply system is
adequate to supply the existing development within the communi-

ty as well as accommodating future development.



The continued ability of the North Marin County Water
Digtrict to service new customers has fostered a substantial
amount of new, although generally small scale, residential
development in the northerly portion of the Planning Area.
New single family residential construction is substantially

evident.

2. Fire Protection:

Fire protection. for the Black Point area is furnished by
the MNovato FPire Protection District. According to the Distriet,
their Station #2 located on south Novato Boulevard is the clos-
est station and normally handles primary fire calls with other
stations utilized as necessary., The type of equipment deployed
varies as conditions warrant. Of critical importance is the
response time between Novato and Black Point - approximately

four to five minutes.

Although the District constructed a training and maintenance
facility on Atherton Avenue in recent years, further develop-
ment of this site as an additional station is presently beyond

the funding capabilities of the District.

This problem of adequate fire protection .is compounded for
several reasons. As previously stated, the old Gridiron
section within the southerly component of the Planning Area,
with its narrow and minimally improved steep roadways, pre-
vents the District from renaering good fire protection services

under the best of circumstances. Moreover, the type of devel-
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opment which has occurred in the northerly component of the
Planning Area typified by loag cul-de-sac streets extending
down ridgelines has, in the opinion of the District and their
consultants, created a situation in‘which adequacy of fire
protection services cannot be fully guaranteed. Fire equip-
ment and personnel battling structural or grassland fires at
the end of such cul-de-sacs can easily be entrapped should
fires rapidly change direction. The District has expressed
grave concsern that a continuance of this type of development
could prove hazardous to both equipment ;nd personnel. .One
means by which the prevailing type of development can be miti-
gated so as to enhance fire protection is to widen roadways
and to provide for large diameter cul-de-sacs at the end of
ridgeline and similar roadways. While such a mitigation en-
nances the accessibility for fire fighting equipment, it
contrarily creates roadways which are generally consgidered
out of character for an arsa which most residents view rural
in nature. Further, widened roadways will not nepessarily
prevent shifts in conflagrations from entrapping manpower and
equipment. ‘Widened roadways at diminished gradients simply
provide faster response time and means of turn-around, and

allow vehicles to pass each other,.

One of the major elements which must be considered in any
discussion in the adequacy of fire protection services is the
number of dwellings and therefore population to be served by
the Fire Protection District. It is axiomatic thgt the

greater the density, the greater the need for fire protection
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services. Rural densities could reduce the need for an urban

level of structural fire protection services.

The basic design of residential subdivisions can substan-
tially influence adequacy of fire protection services as well.
Clustered nodes'df development adjacent to major roadways,
eliminating the need for the development of long cul-de-sacs,
can readily facilitate enhanced fire protection services.
Additionally, the materials used in dwelling unit construction
ﬁnd the type of intreoduced landscaping surrocunding dwelling
‘units can be a material factor im structural fire safety.
Lastly, the size of water mains, the amount of water pressure
sent through such lines, and the ready availability of hydrants
all contribute to fire safety for both structural and non-

structural protection services.

According to the Novato FPire Protection District, continued
development of the Black Point Planning Area at the present
--density, design and improvement standards is, to paraphrase

their comments, an invitation to disaster.

These standards and goals were recommended by the Novato
Fire Protection District in a May 1976 Draft Fire Protection
Plan. They should be used as a guide for development in Black
Point as modified by the specific requirements of individual
gites.

1. Grade of streets, maximum grade 18%.

2. Width of streets, paved surfaces of rocadway, 20 feet,

minimum width.

3. Diameter of cul-de-sacs -~ 68 £t. minimum




4. Length of dead-end or cul-de-sac roads: dead-end roads,
maximum length - 1530 feet; cul-de-sac, maximum length,
800 feet.

5. :Water mains in older part of-district sShould be ia-
creased from 2" and 4" mains to 6" or 8" mains.

6. Prevent areas of extreme wildfire hazard; public access
to dense brush, steep wooded canyons.

7. Clearing of highly flammable brush and dense woods

around residences and avoid combustible roofing in

hazardous areas,

In summary, Black Point is a high risk area because devel-
opments are planned for hillside and canyon areas with steep
slopes, thick vegetation covér, and limited hazardous access,
particularly where such areas border wild woodlands and grass-
lands, and because of the‘long response ftime to closest fire

gtations west of Highway 101,

The adopted Environmental Haéérds Element of the County-
wide Plan, Poliecy No. 1, calls for avoiding development in
areas identified as extreme fire hazard. If development is to
geeur, fire resistant materials, clearances from structures

and landscaping with fire resistant plants is recommended.

Before development ocecurs in such potentially critical
areas, adequate fire suppression equipment and water supply
should be assured access from more than one source and fuel

breaks and fire trails maintained.
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3. 8Sanitation:

All lands located within the Black Point Planning Area
are located beyond the limits of the Novato Sanitary District.
Therefore, all dwellings as well as commercial and industrial
uses are reliant upon on-site (septic tank) waste water dis-

posal Systems,

The absence of sanitary sewers has prevented the wholesale
development of large land holdings. Septic tank code pro-
visions maintainéd and enforced by the County of Marin which
are based upon locations of septic tanks, size and capacity
of drainfields, topography, slope and allied considerations
have necessarily influenced the minimum size of parcels pro-
posed for creation. Many individuals contend that this factor
alone will facilitate the retention of the rural character of

the Planning Area.
\

The northerly pb?ﬁ;on ©of the Planning Area was in fact re-
zoned from an old Interim Zoning District to a new zoning
classification which was primarily based upon the area's abil-
ity to accept discharges from septic tank systems. Prevailing
land use regulations within the southerly component of the
Planning Area ostensibly provide regulapions for a two (2)
acre minimum parcel area for lands proposed for development.
However, the actual lot and ownership patterns within the
southerly component raﬁée betweaen 2,500 square feet to over
2 acres. Until recently, development of small parcels con-

- taining 5,000 to 13,000 square feet was deemed impossible due

59




to the constraints imposed by the County's septic tank code
requirements. Exceptions granted to those code requirements
stimulated the'development of parcels as small as 53,000 square
faet withinuthe 0ld Gridiron area. This matter ultimately

came to the attention of the Regional Water Quality Control
Board which subsequently expressed concern to Marin County
about such exemption practices. The development of such small
parcels could ultimately precipitate adverse cumulative impacts,
i.e., septic tank discharges could flow from within prescribed
property ownership downhill or downstream to the environmental
detriment of nearby water courses, marshy lowlands, and the
Petaluma River. The arsa of concern expressed by the RWQCH

was primarily directed to the area south of Highway 37 and the
Gridiron in particular, but conveyed similar implications for
the balance of the Planning Area. Coincident with the expressed
concerns of the Regional Water Quality Control Board was a
local realization that continued building activities within the
Gridiron area, prev{ously described as poorly accessed and
potentially fire hazardous, would prevent the development of
any reasonable solutions to the pfoblems inherent to the area.
The County of Marin, through its Board of Supervisors, took

two specific actions to reverse the on-going situation. First,
an interim ordinance was introduced and enacted which for
practical prupdses foreclosed further building activities in
the area south of Highway 37 pending completion of this re-
vised draft of the Black Point Community Plan. Secondly, a
contract was awarded to the engineering firm of Cooper Clark

and Associates to undertake the preparation of a cumulative
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impact study regarding the continued use of septic tanks with-

in the Black Point area.

In a report presented to the Planning Commission in

August, 1978 and the Board of Supervisors in Sep%ember, the

consultants reached the following condlusiouns:

1.

W=

When property designed, constructed and maintained,
septic tank systems have a high degree of reliability
over 3 reasonable life period. Howe;er, historicallly,
in general practice, septic systems“have been poorly
designed and maintained and thus have had a high rate
of failure.

The State Water Resources Control Board has recently
adopted policies which encourage use of individual
sewage disposal systéms in rural areas where sewers
are uneconomical to construct,

The Regional Water Quality Control Board has adopted
a separateipolicy requesting that iééal Health
Authorities adopt regulations requiging certain
determinations be made in the use of septic tanks

and that periodic inspections be made by a responsible
public body or that maintenance districts be esta-
blished to assure the long-term maintenance of indi-
vidual sewzge disposal systems,

The regulations accompanying the Marin County Septic
Tank Ordinance (Chapter 18.06, Marin County Code)
requiring 1 to 2 acre minimum lot sizes depending on

slope is almost never a controlling factor since it
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does not apply if it c¢an be demonstrated that a pro-
posed septic tank and drainfield design will meet the
other provisions of the ordinénce.‘

The solid bedrﬁck areas are generally shallow and ex-
hibit -a high initial permeability rate in the upper
layers but a very low permeability rate in the hardpan
area and when saturated.

Alluvium soils have good permeability but have sea-
sonally high groundwater conditions.

In general, the soils found on the ridges and in the
valleys are befter suited for operation of septic
tank drainfields than are the thinner soils found on
the slopes.

With the exception of septic tank drainfield failures

" along the waterfront of the Petaluma River and obser-

vations of seasonal high groundwater conditions in
alluvium soils, the septic tank experience in Blﬁck
Point has been relatively good. Some drainfiéld
failures have occurred in the bédrqpk areas of Black
Point primarily due to the general impermeability of
the hardpan layer and saturated soils; however, where
the lot size is adequate, drainfields can usually be
extended to mitigate the failure.

Based on the analysis of possible cumulative impacts,
use of minimum lot sizes of 3/4 acre to one acre

should minimize the chance of drainfield failure and

, adverse cumulative impacts for both the bedrock and

alluvium areas providing the sewage disposal systems
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10.

11.

are properly designed for slope and soll conditions
and are properly maintained.

Most areas of Black Point except the Gridiron area

are developing with -one acre lots which should be

adequate in terms of minimizing failures and cumul-
ative impacts provided the systems are properly
designed and maintained,

In the Gridiron, failures and adverse cumulative
impacts could occur if the area continues to develop

with 10,000 square foot lots.

The consultants made the following recommendations based on

these findings:

1.

Percolation tests should be reported as the drop in
water level in the final hour of the test.

Setbacks from off-site land features and existing or
potential future off;site improvements should be con-
sidered in the approval process.

Where the soil mantle is thin and percolation is
marginal, the use of a valved system plus reservation
for a replacement system should be required.

Special engineering such as mounding should be required
for construction of drainfields in poorly drained
alluvium areas.

Special engineering including increased setbacks,
valved systems and wider trench spacing, should be
required for drainfields designed on slopes exceeding

20%.
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6. Lot sizes of 3/4 acre to one acre on level ground should

be viewed as the minimum size necessary to minimize the

probability of failures or adverse cumulative impacts.
7. In order to assure that septic tank failuresrare édr— "
rected and any adverse cumulative impacts are mitigated,
a public agency should be empowered to maké periodic

inspections of all septic systems in order to assure

that they are properly maintained.

The Planning Commission recommends that before any septic

tank enforcement program is started, low-interest loans be made

available to eligible homeowners, to asgsure that residents will

‘not be forced to leave, due to the inability to make improvements,

The Planning Department staff in its report to the Planning
Commission, made the following additional recommendations, if
individugl septic systems are to be employed as the long-term
waste disposal method for Black Point. These were also endorsed
by the Regionai Water Quality Control Board:

1. For flat parcels, 3/4 of an acre should be the minimum
parcel size and parcel size should be increased to 2
acres minimum at 25% slope. It is not appropriate to
use septic systems on parcels below 3/4 acré or where
drainfield slope exceeds 25%.

2, A septic tank maintenance district should be formed to
assure proper maintenance of all operating systems and

should require bi-annual inspections,
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3. Downslope setbacks should be increased so as to insure

adjacent parcels a reasonable use of property.

4. Before approving land divisions/subdivisions and other
development proposals, the location of proposed im-
provements on each parcel and the location of both
primary and replacement drainfields must be shown so
that required setbacks can be assured.

5. To insure alternate closingand resting, a dual valved
drainfield system a&d a reserve area for an equivalent
replacement field should be shown.

6. When considering "engineered" systems that are proposed
that would substantially modify these requirements, a
performance bond that has sufficient funding to remed§
2 health hazard for a 5-year period should accompany

the application,

The Board of Supervisors has referred these findiangs and
recommendations from the Cumulative Impact Study to the Depart-
ment of Public Works for cénsideration of revisions of Chapter
18.06 of Marin County Code, dealing with individual Sewage

Disposal Systems.

The Novato Sanitary District is planning to phase out the
Bahia treatment plant and build a pump station and pressure
pipeline to the Cregt-School intersection, thence down School
and generally along QOlive to the Novato treatment plant. The
District plans the trunk line as a high pressure main, to

I3 » +‘ -
which local service connections would not be possible.
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Recognizing the difficulties which would likely be en-
countered if a septic tank maintenance district were formally
propqsed for the)Blaék Point area, it is conceivable that a
major bverhaul to the ekisting septicg tank statutes maintained
by Marin County could include a requirement that 21l septic
tanks be subject to bi-annual inspections. Currently, only
on-site systems installed since 1971‘are subject to reinspection,
and it is presumed that many septic tank systems installed
pricr to thét date might be operating improperly. Were all
systems subject to inspections, such problem systems could
be detected and remedial action taken. There are, however,
substantial cost implications to amending this requirement.
Obviously, the number of septic tank field inspectors would
have to be increased. The ability of the County to assume
additional staffing costs in light of current financial
constraints is difficult to assess; were such an amendment
advanced and adopted, such revised regulations would be appli-

cable on a Countywide basis.

4, Communitv Facilities:

For years, the old Black Point Inn served as a foecal
point for the community. In addition to its primary function
as a place to eat and drink, it also served importantly as

a place for community gatherings,

Because there are no schools or other government buildings

within the Planning Area, it was the only place for gatherings
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of any magnitude. Since its destruction by fire, community
meetings have by necessity been held in the basements, garages,
family and living rooms of the residents. Large meetings
cannot be conducted within the community and, instead, are
held in school facilities in the City of Novato. The Black
Point Improvement Club, one of (if not) the oldest such
organization in the State, has slowly been accumulating funds
for the ultimate purpose of constructing a multi-purpose com-
munity center. However, high land and constructigp costs

tend to thwart the earnest efforts of this organization.

When the original draft of this Plan was published, it
was suggested that a site for a community gathering facility
might exist at the westerly end of the public boat ramp park-
ing lot immediately south of the Highway 37 bridge structure
over the Pétaluma River. An opportunity for joint use of
this facility still prevails. Additionally, through tHe use
of Housing and Community.Development Act Block Grant funding,
‘an alternative site located within the old Black Point area
has been suggested. Located off Grandview Avenue and down-
sloping towards the unimproved right-of-way of Mistletoe Road,
this site would offer good convenience to the residents of
old Black Point and reasonable convenience to residents whose
homes are located in the northerly component of the Planning
Area. However, due to its steepness, the development of off-
street parking facilities to support a community gathering

facility would prove extremely difficult. This same site has
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been proposed for residential development and various pro-=
posals to accomplish this goal have been submitted to the
County Planning Department. Actual development for resi-
deptialﬂpu;poses hag been deterred due to the applicability
of the interim ordinance previously discussed. Perhaps HCDA
funds which are available for acquisition of this difficult
gsite could be used for the same purpose should this site not

be acquired.

Since the destruction of the historiec Black Point Inn
by fire a few years ago, there has been absolutely no public
or quasi-public place for the conduct of either public
meetings nor for social and/or local cultural events. Meetings
for groups such as the Black Point Planning Group have of
necessity been conducted in the limited confines or resi-
dential garages or family rooms. The size of such rooms has
frequently limited attendance. Even.the Marin County Planning
Commission ig their deliberation of the Balck Point Community
Dlan has found itself reliant upon either Civic Center faci;
lities o¥ those of a comparable nature found in the City of
Novato., It is conceivable that a permanent community
structure could accommodate a myriad number of uses, limited

in scope only by the local residents desire to utilize the

building.

Local active recreational opportunities are limited due
to the general absence of school playgrounds and other sites

‘to accommodate traditional activities such as baseball,
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baskeéball, etc. As the area continues to experience resi-
dential development, local streets have experienced increased
use as playfields, a forced and not necessarily desirable
alternative to defined and developed playfield areas. More-
over, as equestrian activities increase in popularity, and

in the absence of any defined and separated equestrian trail
system within the Planning Area, use of the same streets for
horseback riding purposes has accelerated. The results of
this situation are less than desirable at best and hazardous

at worst.

The Petaluma River offers varied recreational activities
including boating and fishing. Its presence adjacent to Black
Point gives Black Point the unique status of being the only
river sited community in all of Marin County. The importance
of this natural resource for both recreational and visual
purposes is a key element in giving Black Point a unique

“identity.

5. Local Government:

As is evident in the previous portions of this plan, Black
Point receives its services through tax paymentg to various
special districts and to the County of Marin. There is no
special district coincident with the overall boundaries of
the Planning Area. While residents of the Black Point area

have not expressed a particular desire for incorporation as

a city, there is general feeling against total or incremental




annexations by the City of Novato. The recent passage of the

Statewide Proposition 13 property tax reform initiative may
have bearing on both the annexation policies of the City of
Novaéo and'upon any efforts to establish a locally elected
distfict covering Black Point. TFor example, while a majority
of voters within the Planning Area might approve the establish-
ment of a local district, current regulations would require a
two-thirds majority of all registered voters within such a
distric; in order to establish a tax rate. Likewise, the
financial coanstraints on thé City of Novato through the same
initiative will likely diminish the furtherance of an aggres-
sivexénnexation campaign in the Black Point area. With sub-
stantially reduced property tax resources resultant from Pro-
position 13, the capital improvement funding capability of
the County has been sharply curtailed. Previously stated
local community goals such as the development of an equestrian
traii system will continue to.receive governmental moral sup-
port bit the funding to achieve such programs is probably no
longer available. The Black Point area cannotlexpect to see
increased public services provided by special disﬁricts

which serve the community. For example, the fire fighting
ftraining center located on Atherton Avenue which c¢ould be
further develaped as a local fire station to improve response
time to the area will undoubtedly remain a training center.
Restrictiﬁns on revenue generations through property tax in-
creases prevent the funding of both capital improvement pro-
- jects, i.e., new fire stations, as well as the manpower to

maintain such stations. Proposition 13 will, therefore, have
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a profound effect upon Black Point,.

6. Policies, Programs, Impsacts and Mitigation Mdasures:

Public Services

1.

Seek approval from the County of Marin to construct

a locally financed community center on lands loqated
adjoining and west of the County installed and
maintained boat ramp parking lot south of Highway 37 -
Petaluma River Bridge.

Impacts:

Excepnt for short term impacts associated with the
coﬁétruction of a community center at the requested
location were this policy recommendation accepted,
i.e., noise, dust, limited use of energy to power
mechanical devices, ete., no adverse impacts are
identified, The actual establishment of a community
center to provide a local place for community meetings

will likely create positive social impacts.

Mitigation Measure:

None necessary. v

Establish a locally represented citizeﬁs'.advisory
group to perform such diverse functions as advising
the County on land development proposals within the
Planning Area; and maintaining open lines of commu-

nication with nearby political subdivision such as
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the City of Novatc on issues such as the Pleasure
Faire, preservation of the flood plains as open space
and the future use of Hamilton Air Force Base, and
the  County of Sonoma relative to present and futﬁre
land use policies on the cast side of the Petaluma

River.

Impacts:

The establishment of a local citizens' group and its
formal recoénition by the County of Marin would not
in itselfvéreate any adverse impacts. Indeed, the
work of such a group could conceivably help assure
and maintain the integrity of the Black Point area as

a rural residential area.

Mitigation Measure:

None necessary.

Work with the City of Novato and the Marin County
Local Ageﬁéy Formation éommission in developing and
establishing either a Sphere of Influence for Black
Point into which annexations by the City of Novato
would be prohibited, or seek the development and
establishment of an Urban Limit Line surrounding
Novato beyond which the annexations into Black Point
would be barred.

Impacts: ) .

The establishment of a Black Point Sphere of Influence

is viewed as a positive impact in that piecemeal and
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premature conversion of rural lands to urban use
would be eliminated. Costly extensions of the infra-
structures necessary to support urban development,
i.e., water mains-and roadway widening projects could
thus be avaided or substantially minimized. Morsover,
the establishment of such a Sphere of Influence would
prove beneficial to the taxpayers in the City of
Novato as well.

Mitigation measure:

None necessary.
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CIRCULATION

ROADS AND STREETS:

The Black Point area is preseﬁtly served by two access
roads: Highway 37, a limited access divided highway maintained
by the State which traverses the Planning Area on an east-west
route and designated by the Novato General Plan as a2 scenic
highway; and Atherton Avenue, County maintained and designated
28 an arterial road by the Marin Countywide Plan and travers-

ing the Planning Area on a north-south route.

The remaining streets and roadways within the Planning Area
fall within the classification of Residential Roads or Resi-
dential Cul-de-Sac Reoads. As is evidenced in the Roadway
Status Report fouand within the Appendix of this Plan, few of
the existing roads currently meet existing County standards,

and many roads and streets are not publicly maintained.

While the School Reoad/Crest Drive thruway, Harbhor Drive,
Grandview from the junction at Harbor Drive to the\pilltop
at the Liebert Gates are County maintained, Iolanthus, ex-
tending from Grandview and providing access to the Gridiron and
to Day Island is not a publicly maintained road. Some streets
such as Cedar, Mistletoe, San Rafael and Bay View exist on
paper only. The situation is particularly acute in the
Gridiron area where streets were platted without regard to
topographic conditions, Although it would be highly desirable

to upgrade the substandard streets and roads within the
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Planning Area, local funding assistance for such a major pro-

gram is not (nor is it likely to become) available. There-
fore, any upgrading of such streets and roads will continue to
remain the responsibility of thé'owners cf the adjoining' -
parcels. Were such roadways brought up to prevailing County
right-of-way and improvement standards, the County might con-

sider accepting the roads for public maintenance.

Becognizing that the Black Point community is experiencing
new development and growth, newly proposed streets and road-
ways can be designed to meet current County standards as pre-
scribed by Section 24,04 of Title 24 of the Marin County Code
regardless of whether such roadways are to be offered for
public dedication or to be maintained as private streets. As
cited earlier in this Plan, the nature and design of both old
and new roadways has been a grave concern of the Novato Tire
Protection District. New roadways within the northerly com-
ponent_of the Planning Area extend.up and down ridgelines and
end in cul-de-sacs. These new roadways are generally fairly
narrow in width in comparison with the density and traffic
that the present zoning could produce., In the old Black Point
area, the main road providing access to the area (Grandview)
is also relatively narrow and circuitous. Once past this
bottleneck, the'situation further erodes within the Gridiron,
where gradients sometimes exceed 25% and where paving improve-

ments are non-existent.



A long desired community goal to minimize part of the
area's access and circulation problems has been the use and
development of the Mistletoe right-of-way as a secondary or
one-way couplet access to old Black Point. Although develop-
ment of th?s right-of-way can be accomplished, there exists
virtually parallel and partially within the Mistletoe right-
of-way a seasonal water course. Because of this natural coﬁn
dition, future improvement of the Mistletoe right-of-way could
prove extremely expensive at both design and construction
Stages. An alternate route using the existing rights-of-way
of Beattie and Murphy Lane plus a connection in between could
become the major two-way access to old Black Point. This
alternative was also identified by the Planning Department in
its overall review of the Gridiron area in old Black Point.
That study suggested that Oak and Laurel be linked about 250
feet above the San Rafael right-of-way and that cul-de-sacs
suitable for fire protection vehicles be developed at the ends

of Norton, Holly and Grandview/Mistletoe.

WATERWAYS :

The Petfaluma River located on the easterly boundary of the

Black Point Planning Area, is one of four (4) navigable rivers

in the State of California. Until the early 1550's, the

Petaluma River (then called Petaluma Creek) was used extensively

for marine navigation and commerce. The river steamer “Gold"
made a nightly run between San Francisco and Petaluma convey-

ing passengers, eggs and chickens until 1952, for example.
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Today, however, although the Biver channel is maintained by

the Army Corps of Engineers, the waterway is used by pleasure

craft primarily. To accommodate the needs of boaters, the

County has installed a boat launching ramp alongside the

Highway 37 bridge, a facility which enjoys substantial public

usé. Across the river and located within Sonoma County is

th; Shellmaker project. Developed in recent years as an in- ‘
dustrial/commercial and recreational project, the shoreline -
and adjoining marsh have been substantially altered. Visible
from Black Point; the project has long been of grave concern'
to residents of the community. In addition to visually im- °
pacting Bléck Point, increased marine use of the river could
have a degrading impact upon the waterway. High speed boat-
ing activities could create wave actions which could degrade
the surrounding marshy low-lands as habitat areés. The noise
alone from high powered watercraft can disturb the habitat

value of this area.

River commerce and cargo volumes (approximately 300,000
tons annually) on the river consist primarily of sandy gravel,

shell, grain, concrete and petroleum.

RATLWAYS:

Paralleling State Highway 37 on an egast-west route is the
Northwestern Pacific Railroad Line, a subsidiary of the Southern
Pacific Transportation Company. Passenger service on the line
was abandoned decades ago and only freight.service ig current-

ly provided. This railroad provides service to the two



industries located within the Planning Area: a lumber vard
and a beer warehousing and distributing facility. While
serving local Black Point industries, this rail line's

primary importance is its linkage betweenﬂthg Southern Pacific
main line at Fairfield-Suisun City via Shellville to the west
and the entire Pacific Northwest area of California. The
frequency of service on the line varies with lumber loadings
from Northern California and the shipment of goods and materi-
als to both San Rafael and points north., At least two sched-
uled freights pass through Black Point each day. The swing
railroad hridge across the Petaluma River is normally kept in
the open position until approaching trains necessitate its
closure by a bridge tender. This permits unimpeded use of the
river for watercraft and‘prevents unsafe trespassing on the
bridge itself. The horizontal clearance is 110 ft., vertical

clearance is 7 £t. The bridge was built in 1911.

PUBLIC TRANSPORTATION:

Pacific Greyhound Lines provides two round trips daily
between San Francisco and Black Point. 8Stops are located on
Highway 37 at the Atherton Avenue off-ramp for northbound
coaches and at Crest Road for southbound coaches. Bécause of
the limited population within the Planning Area, no bus
service is provided by the Golden Gate Bridge, Hdighway and
Transportation District. Although residents of the area favor
improved transit service, the likelihiood of actually achieving

improved service is remoite at fthis time. Property owners
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within the Planning Area pay the same 5¢ per $100.00 of
assessed valuation as do other property owners within Marin
County for the support of the Marin County Transit District.
Although local Black Pqint residents cannot claim any direct
benefit from the payment of taxes to support local transit
services, increase in poﬁulation resultant from the build-
out of the Black Point Community might ultimately warrant an

extension of local transit service to the area. Should im-

proved public transit be extended to the Black Point Planning
Area along the Highway 37 corridor, it would be appropriate

to introduce a limited number of parking gspaces in the vicinity
of bus stops for the benefit of commuters. However, because
the introduction of such improved services in the future can-
not be reliably predicated, the exact location of such support
parking facilities cannot be quantifed as to the exact number
of spaces nor as to the precise location of such support faci-

lities.

TRAILS:

As noted sarlier, as the Black Point Community continues
to develop, the need for an equestrian trail system will
escalate. While the community has expressed a strong desire
for the introduction of such a trail system into the communiéy
via its public opinion survey, the funding capability of the
County to undertake such a project remains remote. And be-

cause most roadways have been laid out along narrow Qnd steep
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ridgelines, the ability to secure additional right-of-way

widths to accommodate an equestrian trail becomes difficult.
Further, the subdivision of undeveloped lands into standard
residential sites further prevents the establishment of inte-
grated open space areas where equestrian activities could
otherwise occur. The establishment of any trail system will
therefore of necesgsity involve the willingﬁess of concerned
and affected property owners to grant equestrian rights~of-way

to one another in order to develop such a trail system.
A

POLICIES, PROGRAMS, IMPACTS AND MITIGATION MEASURES:
CIRCULATION

1. Request the Marin County Department of Public Works to
undert#ke a specific design and engineering study for the
establishment of a new roadway serviang the Gridiron area
using the "paper” right-of-way of Mistletoe Avenue. Were
it proven feasible to develop this right-of-way, Mistletoe
and Grandview Avenuss could function as one—wa§ couplets
to serve the old Black Point and Gridiron areas.

Impacts:
The full impacts and necessary mitigation measures of
this policy would have to be fully addressed during and

after design phase and prior to any construction activities.

2. 3Seek as a long-term goal the €stablishment of regular com-
muter bus service from Black Point to San Prancisco and

points. in Marin County when the population of the community
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increases sufficiently to create a reasonably economical

patronage level.

Impacts:

The fﬁture introduction of commuter bus service to and
from Black Point will diminish reliance upon the private
automobile and therefore will have a saluto%y impact
upon the conservatién of automotive fuel, a National rs-

gource in critical supply.

In order to maintain the rural character of the Planning
area, new streets and roads should be developed at the
minimum scale commensurate with anticipated traffic pro-
jections and for fire protection purposes.

Impacts:

Minimizing roadway improvements in the new developments
will diminish the extent and degree of environmental

damage to presently undeveloped areas. However, the intro-
duction of new roadways carries a secondary impact when
homes are constructed on parcels served by such new road-
ways, Removal of trees, grasses and allied vegetation and N
the disruption of habitat areas are direct impacts of such
development.

Mitigation Measures:

Reguire the clustering of new dwellings to minimize the
length of new roadway,; require the preparation of Environ-
mental Assessments prior fto the development of new roadway
proposals to avoid to the extent possible identified

habitat areas or areas of geological instability.
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1

Retain the Marin Countywide Pian designation of Atherton
Avenue as an "Arterial Road" with eventual improvement as
a two-lane road using County funds. Until a more compre-
hensive traffic study is done, no.new traffic lanes or
turning lanes should be added. Designate Crest Road as=-"
a Residential Feeder Road terminating‘at the intersection
of School Road and Anton Way; designate all other streets
and roads within the Black Point Planning Area as either
"Residential Road" or "Residential Cul-de-Sac Roads."
Impacts:

The designation of Atherton Avenue as an "Arterial Road"
was based upon existing and projected traffic volumes.

It is already bei;g used at this level of service. A
reduction in the level of improvement without a decrease

in projected traffic would result iﬁ increased level of

exhaust pollutants.

Require as a condition of development within the Gridiron
area the improvement of interior roadways subject to
further analysis by the Public Works Departmeﬁt. Cul-de-
sacs near the ends of Norton, Holly and Grandview/Mistletoe
should be given priority consideration.

Impacts:

Roadway imﬁrovements as outlined in fhe above policy are
intended as mitigaticn measures to a presently precarious
situation which prevents the Novato Fire Protection

Digstrict from rendering adequate fire protection services,
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Short~term impacts associated with this poliecy ineclude
noise and dust from construction equipment and negligible

use of non-replenishable fuels.

Maintaip the existing service road which extends around
the base of thehGridiron area as an alternative emergency
route for both residents of the area, for emergency ser-
vice vehicles, and for potential uée as an emergency exit
from the adjoining Pleasure Faire property.

Impacté: '

As this roadway exists, no impdcts are associated from its
designation as an emergency route in the event of fire or

similar disaster.

Upon further development of the Bahia area in the incorpo-
rated area immediately north of Black Point, seek the con-
nection of the twoe stub ends of Crest Road in the northerly
component of the Planning Area to serve only as:

a. Emergency services roadway for fire protection

vehicles.

b. An equestrian and pedestrian trail.
It should be clearly stated that the plan opposes any con-
nection of these two roadway elements as a normally
travellied vehicular route. Such a change coﬁld present
untenable traffic burdens on the oiherw;se rural character

of the aresa.




Impacts:

Impacts associated with the creation of an emergency
services and pedestrian/equestrian‘link between the
presently unconnected ends of Crest-Road are viewed as
mitigation measures to the existing absence of fully
adequate fife protection circulation routes and to the
absence of pedestrian and equestrian trails within the
Planning Area. The short-term impacts associated with
the actual development of this connector for specialized
purposes is far outweighed by the positive benefits which
would accrue to the Planning Area as a result of such

Jimprovements.

Request the Department of Public Works to evaluate routes
for additional access between Atherton A#enue and Crest
Road, to improve fire protection access and to help re-
distribute traific destined for Crest Road and the cul-de-
sacs along Crest Road.

Impacts:

Would be determined at the time of specific alignments

is recommended

Where feasible,; developments should include trails for

pedestrian and equestrian use.

Imgacts:

Would be determined as part of evaluation of development

proposals.
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ENVIRONMENTAL IMPACT REPORT SUMMARY

ENVIRONMENTAL EFFECTS WHICH CANNOT BE AVOIDED
ALTERNATIVES TO THE PROPOSED ACTION

SHOﬁT TERM USES

IRREVERSIBLE ENVIRONMENTAL CHANGES

GROWTH INDUCING IMPACTS

ENERGY CONSERVATION MEASURES



Any Significant Environmental Effects Which Cannot Be Avoided

If the Proposal is Implemented:

There are no recommendations in the Black Point Coﬁmuqity
Plan which demonstrate the potential of either major adverse
environmental impact or which cannot be readily mitigated.
The Plan advances few actual projects which involve either
major expeanditures of funds or depletion of resources. The
Plan primarily addresses aspects of form and design of devel-
opment, minor services or facilities which are expected to
enhance the communities scocial environment, ete. The Commu-
‘nity Plan, however, covers a limited area and cannot propose
or seek to implement measures relating to the surroundiang in;
corporated and unincorporated areas. The future of Black
Point as a rural residential community depends as much on the
future of these surrounding lands as it does on the events

which occur/within the community itself.

Alternatives to the Proposed Action:

The Black Point Community Plan is the product of commu-
nity evaluation of alternative means of achieving local goals,
Because the Plan is essentially a series of policy recommend-
ations, it is impossible to dissect the policies as though
they were discrete projects unrelated to one another. Where
a policy has recommended an action with the potential of ad-~
versely impacting the environment, the impacts and options

have been defined and identified. The alternative of "No
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Project", i.e., no Community Plan, would result in the
maintenance of current policies, programs and regulations
which presently govern the communify, contrary to the stated
goals of the residents ﬁnd property owners within the commu-

nity.

The Relationship Between Local Short Term Uses'of Man's

Environment and the Maintenance and Enhancement of Long

Term Productivity:

The recommendations of the Cdmmunity Plan are designed to
benefit the local community and its physical environment.
Community goals expressed in the document reveal an interest
in improving conditions and the physical environment to both
enhance 1its value to wildlife and people. Certain proposals,
such as the creation of a new roadway using Beattie connected
to Murphy Lane via a new right-of-way for ingress and egress
to the old Black Point area, have the potential to adversely
affect the environment as well as benefiting the environment.
The degree to which adverse impacts can be avoided depends
upon the actual design of the projects. The community will
have to weigh the advantages of these projects against the
specific impacts in order to determine the balance or ulti-

mate beneficial effects of the projects.

Anvy Irreversible Environmental Changes Which Would be Involved

In the Action Should it be Implemented:

‘"The implementation of the Plan policies contained within

this document would irreversibly commit only minor resources
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(only a Countywide or Regional scale) such as construction
materials for the recommended projects. Most policies are
conceptual and direct programmatic changed inveolving little

or no physical effect on the environment.

The Growth Inducing Impact of the Proposed Action:

The Community Plan is a series of policy actions rather
than a proposed action, and has the potential of directing
and guiding community growth. Numerous externalities (in-
cluding public aéencies and economic factors) will directly
influence the actual implementation of the Plan and deter-
mine the rate at which the community grows and changes. A
general stabilization of land use policies and regulations
resultant from the Plan could stimulate interest iﬁ additional
development, but recognizing the limited amount of undeveloped
large parcels within the Planning Area suitable for conversion
to residential development, future growth will generally be
limited to "in filling" areas, growth inducing impacts or

the Plan itself will be negligible.

Energy Conservation Measures:

Only a few of the pclicies and programs advanced in this
Community Plan relate to the utilization of energy. Implement-
ation of the Plan wili result in no significant utilization or

congservation of energy.
|
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APPENDIX

CITY COCLLCLIL OF THE CITY OF NOVATIO ~ ;. <

L - M , -
L. hhzde e
QRDIMANCE WO, 770
AN ORDEINANCE OF THE CITY OF NOVATO ADOPTING THE LIVING HISTORY CENTE
MASTER PLAN TEXT AND MAP IN ACCORDANCE WITH THE REQUIREMENTS OF THE
CITY OF HOVATO ZONING ORDINANCE {ORDIVANCE ¥0. 8) AND THE CONSEZRVATION
AND PLAMNNING LAW OF THE STATE OF CALIFORMNEA

THE CITY COWNCIL OF THE CLIY OF fOVAfO DOES QRDAIM AS FOLLOWS:

SECTICY !: The Ciry Planning Commission on Movaember. 7, 1577, did approve
the Living Hiscory Cemcre Mastar flan consisting of Master Blan and texrs exhibits
prapared by Garraci Eckbo & Associates, daced September 30, 1977.

SECTION 2: The Cizy Council has raviewed said written Master Plan Text and
Hap, hald a public hearing ther=om, and zmade the follawing Sindings:

1. Thac che zasger glan is in conformance with zhe apnlicablz goals and
. policias af tha Novato Gemeral ?lan.

2. That the master plan complies with the use limirarions of the spacific
Planned District %o which it rslages,

3. That the provosed devalopment can be adequataly, reasonably and conve-
niently sarved by public services, public coanvaniencas, public utili-
ties and public faecilities.

e That the develdpment concepts are r2asonably sulfad to the specific
charactaristics of the site and cha surrounding neighborhecod.

SECTION 3: The Council of fhe Cicy of Movato does hersby approve and adops
sawe as the Living History Czatra Master Plan subjact to the following condi-
tions:

See attached lisc E-1§

SECTION 4: This ordinance shall be publishad aonce im zhe Yovaco advanes, a
newspaper af general circulatiom, published In tha City of Navato wichin f£ifresn
(15) days aftar its passage and adoption and shall go inco effsec thircy (30)
days aftsr the daca of itz passage and adoprion.

& X * * *

THE FOREGOTNG ORDINANCE was Eirst read at a vegular meeciag of the Novato Cigy
Council on the 13th day of Decsmber, 1977, and was passed and adoazed at a
regular meeting of :he Yevato City Council on the 10th day of January

by the following vora

ATES: Counail Meubars YORYE, STOCKWELL, WILHELM, MILANO
NOES: Caurteil Membars BURKE
ABSENT: Council Members NONE

/s/ David Milano .
Mayer of the City of Movatg

Attest:

/s/ Paggy Lehizh Apotovad as to form:
Cigy Clark of che City of Novata

[sf Clark Paimer
Clark Paimer, City Aczocmey

-
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LIST OF CONDLTIONS

The master plan for the Living History Centre consists of the following:

a.

b, -

A serc of graphic exhibits, including Sheet 6, entitied "Living History
Cantre Proposed Masear Blan" prepared by Garrest Eckbo & Associacaes of
San Francisco.

A master plan taext suritled "Living Hiscary Cencre Mascer Plan" dated
9/30/77, also prepared by Garratt Eckbo & Assoeiates.

Only those aceivities described ip the masear plan text shall be considered
allowable uses for che opropercy. Prior to use of the property for any
activities (with the axception of agricultural production, routine mainge-
nance, and sscurlcy) a precise devslopment plan, providing a dacailad
description of an activicy or group of activicies, including all requirad
support systams and utility improvements, shall be Eiled Eor review and
approval by the Novato Planning Commission,

The follewing limitations and procedures apply only to zajor svents, definad
2s thosa activities wich maximum daily actcandance in excess of 2000 peopla:

a.

Thera shall be a maximum of two (2) major events during the calendar
year. One event shall be limited to four consecufive waeckends plus
ona weakday holiday, and the other shall bde limitad to six consecutiva
wagkends plus one weekday holiday. Should an event be cancellad on
one or mora days due to inclemant weather orv othar comparablsz circum=
stances heyoud the control of the applicants, ane addirional weekead
(two addicional days) may be allowed immediacaly following the evenc.
Criteria by which this allowance may be made will be askablished
through pracise plan apuroval.

Precise development plans for ®major avents shall be submitrad fox
final approval at a public hearing bafore the Movato Cigy Council
following hearing by the Planning Commission.

Pracise development plans for major avents shall include an Oparacions
Plan, deseribing (through the use of text or graphics) those aspects
of the avent which require pariodic monitoring and adjustment to
assure acceptable impacts for the surrounding community. The Opera-
‘tiontg Plan shall be composed of the following eslsmencs:

1 A program o wmanage traffic zenerated by the event both on-sits
and at the Atherteon freseway intarchangs. This program shall be
submitted for veview and comment by the Novate Planning and
Publis Works Departments, CalTlrans, Califoruia Highway Patrol,
and Nerthwestern Pacific Railroad., Off-site road improvements
may be required by the City to ensurs traffic safety.

2) A fize safaey plan with proposals to ensure an aeceptable risk
for the avent as determined by the Hovate Fire Distrier and
Novato Flaaning Department. Proposals may be requirad to include
any or all of the following:

a) ¥ire patrol stations and procedures.

b} Firsbreaks and fire roads.

c}  Water supply (main and hydrant)} locations,
d} Crowd countvol measures.

2) -Emergency svacuation procedures.

£} Fire-retardant landscaping and/or irrigatiou.

) Fire-resistive construction techniques.
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' 1) A noise ¢oncrol plan for physical improvements and/or restric-

tions on the conduct of activities to easure that noise impact on
neighboring homes nmests the Neignborhood Sound Environment Goal
for a "rurazl-suburban very quiet'" neighborhouod in the Novato
General Plan. 3Said plan shall fnclude methods by which noise

. levels can be monivorad and whe will perfomrm such monitoring.
Exceptions to the General Plam noise standard will be made only
for noanrseurring sources related to required improvements (such
as construction of the 8-inch water main in 1977).

4) Dust control procedures which may include paving or periedic
surface treatment of roads and paths, scheduling of searvice
vehicles and safery patrols, and revegetation of exposed soils.
Such procedures shall ensure that airborne dust generated by che
avent dees not reach a level that is visyally apparent from

, neighboring homesites.

5) A camping plan establishing the location, maximum area, and
number of temporary campsites for event participants which de-
scribeg in derail the improvements necessary to meez the Haalth
and safaty requirements sstablished by the California Department
of Housing and the Marin County Division of Envirommental Health.
The camping elemenc shall also include a statement outlining
tiles and regulations to be enforced wich regard to all campers
Lo prevent potentiszl security, neoise, and safeaty problems.

87 An attendance contrel system ensuring thas mawimum daily attend~
ance levels, to be established by precise plan approval, are
adherad to; said system to imclude a method by which attendancs
levels can be reascuably wonitored.

7) . Other control mechanisms which may require periodic review and
adjustment, as deemed necessary by the City, to ensure acceptabls
enviroomental impacts on the Black Point neighbarhood from the
subject avent.

Unless this requirement is waived by the City Council as provided
below, the Operatioms Plan for each major event shall be submitnad,
aach year after the initial precise plan approval, for review by the
Novate Zoning Administrator to ensure continued acceptable impacts on
the surrounding community. Such submittal shall be made at least 150
days prior to the planned commencement date of the event.

The Zoning Administrator shall comsider the Operacions Plan as a
regularly scheduled public hearing and shall give notice thereof to
affected public agencies and the Black Point Improvement Associatiom.
His consideration and action shall be based on envirosmmental impacts
of the past year's event as well as any modificarions to che Opera-
tions Flan proposed by the applicant. The Zoping Administrator may
continue action on the Operacions Plan pending the receipt of addi-
tional data, modification of the Plan, completion of physical oa-site
improvements, or receipt of reasonable assuracce that such improve-
ments will be completed., However, if the Zoning- Administrator does
not take action to approve ox disapprove the Operations Plan at least
75 days prior tg the planned commencement date of the event, the
Operations Plan shall be deemed approved. The Zoning Administcracor
shall act to deny the Operationms Plan only if he determines that the
egvent as proposed camnot de conducted without chreat of material
injury or loss to persons or property. If the Cperations Plan is
denied by the Zoning Administrator, the applicants may resubmit the
?lan in order te demonstrate compliance with the Zouing Adminiscrater's
requirements or they may appeal the action of the Zoning Administrator
to the City Council, The City Council shall act upon such appeal no
later than 50 days prier to the commancement of the event.

If the requirements of the applicable precise development plan or of
the QOperaticns Plan are materially breached during the course of the
event (as determined by the Zoning Administrator) the City will
require immediate correction and may seek injunctive relief secking
corrective remedies and/or discontinuation of all or a portisn of the
avent. Failure to meet amy requirements of the precise plan or Cpera-
cions Plan will be considered im reviewing the following year's Cpera-
tions Plan and may alsc consticzute grounds for reevaluation of the
precise plan by the City Council.
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This requirament for raviaw and approval of a particular Operacioas
Plan by the Zoning Adoinistrator may be ramoved by che City Cauacil at
any future tima should the Council determine chat such periodic moni-
coring is no longsr necaessary Lo protect the public. Subsequent

avents shall contiaue to be subjecs to the provisions and raquiremencs
af che pracisa plan and lLatast applicabla Oparaticns Plam. Any @odifi-
cagioas of the sven:, howaver, shall be submittad to the Zoning Admini-
strator who may taquest the City Council to resenstasa the aniual
approval process Co e2nsura acceptable community impact.

Pracise development plans for amy activity may be raquired to contain aay
or all of the followiag types of information:

-a,» A study prepared by a naguralist, biologist, or similarly qualiffad

professional describing impacts on exlscing vegstarion and agricul-
tural production from the proposed use including soil compaeticn,
drainage, grading, and tree removal. The study shall includa ramadias
for any adverse impacts reporzed.

b. A detailed archasclogical recoanalssance of arsas encompassed by the
precise plan prapavad by a qualified archasologist to includz ramedias
for any adverse impacts.

c. A detailed soils raport prepared by an engineering geologist for those
arsas proposed for significant physical improvament av gradiag to
include remediss for any gealaogic, soils, or salsmic hazards rejortad.

d. A plan for provision of all utilitias raquirad for the propgsad acti-
vities based on information provided by utility agenciss. Geility
improvements may be phagad based an 2 spacific schedula sst forth in
the pracise plan text and aporoved by said agencies.

The firsc preciss plans describing a major event shall include che follow-
ing: ‘

a, A detailed plan and phasing schedule for on-site circulation improva-
ments to include construction of 3 paved road from projact antrance to
projaect exlt (wich the exception of streets within pazking areas),
construction of a bus driveway and bus parking pad, construczion of a
continusus hike/pedescriag trail from projeet sntrance to tha event
site, and improvement of a service rodd to the sntrance of the evenc.
Improvements shall be dasigned in accordance wizh requiremenzs of tha

. ¥ovato Public Works and Plamming Departments, basad on the Novato
Davelopment Standards Ordinance. Phasing of coastruction for said
improvaments shall ba datarmined through the preciss development plan
approval process. The €iry reserves the vight to require addictional
cizculation improvemenss necessary to suppart activitias proposed in
subsequant precise development plans, including surfacing of service
and emergency roads to limic dust geseration and to facilitate emer-

_%7gency access. Should a public crossing of the MNorthwestarn Pacific
Railroad he required ay o Tesult of traffic cauged by Living History
Centra activities, the owuers of the Living History Csntre shall bear
the total cost of such comstructiom.

b. A landscape plan and phasing seheduls for landscape installation,
preparad by a registersd landscape architvect, to inelude sgrsen treak-
ment of parking, service, maintenance, and camping arsas; definition
of site entrance and entrance to major svent araeas; and revegatation
of pregraded or newly graded areas. Materials chosen shall extend
nacive planting wind-row planting typleal of agricultural uses in &his
area. Phasing of landscape installation shall not extend beyond thrae
years frem the date of precise plan apptoval. Landscaping beyond the
scope of this plan may be required wich subsequent precise plan ap-
provals.

Pracisa development plans for activities requiring significant physical
imptovemencs in the Early Califormia History Site shall include enginearad
plans for recontouring the quarty site to natural-appearing topography and
plans for revegetarion of axposed slope areas supplemental te the landscape
plan requirad under Condiciom 3.




10.

11.

12,

13.

14,

13.

- S
" i "

Precise davelopmant plans proposing building construction {other chan
temporary avents orf maintenancs structures), grading, landscapiag, or
significant siganing shall be submitted for review and approval of the
Novato Plan Review Committee based on considerations contained in the
¥ovato Zoning Ordinamece (Chapter 3.17) prior to issuance of building,
grading, ot sign permits,

Camping area designacions shall be deleted from the master plan exhibit.
Camping areas will be approved based on information contained on the camp-
ing element of che Operations Plan for major events or with precise plans
for other activities ineluding a camping function. In oo case shall the
tocal number of tent or RV campaites combined exceed 50 at any given tima.

Permanent staff camping shall be located and déscribed in the first sub-
micted precise plan. It is the intent of the mastar plan to have staff
camping replaced by parmanent ou-site housing for full-tigpe staff. A plan
and schedule for coaversion te such housing shall be submizted witkh precise
plans for the first major event. Should the applicants be unable or un-
willing to convert staff camping to permaneant on-site housing within a
reasonable time peried, the staff camping area must be removed.

Permanent structures may be locatad within the 100-year floodplain or on
bay mud strata only if it can be demonstratad that foundation and building
design incorperats suitable engineering techniques to ensure acceptable
risk to 1ifz and proparty for the range of uses proposed as determinad by
the Novato Building Inspection Division and Public Works Deparcment and the
Marin County Flood Control District,

Ouwners and applicants are advised that compliance with requiremenzs and
conditions lisced does not relieve them from compliance with provisions of
all applicable Ciry ordinances and regulatjons or with requiremsnts of
other agencies having authority over proposed activities.

Following a period of thrae years from ordinance adoption, the City Council
may initiat2 reevaluation of any or all activities of the master plan for
which precise plams have not been approvad should circumstances have changed
such that these elements are no longer in conformance with community goals
and policies as stated in the Novato General Plan.

The Nova Albiga site and use shall be deleced from the master plan and
text., This area may be urilized for expansion of the Early Czlifornia
History site, the Adminiscration conmplex, or private open space with bound-
aries to be determiped at the precise plan stage.

The first precise plans describing a major event shall centain a cost/bene-
fir analysis of a new project access from Highway 37 at the southwest
corner of the property.

The precise plan for the Renaissance Faire shall'include proposals o
reduce peak hour traffic volumes which may include ravised exiting procedures,
variable ticket prices, and scheduling of events within the Faire: i

¢
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APPENDIX 2

SUMMARY GF POLICIES AND PROGRAM RECOMMENDATIOMS ~ BLACK POINT COMMUNITY PLAN

RESIDENTIAL

North Black Polnt: limit development
in accordance with environmental
and service constraints.

Souch Black Point: restrict devel- 2a.
opwent in order ro atzain minimum
lot sizes and public health and

-safety standards.

2b.

COMMERC AL /LIGHT INDUSTRIAL

3.

UR

Encourage resident-serving and 3.
employment-generating development
fn the village core.

Restrict commerclal/recreational 4,
development in and around the
Renaissance Pleasure Falre.

Restrict non-residential, non- 5.
agricultural development across
che river in Sonoma County.

CONSERVATION/OPEN SPALE

6.

Preserve environmentally critical 6a.
areas.
6b.
be.
6d.

PROGRAM

t. Rezone to A-RP-2 with density adjustments to 1 unit/1} acre
if environmental problems are solved on specific sites.

Retain A-2 zoning from railroad through gridiron.

Adopt Gridiron Plan supporting amalgamation of lots
to minimum of | acre, and restricting development
of lots of smaller size, more than 30% slope, and
less than 15 feet In elevation.

Rezone to V-C-R.

Establish a Black Polnt Citizens' advisory committee
to plan cooperatively with Novata, the County, and
with ather pub)lic agencles.

Establish a Black Polnt Cltizeas' advisory committee
to plan cooperatively with Novato, the County, and
with other public agencies,

Acquire Day lsland; prevent intense recreational
development.

implement State protection policies for Petaluma
River wetlands.

Rezone Novato Bay Plain lands and Petaluma River
wetlands to ARP-60.

Rezone publicly-owned property to OwA

RESPONSIBILITY/COST IMPLECATIONS

% County. Budgeted far FY 1378-79
)

J
County. Budgeted for FY 1978-79

County. Greatly reduced value of sub-
standard lots. .

County. Budgeted for FY 1978-79

-

County, City of Novato. MNo major costs.

County, City of Novato. -Ho major costs.

Open Space/Flood Control Districts. Funds
al located.
County, Stare, Project review costs.

County. Budgeted for FY 1978-79

County. Budgeted for FY 1978-79
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RESOLUTICN NG, 78--31

A RESOLUTION OF THE MARIM COUNTY BO0ARD OF
SUPERYV I SORS ADOPTING AMEMOMENTS TO THE BLACK
POINT COMMUNITY PLAN,

WHEREAS: The Maria County Bosrd of Supservisors on
October 3},‘5978 adopted the 8lack Point Community Plan, in s

"accordance with State of €alifornia requirements for denara)

" plans, and

WHEREAS: The Board of Suparvisors on November 7, [978,
requasted the Marin County Planning Commission to consider ini-
tiating an amendment to the community plan, particularly with
raespect to density recommandations for the area north of Routs 37,
and

WHEREAS: The Marin County Planning Commissicon on Novemder 20,
1978, held a duly noticed public hearing on amendments o the
Black Point Community Plan, and

WHEREAS: The Planning Commission did initiate such amend-
ments, with respect to the density for areas north of Route 37,
based on findings oflcommunity character, public services, public
safety, and circulation, and

WHEREAS: The Planning Commission has reccmmended that the
Board amend the Community Plan to orovide for a laower density in

portions of the area north of Route 37, as indicated in the

“Commission's November 20, 1978 Minutas, and

WHEREAS: The 8oard of Supervisors has held a duly noticed
public hearing on December [2, 1978, to consider the proposad
amendment, and

WHEREAS: The 8oard of Supervisors sustains the Ffindings
of the Planning Commission,

MOW, THEREFORE, B8E |T RESOLVED: That the Marin County Board
of Suparvisors doas harsby amend the Black Point Community Plan as
failows:

1} In the area north of Routs 37 and 2ast of Atherton,
eliminate the prevailing A-2:8-3,5-5C No. 2 (Limitad
Agriculture, one single family residence per 30,000
square feet or larger minimum parc2] area) diszrict

classification ia favar of the A-8P-2 (Agriculture,
Residential Planned, 2 acre per dwelling unit minimum

{Contjnued) Page |




parcni arsa) districe ¢lea 2ssifization, excent for

the lowland marsh and tidal &rses of the Petalums
River Bay Plain to the west of the Planning Area,

and except for the Rosewcod Court ared, which is
large]y developed and should remain in the present
zoning. In those sreas where slope of building

and septic site is 15% or less and road concerns and
fire protection are adequate, 2 l% ecre minimum will
be considared, Gross density shali be increased to
na more than one unii per 1} a&cres,

2) In the area west of Atherton and north of Olive
Avenue, now zoned A-2 and A-2:B-%, except for the low-
jand and Rasewood Court arsds noted abovs, the zoning
should be changed to A-RP-2 {one unit per two acres),
with provisions for higher density as id (1) above,
THE FOREGCING RESOLUTION PASSED AND ADOPTED by the Board of
Supervisors of the County of Marin on the _ 12th day of Decembar

1978, by the foliowing vote, to-wit:

AYES: Supervisors: Denis T. Rice, Barbara Boxer, Gary Giacomini, Arnold M,
Baptiste .
NOES: - Supervisors: Bob Roumiguiere

ABSENT}‘.SuperVisors: -

éghaéﬁhgejéﬂ' ﬁL544£:$4<L_

CHATRMAN OF THE SUARD Or SUPERVISORS
COUNTY OF MARIN

Attest:

Dn bty :

Clerk of thne doard

APPROVED AS TO FORM

COUNTY COUNStL'S OF
MARIN COUNTY, CALIF

* * *
BLACK POINT COMMUNITY PLAN AMENDMENT




COARD QF SUPLRVISORS OF THE COUNTY OF MARIN

RESOLUTION NG, _78-Ljk

A RESQLUTION OF THE MARIN COUNTY BOARD COF
SUPERVI SORS ADQOPTING THE BLACK POINT COMMUNITY
PLAN,

WHEREAS: The State of Caliloraia rdguires each city and
county to prepare and adopt & comprehensive long-tarm general plan

for tts future development, and

-~

WHEREAS: The Marin County 8Soard of Supervisors on October 20,
1973, has adopted such 3 general plan, the Marin Countywide Plan,
and

WHEREAS: 1t is the policy of Fhe Marin County Board of Super-
visors and the Planning Commission 55 prepars mores detajled plans

for the uningcorporated communities within the County, and

WHEREAS: The B8lack Point Commuaity Plan was prepzred by the
County Planning Department in close cooperstion with the community
and in consultation with various local, State, and Federal agencies,
and

WHEREAS: The Marin County Board of Supervisors has reviewad

" the environmental impact report for the Black Point Community Plan

certified by the Marip éounty Planning Commission on Qctober 5, 19782,
and ‘

WHEREAS: The 8lack Point Community Plan essentially conforms
with the Countywide Plan, and reflects the important goals and recom-
mendations of the Countywids Plan for the City-Centered Corridor,
although the Board of Supervisors recognizes that in preparing more
detailed community plan certain ﬁinor conflicts and deviations from

the more general Countywide Plan are unavoidable, and

WHEREAS: |n the opinion of the Board of Supervisors the Black
Point Community Plan reflects a high degree of community consensus
regarding the future development and canservation of the Black Point

planning area, and

WHEREAS: The Black Point Commwunity Plan, like any ather

general plan, after {ts adoption shall be From time to fime reviewed,

{1

[




and if necessary, amcnded to adjust the plan to changing conditiong,
and
WHEREAS: The Board of Supervisors on October 31, 1978 hes

held & duiy noticed public hearing on the Black Point Community JQQH

[T

Plan,

NOW, THEREFORE, .BE IT RESOLYED: That the Marin County Board
of Supervisors hereby adopts the Black Point Community Plan as
recommended by the Marin Colinty Planning Commission on October 5,

and ,as amended by Board of Supervisors
1978, and jncluding the following maps:
Existing Zoning
. Slopé .

. Proposed Zoning

. Circulation

THE FOREGOIMG RESOLUTION PASSED ANb ADOPTED by the Board of
Supervisors of the County of Marin on the 3lst day of October, 1978

by the following vote, to-wit:

AYES: Supervisors: Arnold M. Baptiste, Barbara Boxer, Gary Giacom}ni,
Bob Roumiguiere
NOES: Supervisors: -

ABSENf: Supérvisors: Denis T, Rice
&0 (0 aw
pa] “-"“-.--:f‘:\.‘\}-{;:‘-lf%
CHATRMANZOF THE BOARD OF SUPERVISORS
2, COUNTY OF MARIN

e

Attest:

ﬁ%ﬂiﬁ f?lézybﬁ

Clevk of the Board

APPROVED AS TO FORM
NTY COUN S OFFICE

MARIN COUNTY, CALIFORNIA

{2)
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